
 

 

 
 
 

 

 

 

 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

 

 

 

 
 

LEE COUNTY PORT AUTHORITY 

AIRPORTS SPECIAL MANAGEMENT COMMITTEE 

MEETING AGENDA 
1:30 PM 

June 11, 2019 

Training and Conference Center 

Southwest Florida International Airport 

Pledge of Allegiance 

Public Comment on Consent and Administrative Agenda 

Executive Director Recognitions 

Consent Agenda 

Administrative Agenda 

Port Attorney Items 

Airports Special Management Committee Items 

Adjourn 
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CONSENT AGENDA 

ADMINISTRATION – Ben Siegel 

1. Request Committee approve the minutes of the May 21, 2019 Airports Special Management 

Committee (ASMC) meeting. 

Term: 

N/A 

Funding Source: 

N/A 

2. Request the Board approve (1) the FY 2019-20 Lee County Port Authority Budget, (2) the 

Rates & Fees pursuant to the Airline-Airport Use and Lease Agreement for  Southwest 

Florida International Airport, (3) the FY 2019-20 Compensation Plan, (4) the Page Field 

Rates and Fees for FY 2019-20, (5) an average 4% merit for all non-union employees and 

(6)  the authorization for the Executive Director or his designee to make inter-fund transfers 

during the year, as necessary, to maintain proper cash flow. Staff requests tentative approval 

subject to Public Hearings and final Board approval during the month of September. 

Term: 

October 1, 2019 – September 30, 2020 

Funding Source: 

N/A 

3. Request Board approve a “First Amendment to Lease of Portion of Parking Lot at 

Southwest Florida International Airport” with Gartner, Inc. 
Term: 

through February 28, 2022 

Funding Source: 

n/a 

4. Request Board approve a First Amendment to “Land Lease for Construction of Corporate 

Hangar Building at Page Field General Aviation Airport” with Keystone Development 

Group, Inc. 

Term: 

20 years, plus two 5-year extension options 

Funding Source: 

n/a 
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CONSENT AGENDA – Continued 

AVIATION – Gary Duncan 

5. Request Board award RFB 19-12, Operation, Management and Maintenance of a Rental 

Car Fueling System at Southwest Florida International Airport to Swissport Fueling, Inc., 

the lowest, responsive and responsible bidder. 

Term: 

October 1, 2019 – September 30, 2023 

Funding Source: 

General Operating Revenues collected during the normal operations of the 

SWFIA, Account WJ5422941200.503490, Other Contracted Services, contingent 

upon approval of associated annual operating budget.  

6. Request Board approve a First Amendment and Extension to Service Provider Agreement 

for Elevator and Escalator Maintenance and Repair at Southwest Florida International 

Airport, with KONE, Inc., extending the initial term of Contract No. 7511 for a combined 

additional four (4) years as provided for in the original Agreement. 

Term: 

October 1, 2019 to September 30, 2023 

Funding Source: 

General Operating Revenues collected during the normal operation of RSW, 

Account WJ5422941200.503490, Other Contracted Services, contingent upon 

approval of associated annual operating budgets. 

7. Request Board approve, after-the-fact, total project costs exceeding Board approved On-

Call General Repair and Maintenance and Project Services, limited to $300,000.00, for the 

Concourse-D restrooms renovation project in the amount of $170,559.25. 

Term: 

June 1, 2018 to May 31, 2021 

Funding Source: 

General Operating Revenues collected during the normal operation of the SWFIA, 

Account WJ5422941200.503490, Other Contracted Services, contingent upon 

approval of associated annual operating budgets. 

DEVELOPMENT – Mark Fisher 

8. Request Board approve a federal grant (Other Transaction Agreement - OTA) between the 

United States of America, as represented by the Transportation Security Administration 

(TSA), and the Lee County Port Authority for $3,249,358.02 to partially reimburse the Port 

Authority for costs related to the baggage handling system for the Midfield Terminal 

Complex. 

Term: 

N/A 

Funding Source: 

N/A 

https://3,249,358.02
https://170,559.25
https://300,000.00
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CONSENT AGENDA – Continued 

DEVELOPMENT – Mark Fisher 

9. Request Board 1) approve a contract amendment with Kimley-Horn for the design of 

Interim Security Checkpoint Improvements at RSW; and 2) approve a Total Project Budget 

in the amount of $1,727,652. 

Term: 

N/A 

Funding Source: 

Net revenues from the normal operation of the Airport. Account No 

20861041234.506540.30 

10. Approve Letter of Release from the Federal Aviation Administration for parcels of land 

within Southwest Florida International Airport’s inventory, commonly referred to as the 
“Commerce Lakes Parcel”. 

Term: 

N/A 

Funding Source: 

N/A 

PORT ATTORNEY – Greg Hagen 

11. Request Board award RFB #19-03, Sale of Surplus Real Property – Commerce Lakes Drive 

Parcel to 1227 Holdings, LLC, the sole bidder, in the amount of $2,050,000.00 and 

recommend the Board of County Commissioners authorize the Chair or Vice-Chair to 

execute a real estate sales agreement and all necessary closing documents. 

Term: 

N/A 

Funding Source: 

N/A 

https://2,050,000.00
https://20861041234.506540.30
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ADMINISTRATIVE AGENDA 

DEVELOPMENT – Mark Fisher 

12. Request Board accept presentation/information regarding the RSW Terminal Expansion 

Concessions Program. 

Term: 

N/A 

Funding Source: 

N/A 

COMMENTS FROM THE CHAIR OF THE ASMC 

PORT ATTORNEY ITEMS 

ADJOURN 



11. RECOMMENDED APPROVAL

DEPUTY EXEC 
DIRECTOR 

Benjamin R. Benjamin R. Benjamin R. Benjamin R. 
SiegelSiegelSiegelSiegel    

COMMUNICATIONS 
AND MARKETING 

Victoria B. Victoria B. Victoria B. Victoria B. 
MorelandMorelandMorelandMoreland    

OTHER 

N/AN/AN/AN/A    

FINANCE 

Brian W. Brian W. Brian W. Brian W. 
McGonagleMcGonagleMcGonagleMcGonagle    

PORT ATTORNEY 

Gregory S. Gregory S. Gregory S. Gregory S. 
HagenHagenHagenHagen    

EXECUTIVE DIRECTOR 

Jeffrey A. MulderJeffrey A. MulderJeffrey A. MulderJeffrey A. Mulder    

12. SPECIAL MANAGEMENT COMMITTEE
RECOMMENDATION:

APPROVED 
APPROVED as AMENDED 
DENIED     
OTHER 

13. PORT AUTHORITY ACTION:

APPROVED 
APPROVED as AMENDED 
DENIED 
DEFERRED to 
OTHER 

BOARD OF PORT COMMISSIONERS 
OF THE 

LEE COUNTY PORT AUTHORITY 
1. REQUESTED MOTION/PURPOSE: Request Committee approve the

minutes of the May 21, 2019 Airports Special Management Committee
(ASMC) meeting.

2. FUNDING SOURCE:  N/A
3. TERM:  N/A
4. WHAT ACTION ACCOMPLISHES: Approves Minutes for May 21, 2019

ASMC meeting pursuant to Florida Statute §286.011 and LCPA
Policy.

5. CATEGORY: 1.
Consent Agenda

6. ASMC MEETING DATE: 6/11/2019

7. BoPC MEETING DATE:  N/A

8. AGENDA:

CEREMONIAL/PUBLIC PRESENTATION 

X CONSENT 

ADMINISTRATIVE 

9. REQUESTOR OF INFORMATION:
(ALL REQUESTS)
NAME  Ben Siegel

 DIV.     Administration 

10. BACKGROUND:

Attachment: 
ASMC Meeting Minutes - 5/21/2019 - Draft 



 



MINUTES 

AIRPORTS SPECIAL MANAGEMENT COMMITTEE MEETING MAY 21, 2019 

 

 

A meeting of the Airports Special Management Committee (ASMC) was held this date, May 21, 2019, 
in the Training and Conference Center at Southwest Florida International Airport, with the following 
members present: 
 

 
Committee member Dana Carr was absent for the entire meeting. 
 
Randy Krise called the meeting to order at 1:30 p.m. followed by the Pledge of Allegiance.   
 
On file (electronically) in the Communications and Marketing Office: Monthly Project Summary 
Reports for May and the Procurement Status Report for May. 
 
EXECUTIVE DIRECTOR RECOGNITIONS: 
The details of the recognitions are contained in the Executive Director Employee Achievement Remarks 
(Copy on file, electronically, in the Communications & Marketing Department at the Lee County Port 
Authority). 

 
Public Comment on Consent or Administrative Agenda Items:  No public comments on the 
Consent or Administrative agenda.  
 
The following are Consent Agenda items pulled for discussion: 
 
 
 
 
 
 
 
 
 

  

Randy Krise (Chair) 
Robbie Roepstorff (Vice-Chair) 
Noel Andress 
John Goodrich 
Fran Myers 
Scott Cameron 

Randy Krise (Chair) 
Robbie Roepstorff (Vice-Chair) 
Noel Andress 
John Goodrich 
Fran Myers  
Scott Cameron 

None 
None 
None 
None 
None 
None 



AIRPORTS SPECIAL MANAGEMENT COMMITTEE MEETING MAY 21, 2019 
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ASMC MEETING MINUTES OF MAY 21, 2019 - DRAFT 

 

CONSENT AGENDA - A motion to approve the Consent agenda was made by Noel Andress, 
seconded by Fran Myers, called and carried with Committee member Dana Carr absent (6-0). 
 

CONSENT AGENDA ITEMS 
 

ADMINISTRATION 
 

1. Request Committee approve the minutes of the February 19, 2019 Airports Special 

Management Committee (ASMC) meeting. 
 Term: 
 N/A 
 Funding Source: 
 N/A 

 

2. Request Committee approve the minutes of the April 16, 2019 Airports Special 

Management Committee (ASMC) meeting. 
 Term: 
 N/A 
 Funding Source: 
 N/A 

 

3. Request Board approve an “Off-Airport Parking Company Airport Use Permit Agreement” 

with Picoger LLC. 
 Term: 
 month-to-month beginning September 1, 2019 
 Funding Source: 
 n/a 

 

4. Request Board approve a Second Amendment to “Airline-Airport Use and Lease 

Agreement” with Delta Air Lines, Inc. 
 Term: 
 October 1, 2008, to September 30, 2021 
 Funding Source: 
 n/a 

 

5. Request Board approve a “Permit Agreement for Landside Ground Service at Southwest 

Florida International Airport” with Luggage Express RSW, LLC. 
 Term: 
 month-to-month, beginning April 1, 2019 
 Funding Source: 
 n/a 

 

6. Request Board approve a “Lease of Terminal Space at Southwest Florida International 

Airport” with MN Airlines, LLC. 
 Term: 
 month-to-month, beginning May 1, 2019 
 Funding Source: 
 n/a 
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ASMC MEETING MINUTES OF MAY 21, 2019 - DRAFT 

 

 

ADMINISTRATIVE AGENDA ITEMS 

 

DEVELOPMENT 

 

7. Informational update on the RSW Terminal Expansion design (60%). 
 Term: 
 n/a 
 Funding Source: 
 n/a 

 

Jeff Mulder, executive director, presented an update on the RSW Expansion Project (On File). He 

also introduced the design team. Darin Larson – Vice President & Senior Operations Director - 

Intermodal - North America/Project Manager – Atkins; Ron Reitz, Principal, SchenkelShultz; and 

Cathy Roche, Principal – SchenkelShultz. 
 

There were numerous questions from the ASMC members during and after the presentation, all of 

which were answered satisfactorily by Mr. Mulder. Inquiries included tile design elements, colors and 

installation; the hurricane rating of the glass and glazing used for cooling; glare study for pilots; 

meeting target dates; mining impacts on the tile and other design elements; number of TSA walk-

through X-ray machines; the amount of work needed to go from 14 lanes to 18 lanes; Customs & 

Border Protection facilities for general aviation; incorporating shell designs into the new flooring; and 

if the new expansion areas would be representative of Southwest Florida. 
 

Samples of tile, flooring, carpeting, glass, paint and design elements were available for the ASMC 

members. Cathy Roche from SchenkelShultz gave a brief description of the samples and answered 

some questions about materials from the ASMC members. 
 

 

PORT ATTORNEY ITEMS 

No items offered by Senior Assistant Port Authority Attorney Gregory S. Hagen. 
 

AIRPORTS SPECIAL MANAGEMENT COMMITTEE ITEMS 
Randy Krise, chair, commented on the success of the airports and the unmatched economic benefit 

they have on the region. 
 

Robbie Roepstorff, vice chair, commended Mr. Mulder on his recent AAAE award 
 

ADJOURN 

A motion to adjourn the meeting was made by John Goodrich, seconded by Scott Cameron, called and 

carried. The Chair adjourned the meeting at 2:18 p.m. 
 

EXECUTIVE DIRECTOR ITEMS 

Items of interest are contained in the Executive Director Remarks dated May 21, 2019 (copy on file, 

electronically, in the Communications & Marketing Department at the Lee County Port Authority). 
 

Fran Myers asked about Mr. Mulder attending a meeting about noise at the Fort Myers Beach City 

Council. Mr. Mulder stated that is was slated for later in the month. 



11. RECOMMENDED APPROVAL

DEPUTY EXEC 
DIRECTOR 

Benjamin R. Benjamin R. Benjamin R. Benjamin R. 
SiegelSiegelSiegelSiegel    

COMMUNICATIONS 
AND MARKETING 

Victoria B. Victoria B. Victoria B. Victoria B. 
MorelandMorelandMorelandMoreland    

OTHER 

N/AN/AN/AN/A    

FINANCE 

Brian W. Brian W. Brian W. Brian W. 
McGonagleMcGonagleMcGonagleMcGonagle    

PORT ATTORNEY 

Gregory S. Gregory S. Gregory S. Gregory S. 
HagenHagenHagenHagen    

EXECUTIVE DIRECTOR 

Jeffrey A. MulderJeffrey A. MulderJeffrey A. MulderJeffrey A. Mulder    

12. SPECIAL MANAGEMENT COMMITTEE
RECOMMENDATION:

APPROVED 
APPROVED as AMENDED 
DENIED     
OTHER 

13. PORT AUTHORITY ACTION:

APPROVED 
APPROVED as AMENDED 
DENIED 
DEFERRED to 
OTHER 

BOARD OF PORT COMMISSIONERS 
OF THE 

LEE COUNTY PORT AUTHORITY 
1. REQUESTED MOTION/PURPOSE: Request the Board approve (1) the

FY 2019-20 Lee County Port Authority Budget, (2) the Rates & Fees
pursuant to the Airline-Airport Use and Lease Agreement for
Southwest Florida International Airport, (3) the FY 2019-20
Compensation Plan, (4) the Page Field Rates and Fees for FY 2019-
20, (5) an average 4% merit for all non-union employees and (6)  the
authorization for the Executive Director or his designee to make
inter-fund transfers during the year, as necessary, to maintain proper
cash flow. Staff requests tentative approval subject to Public
Hearings and final Board approval during the month of September.

2. FUNDING SOURCE:  N/A
3. TERM:  October 1, 2019 – September 30, 2020
4. WHAT ACTION ACCOMPLISHES: Tentatively approves the FY 2019-

20 Port Authority Budget 

5. CATEGORY: 2.
Consent Agenda

6. ASMC MEETING DATE: 6/11/2019

7. BoPC MEETING DATE:  6/27/2019

8. AGENDA:

CEREMONIAL/PUBLIC PRESENTATION 

X CONSENT 

ADMINISTRATIVE 

9. REQUESTOR OF INFORMATION:
(ALL REQUESTS)
NAME  Ben Siegel

 DIV.     Administration 

10. BACKGROUND:

The Proposed Fiscal Year 2019-2020 Annual Budget for the Lee County Port Authority (all funds) totals $403,526,490; an 
increase of $77,210,145 or 23.66% over the current year’s Approved Budget.  The increase is primarily due to planned 
capital spending next fiscal year and increases in operating expenses as described below. The attached Exhibit A is a 
summary of all Lee County Port Authority Fiscal Year 2019-20 Proposed Funds.  

The total Proposed RSW Airport Operating Budget, (See Exhibit B), including all required inter-fund transfers, is 
$130,663,248; an increase of $5,179,626 or 4.13%. The total operating expenses are $37,249,045; an increase of 
$1,346,098 or 3.75%. The increases were primarily due to increases in operating capital purchases, parking lot 
management, contracted services and indirect cost allocations. The total personnel expenses are $36,324,657; an increase 
of $1,798,165 or 5.21%. Increases can be attributed to an average budgeted 4% salary increase per employee to be 
managed utilizing a merit-based evaluation system with a scale of 0% - 5%. The increased expense for salary and merit 
scale is in response to a challenging workforce marketplace and our goal of positioning ourselves to better recruit for vacant 
positions. We plan to conduct a market salary survey for LCPA positions for the 2020 budget year.  The last market survey 
was conducted in 2015. Other increases in personnel expenses include 4 new full-time positions and 3 new part-time 



Background (continued) 

 

positions; an increase in the Airport’s contribution rate to the Florida Retirement System (FRS) and an increase in the 
employer’s share of employee health costs. 
 

Total non-signatory airline revenues are projected to be $69,015,783; an increase of $831,934 or 1.22%. Projected revenue 
increases include such categories as rental cars, parking lot, investment income and terminal concessions. The proposed 
operating budget as described above and supported by the exhibits and worksheets attached was presented to Airport and 
Airline Affairs Committee (AAAC) on May 23, 2019 for consultation.  The AAAC supports the proposed operating budget. 

 

The attached Exhibit B summarizes the major expenditures and revenues within the Airport Operating Fund compared with 
the current year’s budget. 

 

The proposed rates below were calculated with the assumption of a 9.57% increase in passengers and a 8.72% increase in 
landed weight when compared to the FY 2018-19 Approved Budget. When compared to the current years forecast, 
passengers are up slightly at 1.5% while landed weight is up 2% over this year’s forecast. The projected total passengers 
and landed weight for next fiscal year are 9,878,331 and 5,530,943 respectively. The following tables illustrate our 
projections: 
 

  
Approved 

Budget 
2018-19 

 

 
Proposed 

Budget 
2019-20 

 

 
Variance 

Over 
(Under) 

 

 
 
 

% 
 

Total Passengers 9,015,849 9,878,331 862,482 9.57% 
Total Landed Weight 5,087,416 5,530,943 443,527 8.72% 

 
Below is a table comparing the FY 2018-19 approved rates, and the FY 2019-20 proposed rates:   
 

  
Approved 

Budget 
2018-19 

 

 
Proposed 

Budget 
2019-20 

 

 
Variance 

Over 
(Under) 

 

 
 
 

% 
 

Landing Fee $2.58 $2.49 $(.09) (3.49%) 
Terminal Rental Rate $106.13 $110.54 $4.41 4.16% 
Cost Per Enplanement $7.44 $6.62 $(.82)    (11.02%) 

 
The Lee County Port Authority’s Capital Project Budget reflects the costs related to certain capital projects for both the 
International Airport and Page Field. Ongoing projects in Fiscal Year 2019-20 include the continued design of the terminal 
expansion project, replacement of the passenger boarding bridges and construction of the Air Traffic Control Tower. 
Ongoing capital projects at Page Field include conceptual design of the southeast hangars & ramp project.  
 
PAGE FIELD  
 
The total proposed budget for Page Field is $28,991,754; a decrease of ($5,318,845) or (15.50%). The decrease is 
primarily due to less capital spending on projects which the recent completion of the multi-use hangar.   
 
Overall, total gallons of fuel sold are projected to be over 1.7 million, which is 3.10% over the FY 2018-19 approved budget. 
Overall total operating expenses were up by $455,648 or by 5.71%, primarily due to a projected increase in cost and 
volume of fuel (inventory) purchased and one-time maintenance projects. Total personnel expenses are $3,445,672, an 
increase of $209,129 or 6.46%. The increase can be attributed to merit and retirement costs. In July 2018, there was a 
market adjustment for line service and customer service agents. Total operating revenues are projected to be $12,283,665, 
an increase of 8.94%. The increases are in rental income (land, building and hangar), rental cars, fuel sales and investment 
income.   
 
The attached Exhibit D summarizes the major expenditures and revenues within the Page Field Funds compared with the 
current year’s budget.                                      

 
Also attached is the Page Field Rates and Fees document, which is updated each year. Proposed changes to the 
document this year include an increase in the multi-storage hangar monthly rent, added “L” ramp to inventory of tie-down 
ramps and an increase in the monthly itinerant ramp fee. 



Background (continued) 

 

 

Attachments: 
1. Greensheet Backup – Exhibit A 
2. Greensheet Backup – Exhibit B 
3. Greensheet Backup – Exhibit C 
4. Greensheet Backup – Exhibit D 
5. FY 2019-20 Proposed Budget 
6. FY 2019-20 Proposed Rates & Fees 
7. FY 2019-20 Compensation Plan 
8. FY 2019-20 Page Field Rates & Fees 

 
 

 



 



EXHIBIT A

LEE COUNTY PORT AUTHORITY
FY 2019/20 PROPOSED BUDGET

ALL FUNDS SUMMARY

FY 18/19
APPROVED

BUDGET

FY 19/20
PROPOSED

BUDGET

VARIANCE
Over

(Under)

PERCENT
Over

(Under)

APPROPRIATIONS

41200 - Airport Operating
41201 - Self-lnsurance Fund
41203 - Page Field Operating
41206 - Port Authority Donation Police K9
41209 - Port Authority Grant Capita! Repayment
41210 - Resen/e and Repiacement Fund
41231 - LCPA Discretionary
41234 - RSW Construction

41238 - Page Field Construction

41250 - Passenger Facility Charge
41251 - PFC Capital Fund
41255 - Rental Car Facility Charge
41271 - Debt Service Reserves
41273 - Revenue Refunding Bonds 2010
41275 - Revenue Refunding Bonds 2011
41276 " Revenue Refunding Bonds 2015
41290-Rebate Fund

Sub Total
(Less: Transfers)

TOTAL APPROPRIATIONS

125,483.622
203,138

20.390,854
141,685
172.896
507,791

39,744,197
118,216,518

13,919,745
19,999,999
35.027,408

569.875
26.330,779
13.561,608

9,539,411
1,821,220

10,101
425,640,847

(99,324,502)

$326,316,345

130.663,248
205,262

21,269,601
124,302
175,130
512,950

47,964,842
191,744,686

7,722,153
21,402,463

37,482,861
9,593,753

26,481.453
13,613,433
9,568,415
1,822,644

10,125
520,357,321

(116,830,831)

^403,526,490

5,179,626
2,124

878,747
(17,383)

2,234
5,159

8,220,645
73,528,168
(6,197,592)
1,402,464
2,455,453
9,023,878

150,674
51,825
29,004

1,424
24

94,716,474
(17,506,329)

$77,210,145

4.13%
1.05%
4.31%

-12.27%
1.29%
1.02%

20.68%
62.20%

-44.52%
7.01%
7.01%

1583.48%
0.57%
0.38%
0.30%
0.08%
0.24%

22.25%
-17.63%

23.66%

OPERATING

Operating Expenditures
Participating Airline Rebates

Subtotai Operating

CAPITAL

Capital Construction

DEBT SERVICE

Arbitrage Rebate
Misc. Financial Services
Principai Payment
interest Payment
Debt Service Reserves

Subtotal Debt Service

Airport Reserves

TOTAL ALL FUNDS

$85,400,046
4,750,954

90,151,000

76,549,312

10,000
1,750

11,682,697
13,386,060
26,063.255
51,143,762

108,472,271

$326,316,345

$89,389,671
4,998,741

94,388,412

143,766,146

10,000
1,785

12,313,548
12,759,829
25,963,235
51,048,397

114,323,535

$403,526,490

$3,989,625
247,787

4.237,412

67,216>834

0
35

630,851
(626,231)
(100,020)

(95,365)

5,851,264

$77,210,145

4.67%
5.22%
4.70%

87.81%

0.00%
2.00%
5.40%

-4.68%

-0.38%

-0.19%

5.39%

23.66%

Page 1



EXHIBIT B

Lee County Port Authority
FY 2019/20 Proposed Budget

Airport Operating Fund

Operating Expenses:

Contractual Services, Materials & Supplies
Utilities
Repairs & Maintenance

Insurance

Capital
Other (indirect Costs, Education, & other mlsc increases/decreases)

Total Operating

Personnel Expenses:

Salaries & Wages
Employee Benefits
Total Personnel

Other Non-Operatina Expenses:

Airline Rebate/Revenue Sharing
tnterfund Transfers
Resen/es

FY 18/19
APPROVED

BUDGET

$ 23,775,305
4.476,836
2,623,163
1,601,698
1,185,400
2,240,545

35,902,947

22,865,003
11,661,489
34,526,492

4,750,954
32,695,869
17,607,360

FY 19/20
PROPOSED

BUDGET

$ 24,384,564
4,550,937
2,580.354
1,650,726
1,785,949
2,296,515

37,249,045

23,910,609
12,414,048
36,324,657

4,998,741
33,697,379
18,393,426

Variance

Over

(Under)

$ 609,259
74,101

(42,809)
49,028

600,549
55,970

1,346,098

1,045,606
752,559

1,798,165

247,787
1,001,510

786,066

Percent
Over

(Under)

2.56%
1.66%

-1.63%

3.06%
50.66%

2.50%
3.75%

4.57%
6.45%
5.21%

5.22%
3.06%
4.46%

Total Other Non-Operating

TOTAL EXPENSES

Non-SEcinatorv Airline Revenues:

Advertising
Airport Facility Charge
Apron Use Charge
Rental Car Ground Rents
Cargo Revenues

Catering
Concessions

Employee Parking
Equipment Use Charge
Faciiity Use Charge
Fuel Systems
Ground Transportation
Investment income

Land Rent & Building Rent RAC
Non Signatory Landing Fees
Other (Ceil Phone Tower, K9 and LEO reimbursement)
Parking Lot
Privilege Fees
Rental Cars (On & Off Airport)
Restaurants

Terminal Rents

Total Non-Signafory Airline

Signatory Airline Revenues

Total Operating Revenues

Non-Operatinct Revenues

Fund Balance
fnterfund Transfer
Total Non-Operating

TOTAL REVENUES

55,054

$ 125,483

,183

,622

57,089,546

$130,663,248

2

$5

,035

,179

,363

,626

3

4

.70%

.13%

711,209
2,761,513

491,281
1,338,926

523,263
306,319

3,327,438
430,757

1,012,028
2,387,198
2,575,185

803,052
295,578

2,680,607
2,689,170
1,571,212

17,079,258
1,145,538

20,510,631
3,730,448
1,813,238

$ 852,396
1,504,190

397,609
1,389,198

606,258
335,145

3,569,349
435,842
700,213

1,344,432
2,594,378

959,499
687,257

2,895,571
1,560,835
1,381,558

18,489,952
1,234,407

22,115,090
4,061,367
1,901,237

141,187
(1,257,323)

(93,672)
50,272
82,995
28,826

241,911
5,085

(311,815)
(1,042,766)

19,193
156,447
391,679
214,964

(1,128,335)
(189,654)

1,410,694
88,869

1,604,459
330,919

87,999

19.85%
-45.53%

-19.07%

3.75%
15.86%
9.41%
7.27%
1.18%

-30.81%

-43.68%

0.75%
19.48%

132.51%
8.02%

-41.96%

-12.07%

8.26%
7.76%
7.82%
8.87%
4.85%

68,183,849

31,761,616

99,945.465

16,509,205
9,028,952

25,538,157

$125,483,622

69,015,783

34,933,579

103,949,362

17,579,172
9,134,714

26,713,886

$130,663,248

831,934

3,171,963

4,003,897

1,069,967
105,762

1,175,729

$5,179,626

1.22%

9.99%

4.01%

6.48%
1.17%
4.60%

4.13%

Page 2



EXHIBIT C

Lee County Port Authority
FY 2019/20 Proposed Budget

Southwest Florida International Airport
Comparative Budgetary Analysis

FY 18/19
APPROVED

BUDGET

FY 19/20
PROPOSED

BUDGET

FY 2019/20
Proposed

Budget
vs. 2018/19

%

Total Passengers
Total Landed Weight

9,015,819
5,087,416

9,878,331
5,530,943

9.57%
8.72%

Terminal Rental Revenue

Gate Area Revenue

Baggage Area Charges
Landing Fee Revenue

Apron Fee Revenue

Revenues:

Airline User Fees
Non Signatory Revenue
Passenger Facility Charges
Total Revenue

Expenses:
Personnel

Operating
Capital
Total Expenses

Net Revenue

Less Total Debt Service

Net Funds Remaining

Less Working Capital Reserve
Less Project Amortization

Net Funds Remaining after Adjustments

LCPA Share 60% (Rebate/Sharing)
Airline Share 40% (Rebate/Shanng)

Rates:
Landing Fee
Terminal Renfai Rate
Apron Fee Per Gate

Average Cost Per Enpianement

6,621,150
6.286,611
6,436,785

13,125,534
2,198,389

35,117,472
66,681,764

3,363,931

7,373,189
6,547,837
6,704,251

13,772,049
2,176,272

36,946,358
69,589,800
3,426,982

4,940,511 $
3,293,674 $

2.58 $
106.13 $

129,317 $
7.44 $

6,039,271
4,026,181

2.49
110.54

128,016
6.62

11.36%
4.16%
4.16%
4.93%

-1.01%

5.21%
4.36%
1.87%

T

$

T
z
$

31

31

105,163,167

34,526,492
34,717,547

1,185,400
70,429,439

34,733,728

24,686,254

10,047,474

114,485
1,698,804

8,234,185

T

$

T
"$

$

$

3;

109,963,140

36,324,657
35,463,096

1,785,949
73,573,702

36,389,438

24,687,379

11,702,059

196,516
1,440,090

10,065,452

4.56%

5.21%
2.15%

50.66%
4.46%

4.77%

0.00%

16.47%

71.65%
-15.23%

22.24%

22.24%
22.24%

-3.49%

4.16%
-1.01%

-11.02%

Page 3



EXHIBIT D

Lee County Port Authority
FY 2019/20 Proposed Budget

Page Field Funds

FY 18/19
APPROVED

BUDGET

FY 19/20
PROPOSED

BUDGET

Variance
Over

(Under)

Percent
Over

(Under)
Operating Expenses
Professional Services, Materials & Supplies
inventory Purchases
Utilities
Repairs & Maintenance
Insurance
Other (Promotions, Reference Materials & misc increases/decreases)
Total Operating

Personnel Expenses
Salaries & Wages
Employee Benefits
Total Personnel

Non-Operatinq Expenses

Capita!
Interfund Transfers
Reserves
Total Non-Operating Expenses

TOTAL EXPENSES

Operating Revenues
Fuel Sales (Jet A, Av Gas and Seif Serve)
Investment Income
Rental Cars and MEsc Revenues
Rental Income
RefaEi/Concessions
Tie Down/Ramp Fees
Total Operating Revenues

Non-Operatina Revenues
Fund Balance
Grants (Federal and State)
Interfund Transfer
Total Non-Operating Revenues

TOTAL REVENUES

1,110,456
5,675,043

457,873
409,346
102,111
230,025

1.134,757
6,070,807

423,044
480,127
100,067
231,700

24,301
395,764
(34,829)
70,781

(2,044)
1,675

2.19%
6.97%

"7.61%

17.29%
-2.00%

0.73%
7,984,854

2,135,597
1,100,946
3,236,543

10,880,639
4,750.000
7,458,563

23,089,202

$ 34,310,599

$ 7,719,803
100,824
177,969

3,012,057
65,225

199,817
11,275,695

9,609,904
5,675,000
7,750,000

23,034,904

$ 34,310,599

8,440,502

2,272,899
1,172,773
3,445,672

4,641,538
4,750,000
7,714,042

17,105,580

$ 28,991,754

$ 8,220,461
192,442
344,029

3,263,224
53,280

210,229
12,283,665

9,658,089
1,050,000
6,000,000

16,708,089

$ 28,991,754

455,648

137,302
71,827

209,129

(6,239,101)

255,479
(5,983,622)

$ (5,318,845)

$ 500,658
91,618

166,060
251,167
(11,945)
10,412

1,007,970

48,185
(4,625,000)
(1,750,000)
(6,326,815)

$ (5,318,845)

5.71%

6.43%
6.52%
6.46%

-57.34%

0.00%
3.43%

"25.92%

-15.50%

6.49%
90.87%
93.31%

8.34%
-18.31%

5.21%
8.94%

0.50%
-81.50%
-22.58%

-27.47%

-15.50%
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FY 18/19
Approved

Budget

FY 19/20
Proposed

Budflet

Variance

Over/
(Under!

Total Passengers 9,015,849 9,878,331 862,482

Total Landed Weight (x 1,000 Ibs) 5,087,416 5,530,943 443,527

Landing Fee $ 2.58 $ 2.49 $ (0.09)

Terminal Rental Rate $ 106.13 $ 110.54 $ 4.41

Net Cost Per Enplanement $ 7.44 $ 6.62 $ (0.82)



Executive Director Airports Special Management Commrttee

Contract Management Engineering & ConstructionAir Service Development

Aircraft Rescue & Fire Fighting Government Affairs & Grants

Airport Maintenance Development Services

Human Resources Planning & Environ. Compliance

nformation Technology Operations & Safety

Aviation Security & TechnologyCommunications & Marketing

Property Management



Department Name

Approved
Budget

FY 12/13

Approved
Budget

FY 13/14

Approwd
Budget

FY 14/15

Approvsd
Budget

FY 15/16

Approved
Budget

FY 16/17

Approwd
Budget

FY 17/18

Approved
Budget

FY 18/19

Proposed
Budget

FY 19/20 Variance

Executive Director
EXECUTIVE DIVISION

Air Service Development 3 3
Communications & Marketing 5 5
Finance & Budget 14 14
General Services 12 12
Human Resources 4 4

Information Technology 13 13
Property Management 4 4
Purchasing 0 0

3
5
14
12
4
13
4
0

3
6
14
11
5
14
3
0

3
6
14
11
5
16
3
0

2
9
14
0
6
16
5

Contract Management
Aircraft Rescue
Airport Poiice
Aviation
Aviation Security & Tech
Maintenance
Operations & Safety
Page Field
Security

2
43
41
3
1

103
34
19
27

2
43
41
3
1

104
35
22
27

2
43
44
3
1

108
35
23
25

2
43
44
3
1

112
35
23
25

2
43
43
3
19

114
22
24
22

2
43
43
3
19

114
22
24
22

2
9
14
0
6
16
5
6

2
43
43
3
19

114
22
24
22

2
9
14
0
6
17
5
5

3
43
47
3
17

116
23
24
20

ADMINISTRATION DIVISION

Development
DEVELOPMENT DIVISION

55

24
24

55

24
24

55

23
23

56

23
23

58

23
23

58

23
23

58

23
23

58

23
23

0

0
0

1
0
4
0
-2

2
1
0
-2

AVIATION DIVISION 273 278 284 288 292 292 292 296

TOTAL 354 359 364 369 375 375 375 379



Department Name

General Services

Purchasing

Communications & Marketing

Operations & Safety

Page Field Aviation

Aviation Security & Technology

Approved Approved Approved Approved Approved Approved Approved Proposed
FY 12/13 FY 13/14 FY 14/15 FY 15/16 FY 16/17 FY 17/18 FY 18/19 FY 19/20 Variance

0 0 0 0

0

0

0

2

0

0

0

0

2

0

0

0

4

2

0

0

0

4

2

0

0

0

4

2

0

1

1

4

2

0

1

1

4

2

0

1

1

5

2

2

0

0

1

0

2

Total 11
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8,218,063
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8,578,058

8,739,125

•^^^^^^^^^^^^^^M^^^^^M^^^^^^^^^^^^^^M^^^^^^^^^^^^^f^^M^^^^^^^^^^^^^^^^^^
9,255,500
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9,732,341

9,878,331

1.000.000 2,000,000 3,000,000 4.000,000 5,000,000 6,000,000 7,000,000 8,000,000 9,000,000 10,000,000

TOTAL PASSENGERS
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AIRUNE REVENUES
27.99%

FACILn-Y& EQUIPMENT
CHARGES

3.16%

AiRFIELD, TERMINAL, & LAND
RENT
4.87%

INVESTMENT iNCOME
0.53% CONCESSIONS &

ADVERTIS5NG
3.38%

RESTAURANTS & CATERING
3.36%

PASSENGER FACILITY
CHARGE

2.62%

AiRLINE REVENUE
RENTAL CARS (ON & OFF AiRPORT)

PARKING LOT
FUND BAIANCE

INTERFUND TRANSFER
AIRPORT FACILITY & EQUIPMENT CHARGES

AIRFIELD, TERMINAL & LAND REW

CONCESSIONS & ADVERTISING
RESTAURANTS/CATERiNG

PASSENGER FACIUTY CHARGE

FUEL SYSTEMS
INVESTMENT INCOME

OTHER REVENUES

36,573,598

22,115,090

18,489,952

17,579,172

9,134,714

4,134,684

6,362,433

4,421,745

4,396,512

3,426,982

2,568,390

687,257

772,719

TOTAL $ 130,663,248



AIRLINE REVENUE
SHARING

3.83%.

DEVELOPMENT
3.96%

INTERFUND TRANSFER
6.90%

ADMINISTRATION
12.33%

AVIATION
39.41%

DEBT SERVICE
18.89%

AVIATION DIVISION $ 51,490,762
DEBT SERVICE 24,687,379
RESERVES 18,393,426
ADMINISTRATION DIVISION 16,106,037
INTERFUND TRANSFER (NET OF DEBT 9,010,000
DEVELOPMENT DIVISION 5,174,012
AIRLINE REVENUE SHARING 4,998,741
EXECUTIVE DIVISION 802,891
TOTAL $ 130,663,248
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NASHVILLE

TAMPA

SAN JOSE

SACRAMENTO

COLUMBUS

ORLANDO

NEW ORLEANS

SAN ANTONIO

DENVER

U.S. AVERAGE
percent change in capactiy

April 2018 vs. April 2019



RSW Projects

Terminal Restroom Enhancement
Security Checkpoint project
Concourse Charging Stations

ATCT Design, Construct and Decommissioning
Maintenance Building Expansion

ARFF Personal Protection Equipment
CUTE Passenger Check-in Modernization

Passenger Boarding Bridges Replacement
Terminal Expansion
Rehab Roadways (Includes Chamberlain Realignment)

Airside Pavement Rehabilitation
Rentai Car Service Facility Relocation

QTA and Garage Expansion & LT Parking Expansion

Gate Area Expansion Conceptual Design
Reiocate Gate 64 Guard Shack
Water Intrusion Repairs

Terminal Roof Painting

Parking Revenue Control System
ARFF 3,000 Gallon Crash Truck #906
Mezzanine Renovations
Parking Garage Restoration (Priority 2)
Stucco Refurbishment

B<pand Employee Parking Lot
Master Plan Update

Total

Total
Cost

$ 900,000
$ 1,500,000

$ 2,114,324

$ 82,163,694
$ 4,776,800

$ 104,094
$ 13,007,270
$ 38,500,541
$ 219,909,033
$ 28,098,988
$ 91,543,379
$ 11,000,000
$ 50,000,000
$ 2,000,000

$ 1,231,670

$ 760,000
$ 1,017,785

$ 5,000,000
$ 1,544,736
$ 1,100,000

$ 2,000,000

$ 5,046,865
$ 2,200,000

$ 800,000

$ 566,319,180

2020

430,000
1,350,000

600,000
30,985,166

1,749,210

104,094
3,902,181

14,483,200

46,448,518

5,101,424
28,124,702

698,570

1,100,000

760,000

$ 135,837,064

2021

15,974,630

22,914,894

92,962,877

15,304,272
29,374,901

10,200,000
2,000,000

2,000,000

5,000,000

1,544,736

100,000
200,000

$ 197,576,309

2022 2023 2024+

800,000
2,000,000

68,172,776

5,449,600
21,343,484 7,543,440

48,000,000

1,000,000

1,000,000
1,800,000

330,146 1,063,205
200,000 2,000,000

800,000

$ 149,896,006 $ 8,543,440 $ 3,063,205

Ail projects contingent upon funding availability and are represented by the most recent estimate is current year dollars.



Page Field Projects

New SE Hangars & Ramp
Demolish and Replace B Hangars
Noise Study
TWA , A3,D2, D3; Aprons Construction
Base Ops Parking Lot Expansion
North Quad Infrastructure & Utilities
MulfhUse Hangar 3 & Base Ops Apron Expansion (incl helipad;
Maintenance Building
SW Parcel Acquisition
ARFF Refurbishment

Total $

Total
Cost

10,600,000
5,500,000

500,000
4,000,000
1,600,000
2,000,000

15,000,000
4,000,000

100,000
2,000,000

45,300,000 $

2020

520,000
500,000
250,000

1,270,000

2021

5,000,000
3,000,000

250,000
3,000,000

200,000

$ 11,450,000 $

2022

5,000,000
2,000,000

1,000,000
1,400,000

300,000

9,700,000 $

2023 2024+

1,700,000
15,000,000
4,000,000

100,000
2,000,000

1,700,000 $ 21,100,000

All projects contingent upon funding availability and are represented by the most recent estimate is current year dollars.



LEE COUNTY PORT AUTHORITY
PROPOSED BUDGET

FISCAL YEAR 2019/2020

ALL FUNDS SUMMARY FY 17/18
ACTUALS

$134,465.245
202,066

12,193,336
141,046

0
509,336

45,196,192
53,756,589
18,287,992
20,538,705
60,978,022

572,804
25,767,702
13,508,731
9,515,476
1,672,528

0
397,305,770
(57,068,288)

$340,237,482

FY 18/19
APPROVED

BUDGET

$125,483,622
203,138

20,390.854
141.685
172,896
507,791

39,744.197
118,216,518
13,919,745
19,999,999
35.027,408

569,875
26,330,779
13,561,608
9,539,411
1.821,220

10,101
425,640,847
(99.324,502)

$326,316,345

FY 19/20
PROPOSED

BUDGET

$130,663,248
205,262

21,269,601
124,302
175,130
512,950

47,964,842
191,744,686

7,722,153
21,402,463
37,482,861
9,593,753

26,481,453
13,613,433
9,568,415
1,822,644

10,125
520,357,321

(116,830,831)

$403,526,490

VARIANCE
Over

(Under)

$ 5,179,626
2,124

878.747
(17,383)

2,234
5,159

8,220,645
73,528,168
(6,197.592)
1,402.464
2,455.453
9,023,878

150.674
51,825
29,004

1,424
24

94,716,474
(17,506,329)

$77,210,145

PERCENT
Over

(Under)

4.13%
1.05%
4.31%

-12.27%

1.29%
1.02%

20.68%
62.20%

-44.52%

7.01%
7.01%

1583.48%
0.57%
0.38%
0.30%
0.08%
0.24%

22.25%
-17,63%

23.66%

APPROPRIATIONS

41200 - Airport Operating
41201 - Se!f-Insurance Fund
41203 - Page Fieid Operating
41206 " Port Authority Donation Police K9
41209 - Port Authority Grant Cap. Repayment
41210 - Reserve and Replacement Fund
41231 - LCPA Discretionary
41234 - RSW Construction
41238 - Page Fieid Construction
41250 - Passenger Facility Charge
41251 - PFC Capital Fund
41255 - Rental Car Facility Charge
41271 - Debt Service Reserves
41273 - Revenue Refunding Bonds 2010
41275 - Revenue Refunding Bonds 2011
41276 - Revenue Refunding Bonds 2015
41290- Rebate Fund

Sub Total
(Less: Transfers)

TOTAL APPROPRIATIONS

OPERATING

Operating Expenditures
Participating Airiine Rebates

Subtotal Operating

CAPITAL

Capital Construction
Land Acquisition

Subtotal Capita!

DEBT SERVICE

Arbitrage Rebate
Misc. Flnancia! Services
Principal Payment
Interest Payment
Debt Service Reserves

Subtota! Debt Sen/lce

Airport Reserves

TOTAL ALL FUNDS

$74,885,848
4,550,579

79,436,427

20,908,732
0

20,908,732

0
1,093

10,594.348
13,978,979
25,790,531
50,364,951

189,527,372

$340,237,482

$85,400,046
4,750,954

90,151,000

76,549,312
0

76,549,312

10,000
1,750

11.682,697
13,386,060
26,063,255
51,143,762

108,472,271

$326,316,345

$89,389,671
4.998,741

94,388,412

143,766,146
0

143,766.146

10,000
1.785

12,313,548
12,759,829
25,963,235
51,048,397

114,323,535

$403,526,490

$3,989.625
247.787

4,237,412

67,216,834
0

67,216,834

0
35

630,851
(626,231)
(100,020)
(95.365)

5.851.264

$77,210,145

4.67%
5.22%
4.70%

87.81%
0.00%

87.81%

0.00%
2.00%
5.40%

-4.68%
-0.38%
-0.19%

5.39%

23.66%

19.



LEE COUNTY PORT AUTHORITY
PROPOSED BUDGET

FISCAL YEAR 2019/2020

FUND 41200 SUMMARY

REVENUES

Revenues - RSW

Interfund Transfers
Fund Baiance

Total Revenues

OPERATING EXPENSES

Executive
Administration
Development
Aviation
Capital

Sub Total

PERSONNEL EXPENSES

Executive
Administration
Development
Aviation

Sub Total

NON FEE RELATED EXPENSES

Airline Rebates/Revenue Sharing
Interfund Transfers

Sub Total

TOTAL OPERATING

Fund 412 Reserves

TOTAL APPROPRIATIONS

FY 17/18
ACTUALS

$97,352.527
5,470,640

31,642,078
$134,465,245

230,837
5,190,590
2,135,212

23,799,508
1,065,893

32,422,040

460,305
6,536,375
2,629,810

22,192,703
31,819,193

4,550,579
31,256,552
35,807,131

100,048,364

34,416,881

$134,465,245

FY 18/19
APPROVED

BUDGET

$99,945,465
9,028,952

16,509,205
$125,483,622

266.621
6,501,597
2,229,353

25,719,976
1,185,400

35,902,947

492,895
7,164,876
2,840.694

24.028,027
34,526,492

4,750>954
32,695,869
37,446,823

107,876,262

17,607.360

$125,483,622

FY 19/20
PROPOSED

BUDGET

$103,949,362
9,134,714

17,579,172
$130,663,248

295,475
6,800.698
2,296,337

26,070,586
1,785,949

37,249,045

507,416
7,519.390
2,877,675

25,420,176
36,324,657

4,998,741
33,697,379
38,696,120

112,269,822

18,393,426

$130,663,248

VARIANCE
Over

(Under)

$ 4,003,897
105,762

1,069,967
$5,179,626

28,854
299,101

66,984
350,610
600,549

1,346,098

14,521
354,514

36,981
1,392,149
1,798,165

247,787
1,001,510
1,249,297

4,393,560

786,066

$5,179,626

PERCENT
Over

(Under)

4.01%
1.17%
6.48%
4.13%

10.82%
4.60%
3.00%
1.36%

50.66%
3.75%

2.95%
4.95%
1.30%
5.79%
5.21%

5.22%
3.06%
3.34%

4.07%

4.46%

4.13%
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LEE COUNTY PORT AUTHORITY
PROPOSED BUDGET

FISCAL YEAR 2019/2020

FUND 41200 REVENUES
ACCOUNT SUMMARY

9002 Rental Car Fees
9003 Off Airport Rental Car Fees
9004 Restaurant
9004 Catering
9005 Parking Lots
9006 Pay Telephones
9008 Courtesy Permit Trip Fees
9009 Charter Bus Fees
9010 Provider Permits Fees

9011 Advertising
9012 Misc Terminal Concession
9014 Airline Exclusive Space
9015 Gate Area Charges
9016 Baggage Claim Charges
9017 Equipment Use Charge
9019 Space Rent Commercial
9020 Terminal Space Rent
9020 Terminal Space Rent (Airline -Non Sig)
9021 Land Rent Commercial
9022 Bldg Rent RAC Service Facility
9023 Utility income
9026 Landing Fees
9027 Cargo Landing Fees
9029 Privilege Fee
9030 Tenant Cargo Buiiding Rental
9031 Airline Cargo Building Rental
9032 Third Party Cargo Fees
9033 Misc. Landing Fees
9033 Misc. Landing Fees - FBO
9034 Fuel Farm Fees
9034 Fuel Systems RAC
9036 Airport Facility Charge
9037 Cargo Ramp User Fee
9038 Facility Use Charge
9042 Misc. Revenue Airport
9043 Misc. Revenue DAS
9044 Misc. Revenue Admin
9045 Taxi Permit Fees
9046 Misc. Revenue Poiice
9047 Misc. Revenue ARFF
9048 Misc. Revenue Maintenance

9050 Late Fees
9054 Employee Parking
9055 Cell Phone Tower Charges
9056 Fuel Fiowage Fees
9057 Hold Room Charge
9061 Fuel flowage Fees - Gas Station
9065 Misc. Revenue Operations
9069 Building Rent RAC
9070 Apron Area Charge
9071 Airport Facility Charge - Affiliate
9072 Passenger Aircraft Parking
9073 Apron Use Charge
9074 Off Airport Parking

Sub Total

FY 17/18
ACTUALS

$ 19,918,220
1,158,920
3,849,898

261,198
17,379,428

9
218,612

15,920
21,830

664,103
3,318,786
5,795>714
4,657,479
5,777,519

904,983
360,775

1.539,554
381,815

2,005,160
309,854
103,795

10,621,576

546,479
1,118,169

111,458
72,150

114,165
1,645,503

128,723
1,863,363

185,117
2,327,442

269,338
2,272,937

78,189
525

30,110
560,340

59,381
374

13,583
17,958

429,735
129,886
460,353
115,750
24,824

930
1,315,113

2,201,362
162,743
117,717
444,795
174,123

96,257,783

FY 18/19
APPROVED

BUDGET

$ 19,396,552
1,114.079
3,730,448

306.319
17,079,258

0
180,584

13,681
23,167

711,209
3,327,438

6,277,059
6,286.611
6,436,785
1,012,028

361,037
1,452,201

344,091
2,370,753

309,854
99,534

10,562,773
392,046

1,145,538
111,458
72,150

118,731
2,170,714

126,410
1.865,712

271,148
2,523,663

220,924
2,387,198

68,023
91,755
27,882

585,620
60,018

117
5.726

300
430,757
133.481
412,103
117,761
26,222

0
1,338,926

2,198,389
237,850
170,944
491,281
167,079

99,365,387

FY 19/20
PROPOSED

BUDGET

$ 20,778,683
1,336,407
4.061,367

335,145
18,489,952

0
240,065

19,512
23,535

852,396
3,569,349
7,196,762
6,547,837
6,704,251

700,213
371,906

1,529,331
176,427

2,581,562
314,009
103,160

12,308,457
453,106

1,234.407
111,458
72,150

123,480
1,010,487

97,243
1,860,940

214,820
1,340,285

299,170
1,344,432

68,992
130,500
30,552

676,387
42,736

152
6,444

0
435,842
140,193
492,630
150,069
25,988

1,360
1,389,198
2,176,272

163,905
38,169

397,609
190,640

102,959,941

VARIANCE
Over

(Under)

$ 1,382,131
222,328
330,919
28,826

1,410,694
0

59,481
5,831

368
141,187
241,911
919,703
261.226
267,467

(311,815)
10,869
77,130

(167,664)
210,809

4,155
3,626

1,745,684
61,060
88,869

0
0

4,749
(1,160,228)

(29,167)
(4,772)

(56,328)
(1,183,378)

78,246
(1,042,766)

969
38,745
2,670

90,767
(17,282)

35
718

(300)
5,085
6,712

80,527
32,308

(234)
1,360

50,272
(22,117)
(73,945)

(132,775)
(93,672)
23,561

3,594,554

PERCENT
Over

(Under)

7.13%
19.96%
8.87%
9.41%
8.26%
0.00%

32.94%
42.62%

1.59%
19.85%
7.27%

14.65%
4.16%

4.16%
-30.81%

3.01%

5.31%
-48.73%

8.89%
1.34%
3.64%

16.53%
15.57%
7.76%
0.00%
0.00%
4.00%

-53.45%

-23.07%
-0.26%

-20.77%
-46.89%

35.42%
"43.68%

1.42%
42.23%
9.58%

15.50%
-28.79%

29.91%
12.54%

"100.00%

1.18%
5.03%

19.54%
27.44%
-0.89%

100.00%
3.75%

-1.01%
-31.09%
"77.67%

-19.07%

14.10%

3.62%

21.



LEE COUNTY PORT AUTHORirr
PROPOSED BUDGET

FISCAL YEAR 2019/2020

FUND 41200 REVENUES
ACCOUNT SUMMARY

insurance Proceeds

RSW Airslde Pavement Rehab
LEO Reimbursement
Discounts Taken
TSA K9 Explosive Program
Refund Prior Year
Sale of Equipment
interest on Investment

SUBTOTAL

interfund Transfer

TOTAL REVENUES

Fund Balance Appropriated

TOTAL REVENUES FUND 41200

FY 17/18
ACTUALS

178,642
56,593

135,642
1,359

151,500
5,502

22.245
543,261

1,094,744

5,470,640

102,823,167

31,642,078

$ 134,465,245

FY 18/19
APPROVED

BUDGET

0
0

131,400
1,500

151,500
100

0
295,578

580,078

9,028,952

108,974,417

16,509.205

$ 125,483,622

FY 19/20
PROPOSED

BUDGET

19,284
0

131,400
0

151,500
0
0

687,257

989,421

9,134,714

113,084,076

17,579,172

$130,663,248

VARIANCE
Over

(Under)

19,264
0
0

(1,500)
0

(100)
0

391,679

409,343

105,762

4,109,659

1,069,967

$ 5,179,626

PERCENT
Over

(Under)

100.00%
0.00%
0.00%

-100.00%

0.00%
-100.00%

0.00%
132.51%

70.57%

1.17%

3.77%

6.48%

4.13%
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LEE COUNTY PORT AUTHORITY
PROPOSED BUDGET

FISCAL YEAR 2019/2020

ACCOUNT SUMMARY
FUND 41200

PERSONNEL EXPENSES

1210 Salaries - Base Saiary
1220 Salaries - Full Time High Risk
1230 Salaries - Part Time Regular
1240 Disaster Pay
1250 Special Pay with Retirement)
1310 Pay - Non-permanent Labor
1410 Overtime (OT1)
1415 Overtime (OT1.5)
1420 Holiday Pay
1425 Holiday Pay 1.5
1510 Special Pay (without Retirement)
1520 incentive Pay
2110 F!CA Taxes (OASDHI)
2120 FiCA Taxes (Medicare)
2210 Regular Retirement
2220 High Risk Retirement
2310 Health Insurance
2311 Health insurance Opt Out
2320 Life Insurance
2330 Dental Insurance
2350 Disability
2510 Unemployment Compensation
2614 Retiree Health Benefits

Total Personnel Services

OPERATING EXPENDITURES

3110 Medical Services
3120 Legal Services
3130 Financial Services
3140 Architect & Engineering Services
3150 Appraisal Services
3170 Management Fees (Parking Lot)
3190 Other Professional Services
3210 Auditing
3310 Court Reporter Expenses
3410 Janitorial Services
3430 Uniform/Laundry Service
3460 Data Processing
3490 Other Contracted Services
4010 Local Mileage
4011 Bridge Tickets & Passes
4015 County Sponsored Functions
4022 Out of County Travel
4024 international Travel
4025 interview Expense
4026 Moving Expenses
4110 Teiecommunications

FY 17/18
ACTUALS

$ 15,463.375
4,631,115

9,493
1,491

106,220
10,153

407,974
573,536
540.029
184,969
86,085

458
1.297,538

309,818
1,534,939
1,261,525
5,046,604

4,859
54,314

129,337
158.964

6,397
0

31,819,193

46,164
368,520

70,773
450,328

20.700
4,610,490
1,747,239

86,954
0

5.579,280
17,150

1,049,600
5.373,405

2,535
0

7,835
192,362

88,781
2,271

15,660
381,819

FY 18/19
APPROVED

BUDGET

$ 15,378,907
5,456,048

89,681
0

104,823
13,800

423,622
539,608
619,089
231,485

7,948
0

1,402,179
341,994

1,511,653
1,512,822
6,331,934

5,400
73,672

266,817
193,050
21,960

0

34,526,492

48,000
342,405

92,500
549,000
22,800

5,159,999
1,482,758

88,703
750

6,239,349
20,650

1,563,560
6,478,734

5,059
20

9,200
264,986
141,700

0
0

449,232

FY 19/20
PROPOSED

BUDGET

$ 15.939,734
5,812,887

86,470
0

113,005
38,800

448,344
585,617
634,855
242,704

8,193
0

1.464,857
357,282

1,557,580
1,649,669
6,038,026

7,200
76,290

168,496
177,255
32,440

884,953

36,324,657

58,820
391,327

94,800
565,896

20,600
5,359,562
1,663,077

92,942
500

6,359,479
22,150

1,654,612
6,326,054

4.804
50

8,200
273,340
126,400

0
0

466,804

VARIANCE
Over

(Under)

$ 560,827
356,839

(3,211)
0

8,182
25.000
24,722
46,009
15,766
11,219

245
0

62,678
15.288
45,927

136.847
(293,908)

1,800
2,618

(98,321)
(15,795)
10.480

884,953

1,798,165

10.820
48,922

2,300
16,896
(2,200)

199,563
180,319

4,239
(250)

120.130
1,500

91,052
(152,680)

(255)
30

(1,000)
8.354

(15.300)
0
0

17,572

PERCENT
Over

(Under)

3.65%
6.54%

-3.58%

0.00%
7.81%

181.16%
5.84%
8.53%
2.55%
4.85%
3.08%
0.00%
4.47%
4.47%
3.04%
9.05%

-4.64%

33.33%
3.55%

"36.85%
-8.18%

47.72%
100.00%

5.21%

22.54%
14.29%
2.49%
3.08%

-9.65%

3.87%
12.16%
478%

-33.33%

1.93%
7.26%
5.82%

"2.36%
-5.04%

150.00%
.-10.87%

3.15%
-10.80%

0.00%
0.00%
3.91%
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LEE COUNTY PORT AUTHORITY
PROPOSED BUDGET

FISCAL YEAR 2019/2020

4120
4211
4310
4315
4330
4340
4410
4420
4430
4431
4450
4520
4610
4615
4620
4630
4635
4663
4710
4810
4811
4910
4930
4950
4955
4970
4982
5120
5210
5221
5230
5240
5250
5260
5280
5285
5290
5310
5320
5340
5360
5390
5410
5420
5530
5531

ACCOUNT SUMMARY
FUND 41200

Advertising
Freight & Postage
Electric
Teievision Cable Services
Water and Sewer
Trash and Garbage
Land, Building, Parking Rental
Vehicle Rental
Office Equipment Rental
Office Equipment Lease
Other Equipment Rental
Insurance and Bonds
Building Maintenance
Maintenance Materials
Vehicle Maintenance
Equipment Maintenance
Equipment Repair Parts
Horticultura!
Printing, Binding, and Copying
Promotiona! Advertising and Expenses
Promotions / Brochures
Truck Weighing Charges
Deputy Clerk Fees
Indirect Cost
Solid Waste Assessment
License, Permit, and AppiEcation Fees
Airline Rebates
Genera! Office Supplies
Fuel and Lubncants
Medicai Suppiies and Drugs
Clothing and Wearing Apparel
Chemicals
Food and Food Supplies
Janitorial and other Maint. Supplies
Minor Equipment
Miscellaneous Furniture
Other Supplies
Asphalt and Coldmix
Road Base Materials
Cement and Concrete
Sign Material
Other Road Materials
Reference Materials
Memberships
EducatEonai Expense
Semi nar/Train ing Reg. Fees

Total Operating Expenses

FY 17/18
ACTUALS

6,579
10,659

2,965,370
8>674

398,112
333,156

11,664
1,011
5,196

54,768
44,802

1,207,519
633,617
610,027
144,397
373,954

1,549,017
54,153
24,048

158,041
62,966

0
1,024

532,338
64,460
15,359

4,550,579
101,602
488,276

6,097
108,346
125,324

10,716
33,298

435,263
5,014

120.903
4,214

10,215
573

73,828
30,609
47,295

139,516
26,329

205,952

$ 35,906.726

FY 18/19
APPROVED

BUDGET

10,700
13,030

3,227,488
8.349

421,959
346,078

12,400
3,300
5,460

70,000
51,504

1,601,698
145,000
224,600
216,580
454.362

1,547,621
35,000
23,783

249,246
73,254

22
1,200

724,936
72,200
15,476

4,750,954
143,676
747,132

9,366
144,417
82,825
11,835
32,376

243,247
6,680

140,543
2,000

20,000
2,000

55>000
45,000
65,595

156,224
61,044

233,936

$ 39,468,501

FY 19/20
PROPOSED

BUDGET

9,350
13,800

3,274,298
10,790

428,117
347,778

12,240
3,300
5,460

70,000
50,604

1,650.726
289,000
229,600
230,450
426,233

1,355.071
50,000
20,452

276.936
69,454

0
1,100

776,324
70,000
16,356

4.998.741
152,422
679,051

12,012
153,389
84.575
13,335
27,466

324,145
2,500

147,850
20,000
20,000

2,000
75,000
61,000
62,808

158,602
69,100

220,985

$ 40,461,837

VARIANCE
Over

(Under)

(1,350)
770

46,810
2,441
6,158
1,700
(160)

0
0
0

(900)
49,028

144,000
5,000

13,870
(28,129)

(192,550)
15,000
(3.331)

27,690
(3,800)

(22)
(100)

51.388
(2,200)

880
247,787

8,746
(68,081)

2,646
8,972
1,750
1,500

(4,910)
80,898
(4,180)
7,307

18,000
0
0

20,000
16,000
(2,787)
2,378
8,056

(12,951)

$ 993,336

PERCENT
Over

(Under)

-12.62%

5.91%
1,45%

29,24%
1.46%
0.49%

-1.29%

0.00%
0.00%
0.00%

-1.75%

3.06%
99.31%

2.23%
6.40%

-6.19%
-12.44%

42.86%
-14.01%

11.11%
-5.19%

-100.00%
-8.33%

7.09%
-3.05%

5.69%
5.22%
6.09%

-9.11%
28.25%
6.21%
2.11%

12.67%
-15.17%

33.26%
-62.57%

5.20%
900.00%

0.00%
0.00%

36.36%
35.56%
-4.25%

1.52%
13.20%
-5.54%

2.52%
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LEE COUNTY PORT AUTHORITY
PROPOSED BUDGET

FISCAL YEAR 2019/2020

ACCOUNT SUMMARY
FUND 41200

CAPITAL OUTLAY

6410 Furniture and Equipment
6430 Vehide and Roiling Stock

Total Capital Outlay

TRANSFERS AND RESERVES

9110 interfund Transfers
9940 Reserves for Cash Balance

Total Transfers and Reserves

TOTAL EXPENDITURES

FY 17/18
ACTUALS

793,043
272,850

1,065,893

31,256,552
34,416,881

65,673,433

$134,465,245

FY 18/19
APPROVED

BUDGET

1,185,400
0

1,185,400

32,695,869
17.607,360

50,303,229

$125,483,622

FY 19/20
PROPOSED

BUDGET

1,785,949
0

1,785,949

33,697,379
18,393,426

52,090,805

$130,663,248

VARIANCE
Over

(Under)

600,549
0

600,549

1,001,510
786,066

1,787,576

$5,179,626

PERCENT
Over

(Under)

50.66%
0.00%

50.66%

3.06%
4.46%

3.55%

4.13%
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LEE COUNTY PORT AUTHORITT
PROPOSED BUDGET

FISCAL YEAR 2019/2020

DEPARTMENT SUMMARY

EXECUTIVE

Personnel Services

Operating Expenses

Department Total

ADMINISTRATION

Personnel Services

Operating Expenses

Capital Outlay

Airiine Revenue Sharing

Department Total

DEVELOPMENT

Personnel Services

Operating Expenses

Department Total

AVIATION

Personnel Services

Operating Expenses

Department Total

TRANSFERS & RESERVES

Transfers

Reserves

Total

TOTAL EXPENDITURES

FY 17/18
ACTUALS

$460,305

230,837

691,142

6,536,375

5,190,590

1,065,893

4,550,579

17,343,437

2,629,810

2,135,212

4,765,022

22,192,703

23,799,508

45,992,211

31,256,552

34,416,881

65,673,433

$134,465,245

FY 18/19
APPROVED

BUDGET

$492,895

266,621

759,516

7,164,876

6,501,597

1,185,400

4,750,954

19,602,827

2,840,694

2,229,353

5,070,047

24,028.027

25,719,976

49,748,003

32,695,869

17,607,360

50,303,229

$125,483,622

FY 19/20
PROPOSED

BUDGET

$507,416

295,475

802,891

7,519,390

6,800,698

1,785,949

4,998,741

21,104,778

2,877,675

2,296.337

5,174,012

25,420,176

26,070,586

51,490,762

33,697,379

18.393,426

52,090,805

$130,663,248

VARIANCE
Over

(Under)

$14,521

28,854

43,375

354,514

299,101

600,549

247,787

1,501,951

36,981

66,984

103,965

1,392,149

350,610

1,742,759

1,001,510

786,066

1,787,576

$5,179,626

PERCENT
Over

(Under)

2.95%

10.82%

5.71%

4.95%

4.60%

50.66%

5.22%

7.66%

1.30%

3.00%

2.05%

5.79%

1.36%

3.50%

3.06%

4.46%

3.55%

4.13%
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LEE COUNTY PORT AUTHORITY
PROPOSED BUDGET

FISCAL YEAR 2019/2020

PERSONNEL SUMMARY

Executive Director's Office

Air Service Development

Communications & Marketing

Finance

Purchasing

Human Resources

Information Technology

Property Management

Development

Maintenance

Contract Management

Airport Police

Aircraft Rescue

Operations & Safety

Aviation Security & Tech

Aviation Administration

Security

DEPARTMENT TOTALS

FY 17/18
ACTUALS

$460,305

310,411

774,106

1,682.603

346,328

1,443,896

1,565,273

413,758

2,629,810

7.675.624

235,117

4,427,720

5,218,998

1,785,356

1,263,945

476,475

1,109,468

$31,819,193

FY 18/19
APPROVED

BUDGET

$492,895

315,541

808,844

1,695,139

557,341

1,619,680

1,633,988

534,343

2,840,694

8,397,546

248,822

4,714.746

5,427,141

2,015,355

1,486,461

495,285

1,242,671

-$34,526,492

FY 19/20
PROPOSED

BUDGET

$507,416

326,768

847.941

1,712,970

507,243

1,764,217

1,788,525

571,726

2,877,675

8,687,667

375,957

5,453,948

5,415,364

2,196,536

1,431,074

552,697

1,306,933

$36,324,657

VARIANCE
Over

(Under)

$14,521

11,227

39,097

17,831

(50,098)

144,537

154,537

37,383

36,981

290,121

127,135

739,202

(11,777)

181,181

(55,387)

57,412

64,262

$1,798,165

PERCENT
Over

(Under)

2.95%

3.56%

4.83%

1.05%

-8.99%

8.92%

9.46%

7.00%

1.30%

3.45%

51.09%

15.68%

-0.22%

8.99%

-3.73%

11.59%

5.17%

-5.2T%

27.



LEE COUNTY PORT AUTHORITY
Program Summary Cover Sheet

Fiscal Year 2019-2020

Orflanization: Oraanizational Cateciorv:

Fund: 41200 Airport Operating X Executive
Administration

Department: 1105 Port Boards _ Aviation
Development

Prpflram Function:

Port Board:

The Governing Body of the Lee County Port Authority to whom rests all rights and .
authority to promote, create and maintain ports in Lee County for land, sea and air
commerce.

Airports Special Management Committee:

Serves as an advisory and review body to the Board of Port Commissioners on all
issues and matters relating to the Lee County Port Authority.



LEE COUNTS PORT AUTHORITY
PROPOSED BUDGET

FISCAL YEAR 2019/2020

PORT BOARDS

CLERK UB5110541200

FY 17/18
ACTUALS

FY 18/19
APPROVED

BUDGET

FY 19/20
PROPOSED

BUDGET

VARIANCE
Over

(Under)

PERCENT
Over

(Under)

OPERATING EXPENDITURES

4022 Out of County Travel
4024 international Travel
4120 Advertising
4630 Equipment Maintenance
4811 Promotions / Brochures
5280 Minor Equipment
5290 Other Supplies
5531 Seminar/Training Reg Fees

Total Operating Expenses

TOTAL EXPENDITURES

$0
0

3,124
0

24,361
2,470

0
0

29,955

$29,955

$1,000
3,500
3,500

500
27,650

300
200
500

37,150

$37,150

$1,000
3,500
3,500

0
28,200

0
200
450

36,850

$36,850

$0
0
0

(500)
550

(300)
0

(50)

(300)

($300)

0.00%
0.00%
0.00%

-100.00%
1.99%

-100.00%
0.00%

-10.00%

-0.81%

-0.81%

28.



LEE COUNTY PORT AUTHORITY
Program Summary Cover Sheet

Fiscal Year 2019-2020

Omanization: Organizational Category:

Fund: 41200 Airport Operating X Executive
Administration

Department: 1210 Executive Director Aviation
.Development

Proaram Function:

Administration, management, and operation of the Port Authority. Formulate and
prepare recommendations regarding policies, directives, rules and regulations,
programs, agreements, leases and contracts, and other documents which may require
the consideration, action or approval of the Port Authority.



LEE COUNTY PORT AUTHORITY
PROPOSED BUDGET

FISCAL YEAR 2019/2020

EXECUTIVE DIRECTOR

CLERK UC5121041200

FY 17/18
ACTUALS

$328,466
13,578
12,486
4,926

67,572
31,460

1,003
814

FY 18/19
APPROVED

BUDGET

$337,712
13,777
21,617

5,272
72,275
39,067

1,576
1,599

FY 19/20
PROPOSED

BUDGET

$344,186
14,469
22,057

5,380
78,149
40,572

1,615
988

VARIANCE
Over

(Under)

$6,474
692
440
108

5,874
1,505

39
(611)

PERCENT
Over

(Under)

1.92%
5.02%
2.04%
2.05%
8.13%
3.85%
2.50%

-38.22%

PERSONNEL EXPENSES

1210 Salaries - Base Salary
1420 Holiday Pay
2110 FICA Taxes (OASDHl)
2120 FICA Taxes (Medicare)
2210 Regular Retirement
2310 Health Insurance
2320 Life Insurance
2330 Dental Insurance

Total Personnel Services

OPERATING EXPENDITURES

460,305 492,895 507,416

Total Operating Expenses

TOTAL EXPENDITURES

132,105 171,036 162,515

14,521

(8,521)

2.95%

3190
4010
4022
4024
4110
4710
4810
4970
5120
5230
5250
5260
5280
5290
5410
5420
5531

Other Professional Services
Local Mileage
Out of County Travel
International Travel
Telecommunications

Printing, Binding, and Copying
Promotional Advertising and Expenses
License, Permit, and Application Fees
General Office Supplies
Clothing and Wearing Apparel
Food and Food Supplies
Janitorial and other Maint. Supplies
Minor Equipment
Other Supplies
Reference Materials
Memberships
Seminar/Training Reg. Fees

16
0

13,276
15,181

0
0

1,650
478

1,427
159
48

137
965

34
7,052

84,210
7,472

0
100

14,500
33,000

450
100

3,000
205

1,475
200

75
75

550
150

14.656
95,000

7,500

0
50

14,500
30,000

100
60

3,000
205

1,475
150
75
75

250
75

10,000
95,000

7,500

0
(50)

0
(3,000)

(350)
(40)

0
0
0

(50)
0
0

(300)
(75)

(4,656)
0
0

0.00%
-50.00%

0.00%
-9.09%

"77.78%
-40.00%

0.00%
0.00%
0.00%

-25.00%

0.00%
0.00%

-54.55%
-50.00%
-31.77%

0.00%
0.00%

-4.98%

$ 592,410 $ 663,931 $ 669,931 $ 6,000 0.90%

29.



LEE COUNTY PORT AUTHORITY
Program Summary Cover Sheet

Fiscal Year 2019-2020

Organization: Organizational Category:

Fund: 41200 Airport Operating X Executive
Administration

Department: 1410 Port Authority Attorney's Office _Aviation
.Development

Proaram Function:

To provide legal counsel and assistance to the Board of Port Commissioners, the
Airports Special Management Committee, and the Port Authority in such areas as
contracts, public procurement, public facility construction, finance, tax, engineering,
human resources, labor, public service, land use and zoning, and public administration;
advise officials and employees on legal questions, draft all manner of legal documents
and prepare legal opinions. Represent Port Authority in general litigation and eminent
domain actions, as required.



LEE COUNTT PORT AUTHORITY
PROPOSED BUDGET

FISCAL YEAR 2019/2020

CLERK UD5141041200

OPERATING EXPENDITURES

3120 Legal Services
3190 Other Professional Services
3310 Court Reporter Expenses
4010 Local Mileage
4022 Out of County Travef
4710 Printing, Binding, and Copying
5120 Genera! Office Supplies
5250 Food and Food Supplies
5280 Minor Equipment
5410 Reference Materials
5420 Memberships
5531 Seminar/Training. Reg Fees

Total Operating Expenses

TOTAL EXPENDITURES

FY 17/18
ACTUALS

$ 65,795
0
0

411
0
0

1,504
86
76

350
275
280

68,777

$ 68,777

FY 18/19
APPROVED

BUDGET

$ 45,000
5,500

750
500

2,750
60

1,500
0

500
350
275

1,250

58,435

~$58,435

FY 19/20
PROPOSED

BUDGET

$ 85,000
3,000

500
500

2,750
60

1,500
0

500
350
550

1,400

96,110

^~ 96,110

VARIANCE
Over

(Under)

40,000
(2,500)

(250)
0
0
0
0
0
0
0

275
150

37,675

$ 37,675

PERCENT
Over

(Under)

88.89%
-45.45%
-33.33%

0.00%
0.00%
0.00%
0.00%
0.00%
0.00%
0.00%

100.00%
12.00%

64.47%

64.47%

30.



LEE COUNTY PORT AUTHORITY
Program Summary Cover Sheet

Fiscal Year 2019-2020

OrQanlzation: Orqanization Catefforv:

Fund: 41200 Airport Operating _Executive
X Administration

Department: 1218 Air Service Development Aviation
^Development

Program Function:

Plan, implement and analyze promotional programs to attract new passenger and cargo
airlines and increase service from existing carriers, both domestic and international.
Support the efforts of area tourism entities as they relate to increasing air service
options for visitors; support the region's economic development efforts in order to
increase the movement of cargo through the airport; pursue appropriate aeronauticai
business development opportunities at RSW and FMY to provide additional sources of
revenue.



LEE COUNTf PORT AUTHORinf
PROPOSED BUDGET

FISCAL YEAR 2019/2020

AIR SERVICE DEVELOPMENT FY 17/18

CLERK WC5121841200

FY 17/18
\CTUALS

$228,752
9,024

13,938
3,390

19,054
34,320

1,045
888

FY 18/19
APPROVED

BUDGET

$226,935
9,067

14,514
3,540

19,635
39,067

1,184
1,599

FY 19/20
PROPOSED

BUDGET

$235,544
9,457

15,068
3,675

20,237
40,572

1,229
988

VARIANCE
Over

(Under)

$8,609
390
554
135
602

1,505
45

(611)

PERCENT
Over

(Under)

3.79%
4.30%
3.81%
3.81%
3.07%
3.85%
3.79%

"38.22%

PERSONNEL EXPENSES

1210 Salaries " Base Salary
1420 Holiday Pay
2110 FICA Taxes (OASDHI)
2120 FiCA Taxes (Medicare)
2210 Regular Retirement
2310 Health Insurance
2320 Life Insurance
2330 Dental Insurance

Total Personnel Services

OPERATING EXPENDITURES

3190 Other Professional Services
3490 Other Contracted Services
4010 Locai Mileage
4022 Out of County Travel
4024 Internationa! Travel
4110 Telecommunications
4710 Printing, Binding, and Copying
4810 Promotional Advertising and Expenses
4811 Promotions / Brochures
5120 General Office Supplies
5230 Clothing and Wearing Apparel
5280 Minor Equipment
5410 Reference Materiafs
5420 Memberships
5531 Seminar/Training Reg. Fees

Total Operating Expenses

TOTAL EXPENDITURES

310,411

263,050

315,541 326,768

389,857 388,457

11,227 3.56%

55,289
0
2

15,265
68,427

45
60

80,371
190
119
279
647

20,774
523

21,059

95,000
250

50
23,000
87,000

0
0

135,000
150

1,250
0
0

22,007
0

26,150

85,000
250

50
17,000
85,000

0
0

157,000
0

1,000
500

0
22,007

0
20,650

(10,000)
0
0

(6,000)
(2,000)

0
0

22,000
(150)
(250)
500

0
0
0

(5,500)

-10.53%
0.00%
0.00%

-26.09%
-2.30%

0.00%
0.00%

16.30%
-100.00%
-20.00%
100.00%

0.00%
0.00%
0.00%

-21.03%

(1,400) -0.36%

$573,461 $ 705,398 $ 715,225 $ 9,827 1.39%

31.



LEE COUNTY PORT AUTHORITY
Program Summary Cover Sheet

Fiscal Year 2019-2020

Orqanization: Orqanizational Cateqorv:

Fund: 41200 Airport Operating _Executive
X Administration

Department: 1314 Communications & Marketing Aviation
^Development

Program Function:

Communications & Marketing supports the mission of the Lee County Port Authority to
provide an exceptional travel experience for all users of air transportation in Southwest
Florida; and to effectively and efficiently position Southwest Florida International Airport
and Page Field in the local, national and international marketplace. The department
goals are to increase awareness and visibility to Southwest Florida residents of the
economic value and commercial use of Southwest Florida International Airport and
Page Field; to support the initiatives of air service development to attract new and
expand existing air and cargo service; to market, promote and support business and
property development projects; to increase non-aeronautical revenue opportunities
through on-airport advertising programs; to improve internal and external
communications techniques and forums; to encourage and support community efforts to
promote and publicize the region for business and tourism development; to promote and
position the airport; and key leaders within the aviation community and to serve as a
liaison for the airport's Art in Flight program. These goals are reached through
community affairs/public information, social media, promotions, crisis management,
media relations, special events, corporate citizenship, and internal and external
communications efforts. The department also provides administrative services for ali
items scheduled for board action and all Board and Special Management Committee
meetings, as well as records management and reception.



LEE COUNTY PORT AUTHORITY
PROPOSED BUDGET

FISCAL YEAR 2019/2020

COMMUISIICATIONS & MARKETING

CLERK VE5131441200

FY 17/18
ACTUALS

$545.729
0

22,411
33,569
8,113

45,514
113,010

1,838
3,922

FY 18/19
APPROVED

BUDGET

$540.359
15,140
22,381
35,540

8.668
48,080

129,348
2,131
7,197

FY 19/20
PROPOSED

BUDGET

$562,647
21,539
23,300
37,360

9,112
50,178

137,122
2,236
4,445

VARIANCE
Over

(Under)

$22,288
6,399

919
1,820

444
2,098
7,774

105
(2,752)

PERCENT
Over

(Under)

4.12%
42.27%
4.11%
5.12%
5.13%
4.36%
6.01%
4.94%

-38.23%

PERSONNEL EXPENSES

1210 Salaries - Base Salary
1230 Salaries - Part Time Regular
1420 Holiday Pay
2110 F!CA Taxes (OASDHI)
2120 RCA Taxes (Medicare)
2210 Regular Retirement
2310 Health insurance
2320 Life Insurance
2330 Dental Insurance

Total Personnel Services

OPERATING EXPENDITURES

3190 Other Professionai Services
3460 Data Processing
3490 Other Contracted Services
4010 Local Mileage
4015 County Sponsored Functions
4022 Out of County Travel
4110 Telecommunications
4211 Freight and Postage
4430 Office Equipment Rental
4450 Other Equipment Rental
4630 Equipment Maintenance
4635 Equipment Repair Parts
4710 Printing, Binding, and Copying
4810 Promotional Advertising and Expenses
4811 Promotions / Brochures
4970 License, Permit, and Application Fees
5120 General Office Supplies
5230 Clothing and Wearing Apparel
5250 Food and Food Supplies
5280 Minor Equipment
5285 Miscellaneous Furniture
5290 Other Supplies
5410 Reference Materials
5420 Memberships
5530 Educational Expense
5531 Seminar/TraEning Reg Fees

Total Operating Expenses

TOTAL EXPENDITURES

774,106

127,452

808,844 847,941

183,770 157,645

39,097 4.83%

13,746
120

10,623
52

0
3,523

51
10,706
5,196

0
0
0

10,335
16,640
38,198

0
1,672

664
368

8,594
0

1,579
810

1,676
0

2,899

19,270
0

15,800
350

1,000
6,900

0
13,000
5,460
1,500

200
100

12,300
45.000
43,650

250
1,800

900
500

3,000
500
200

1,300
1,920

0
8,870

10,500
1,000

15,800
300
500

6,100
0

13,650
5,460
1,000

200
100

9,300
35,000
40,050

250
1,800

900
500

2,000
500
200

1,350
2,215
1,200
7,770

(8.770)
1,000

0
(50)

(500)
(800)

0
650

0
(500)

0
0

(3,000)
(10,000)

(3,600)
0
0
0
0

(1,000)
0
0

50
295

1,200
(1,100)

-45.51%
100.00%

0.00%
"14.29%
-50.00%
-11.59%

0.00%
5.00%
0.00%

-33.33%

0.00%
0.00%

-24.39%
-22.22%

-8.25%

0.00%
0.00%
0.00%
0.00%

-33.33%
0.00%
0.00%
3.85%

15.36%
100.00%
-12.40%

(26,125) "14.22%

$ 901,558 $ 992,614 $ 1,005,586 $ 1 2,972 1.31%

32.



LEE COUNTY PORT AUTHORITY
Program Summary Cover Sheet

Fiscal Year 2019-2020

Organization: Organizational Category:

Fund: 41200 Airport Operating _Executive
X Administration

Department: 1315 Finance and Budget Aviation
^Development

Program Function:

Oversee alt financial and accounting transactions for the Port Authority including
operating, construction, debt service and budgetary. Assists with capital project
financing, manages and prepares the Port Authority budget. Assists in developing
budgetary goals and implements budgetary policy to achieve these goals. Prepares
monthly budget status reports for each department Monitors the airport budget and
reports budgetary results as necessary to upper management. Process payments and
vouchers for all Port Authority expenditures. Billing and reconciliation of all Port
Authority revenues. Maintain over 250 accounts receivables as well as over 80 revenue
accounts. Preparation of monthly reports including landed weights, passengers,
concession reports, termina! fees and operating statistics.



LEE COUNTY PORT AUTHORITY
PROPOSED BUDGET

FISCAL YEAR 2019/2020

FINANCE

CLERK VB5131541200

PERSONNEL EXPENSES

1210 Salaries - Base Salary
1420 Holiday Pay
2110 FICA Taxes (OASDHi)
2120 FICA Taxes (Medicare)
2210 Regular Retirement
2310 Health Insurance
2320 Life Insurance
2330 Dental insurance

Totaf Personnel Services

OPERATING EXPENDITURES

3120 Lega! Services
3130 Financial Services
3190 Other Professional Services
3210 Auditing
3490 Other Contracted Services
4010 Local Mileage
4022 Out of County Travel
4024 International Travel
4110 TeiecommunicatEons
4450 Other Equipment Rental
4710 Printing, Binding, and Copying
4810 Promotional Advertising and Expenses
4930 Deputy Cierk Fees
4950 Indirect Cost
4970 License, Permit, and Application Fees
4982 Airline Rebates
5120 General Office Supplies
5250 Food and Food Supplies
5260 JanEtorial and other Maint. Supplies
5280 Minor Equipment
5290 Other Supplies
5410 Reference Materials
5420 Memberships
5531 Seminar/TrainEng Reg. Fees

Total Operating Expenses

FY 17/18
ACTUALS

$1,209,303
47,910
68,893
17,903

136,898
193,055

2,943
5,698

1,682,603

302,725
70,773
5,367

86,954
34,303

157
16,436
1,359

161
326

1,279
1,750

979
532,338

72
4,550,579

5,982
9,927

316
2,710

10,037
3,015
1,885

10,659

5,650,089

FY 18/19
APPROVED

BUDGET

$1,187,287
48,337
75,991
18,534

133,298
216,373

4,939
10,380

1,695,139

297,405
92,500
15,000
88,703

0
225

22,771
4,000

250
800

1,050
1,750
1,100

724,936
150

4,750,954
6,250

10,200
450

2,500
9,200
4.137
1,885

13,960

6,050,176

FY 19/20
PROPOSED

BUDGET

$1,171,881
47,610
74,999
18,292

134,469
254,628

4,671
6,421

1,712,970

306,327
94,800
12,400
92,942

0
225

30,773
2,000

250
1,200
1,100
1,750
1,100

776,324
500

4,998,741
6,125

11,500
450

3,000
10,175
4,612
2,460

15,945

6,374,699

VARIANCE
Over

(Under)

($15,406)
(727)
(992)
(242)

1,171
38,255

(268)
(3,959)

17,831

8,922
2,300

(2,600)
4,239

0
0

8,002
(2,000)

0
400

50
0
0

51,388
350

247,787
(125)

1,300
0

500
975
475
575

1,985

324,523

PERCENT
Over

(Under)

-1.30%

-1.50%

"1.31%

-1.30%

0.88%
17.68%
"5.42%

-38.14%

1.05%

3.00%
2.49%

-17.33%

4.78%
0.00%
0.00%

35.14%
-50.00%

0.00%
50.00%
4.76%
0.00%
0.00%
7.09%

233.33%
5.22%

-2.00%

12.75%
0.00%

20.00%
10.60%
11.48%
30.50%
14.22%

5.36%

33.



LEE COUNTf PORT AUTHORITf
PROPOSED BUDGET

FISCAL YEAR 2019/2020

FINANCE

CLERK VB5131541200

FY 17/18
ACTUALS

FY 18/19
APPROVED

BUDGET

FY 19/20
PROPOSED

BUDGET

VARIANCE
Over

(Under)

PERCENT
Over

(Under)

6410 Furniture and Equipment
6430 Vehicle and Roiling Stock

Total Capital Outlay

9110 Interfund Transfers
9940 Reserves for Cash Balance

Total Transfers and Reserves

TOTAL EXPENDITURES

793,043
272,850

1,185,400
0

1,785,949
0

600,549
0

50.66%
0%

1,065,893

31,256,552
34,416,881

65,673,433

$ 74,072,018

1,185,400

32,695,869
17,607,360

50,303,229

$ 59,233,944

1,785,949

33,697,379
18,393,426

52,090,805

$61,964,423 i|

600,549

1,001,510
786,066

1,787,576

> 2,730,479

50.66%

3.06%
4.46%

3.55%

4.61%

34.



LEE COUNTY PORT AUTHORITY
Program Summary Cover Sheet

Fiscal Year 2019-2020

Orflanization: Organizational Category:

Fund: 41200 Airport Operating _Executive
X Administration

Department: 1316 Human Resources Aviation
^Development

Program Function:

The Human Resources department represents a balance of both the needs of the
employer and employee. A primary focus is working to maximize the productivity of the
organization by optimizing the effectiveness of its employees.

The majority of work responsibilities for the Human Resources department focus on the
management, creation, implementation, and supervision of such policy and procedures
relating to: Employee Relations, Compensation and Benefits, Labor Law Compliance,
Training and Development, Recruitment and Payroll.



LEE COUNTY PORT AUTHORITY
PROPOSED BUDGET

FISCAL YEAR 2019/2020

CLERK VC5131641200

PERSONNEL EXPENSES

1210 Salaries " Base Salary
1420 Holiday Pay
2110 FICA Taxes (OASDHI)
2120 FICA Taxes (Medicare)
2210 Regular Retirement
2310 Health Insurance
2311 Health Insurance Opt Out
2320 Life Insurance
2330 Dental Insurance
2350 Disability
2510 Unemployment Compensation
2614 Retiree Health Benefits

FY 17/18
ACTUALS

$434,386
18,112
27,534

6,430
36.292

758,410
490

1,058
2,220

158,964
0
0

FY 18/19
APPROVED

BUDGET

$441,752
18,635
28,314

6,906
38,304

886,177
0

1,744
4,798

193,050
0
0

FY 19/20
PROPOSED

BUDGET

$471,819
20,016
30,248

7,378
40,626
94,445

0
2,075
2,964

177,255
32,440

884,953

VARIANCE
Over

(Under)

$30,067
1,381
1,934

472
2,322

(791,732)
0

331
(1,834)

(15,795)
32,440

884,953

PERCENT
Over

(Under)

6.81%
7.41%
6.83%
6.83%
6.06%

-89.34%
0.00%

18.99%
-38.23%

-8.18%
100.00%
100.00%

Total Personnel Services

OPERATING EXPENDITURES

1,443,896 1,619,680 1,764,217 144,537 8.92%

3110
3190
3490
4010
4015
4022
4110
4120
4710
4810
4970
5120
5230
5250
5260
5280
5290
5410
5420
5531

Medical Services
Other Professional Services
Other Contracted Services
Local Mileage
County Sponsored Functions
Out of County Travel
Telecommunications
Advertising
Printing, Binding, and Copying
Promotional Advertising and Expenses
License, Permit, and Application Fees
General Office Supplies
Clothing and Wearing Apparel
Food and Food Supplies
Janitoriai and other Maint. Supplies
Minor Equipment
Other Supplies
Reference Materials
Memberships
Seminar/TrainEng Reg. Fees

46,164
5,526
8,063

32
5,335
6,115

19
2,055

0
5,180

637
2,032

684
0

93
155

24,461
1,650

970
4,432

43,000
5,850

10,120
100

5,000
9,800

0
4,400

200
6,900

0
1,500

0
200
100
475

28,000
1,700
1.600
7,675

58,820
94,950

400
100

4,500
9,000

0
3,550

200
6,600

0
1,500

500
200
100

1,800
31,600

1,700
1,350
8,185

15,820
89,100
(9,720)

0
(500)
(800)

0
(850)

0
(300)

0
0

500
0
0

1,325
3,600

0
(250)
510

36.79%
1523.08%

-96.05%

0.00%
-10.00%

-8.16%
0.00%

-19.32%
0.00%

-4.35%

0.00%
0.00%

100.00%
0.00%
0.00%

278.95%
12.86%
0.00%

-15.63%

6.64%

Total Operating Expenses

TOTAL EXPENDITURES

113,603 126,620 225,055 98,435 77.74%

$1,557,499 $1,746,300 $ 1,989,272 $ 242,972 13.91 %

35.



LEE COUNTY PORT AUTHORITY
Program Summary Cover Sheet

Fiscal Year 2019^2020

Or(ianizatipn: Qrctanlzational Category:

Fund: 41200 Airport Operating _Executive
X Administration

Department: 1317 Purchasing _Aviation
.Development

Program Function:

The Purchasing/Procurement Department provides outstanding customer focused
support to Lee County Port Authority and the business community, procuring the
highest quality goods and services at the best value in a legal, ethicai and professional
manner following the Values and Guiding Principles whereby ensuring adherence to the
highest standards at all times.

Working closely with internal client departments and legal, the purchasing staff utilizes
project management from competitive process through vendor award/contract/purchase
order consistent with the requirements of the Federal Guidelines, Mode! Procurement
Code, Florida State Statutes and the Port Authority Purchasing Manua! and Guidelines.



LEE COUNTY PORT AUTHORITY
PROPOSED BUDGET

FISCAL YEAR 2019/2020

PURCHASING

CLERK VD5131741200

PERSONNEL EXPENSES

1210 Salaries - Base Salary
1230 Salaries - Part Time Regular
1420 Holiday Pay
2110 FiCA Taxes (OASDHI)
2120 FICA Taxes (Medicare)
2210 Regular Retirement
2310 Health Insurance
2320 Life Insurance
2330 Dental Insurance
2510 Unemployment Compensation

Total Personnel Services

OPERATING EXPENDITURES

3190 Other Professional Services
4010 Local Miieage
4022 Out of County Travel
4110 Teiecommunications
4120 Advertising
4211 Freight and Postage
4710 Printing, Binding, and Copying
4810 Promotional Advertising and Expenses
4811 Promotions / Brochures
4970 License, Permit, and Application Fees
5120 General Office Supplies
5230 Clothing and Wearing Apparel
5260 Janiforial and other Maint. Supplies
5280 Minor Equipment
5420 Memberships
5530 Educational Expense
5531 Semi nar/T rain ing Reg. Fees

Total Operating Expenses

TOTAL EXPENDITURES

FY 17/18
ACTUALS

$233,117
0

10,711
14,685
3.434

19,501
56,105

565
1,813
6,397

346,328

623
625

3,052
0

1,400

(86)
180

1,160
0
0

474
446

18
542

1,557
518

2,169

12,678

$ 359,006

FY 18/19
APPROVED

BUDGET

$342,055
14,971
14,349
22,840

5,571
30.898
98,619

1,280
4,798

21,960

557,341

2,500
200

7,500
0

2,300
0

180
500
350
400
500
500

0
300

1,200
2,400
5,150

23,980

$ 581,321

FY 19/20
PROPOSED

BUDGET

$318,391
23,120
13.550
21,836

5,326
29,131
92,340

1,081
2,470

0

507,243

1,000
200

9,000
15

2,300
0

400
500
350
400
500
500

75
550

1,200
1,200
5,150

23,340

$530,583

VARIANCE
Over

(Under)

($23,664)
8,149
(799)

(1,004)
(245)

(1.767)
(6,279)

(199)
(2,328)

(21,960)

(50,098)

(1.500)
0

1,500
15
0
0

220
0
0
0
0
0

75
250

0
(1,200)

0

(640)

$ (50,738)

PERCENT
Over

(Under)

-6.92%

54.43%
-5.57%

-4.39%

-4.40%

-5.72%

-6.37%

-15.56%

-48.53%
-100.00%

-8.99%

-60.00%
0.00%

20.00%
100.00%

0.00%
0.00%

122.22%
0.00%
0.00%
0.00%
0.00%
0.00%

100.00%
83.33%

0.00%
-50.00%

0.00%

-2.67%

~-6J3%

36.



LEE COUNTY PORT AUTHORITY
Program Summary Cover Sheet

Fiscal Year 2019 "2020

Organizatjpn: Orqanizational Category:

Fund: 41200 Airport; Operating _Executive
X Administration

Department: 1325 Information Technologies Aviation
.Development

P roaram Function:

information Technologies Department provides support to Port Authority computer
services; establishes standards for software and hardware; provides backup and
restoration of public records; maintains computer systems and the system network;
provides VIRUS protection and internet services; provides day-to-day management of
al! Port Authority's computer systems; coordinates consulting services to assure
security; provides technical assistance in resolving computer problems; recommends
new technology and provides user training.



LEE COUNTS PORT AUTHORITY
PROPOSED BUDGET

FISCAL YEAR 2019/2020

CLERK VF5132541200

PERSONNEL EXPENSES

1210
1240
1250
1410
1415
1420
2110
2120
2210
2310
2311
2320
2330

Salaries - Base Salary
Disaster Pay
Special Pay (with Retirement)
Overtime (OT1)
Overtime (OT1.5)
Holiday Pay
FICA Taxes (OASDHi)
FICA Taxes (Medicare)
Regular Retirement
Health Insurance
Health insurance Opt Out
Life insurance
Dentai insurance

Total Personnel Services

OPERATING EXPENDITURES

3190
3460
4010
4022
4110
4211
4431
4630
4635
4710
4810
5120
5221
5230
5260
5280
5285
5290
5410
5420
5530
5531

TOTAL

Other Professionaf Services
Data Processing
Local Mileage
Out of County Travel
Telecommunications
Freight and Postage
Office Equipment Lease
Equipment Maintenance
Equipment Repair Parts
Printing, Binding, and Copying
Promotionat Advertising and Expenses
Genera! Office Supplies
Medical Supplies and Drugs
Clothing and Wearing Apparel
Janitoriai and other Maint. Supplies
Minor Equipment
Miscelianeous Furniture
Other Supplies
Reference Materials
Memberships
Educational Expense
Seminar/Training Reg Fees

Total Operating Expenses

- EXPENDITURES

FY 17/18
ACTUALS

$1,091,931
(54)
18

1,259
424

44,025
68,552
16,032
91,207

241,210
0

3,602
7,067

1,565,273

307,651
1,032,549

375
12,768

318,545
10

54.768
160,463

6,257
180

0
45,146

3
2,490

505
259,826

5,014
13

247
300

8,222
30,187

2,245,519

$ 3,810,792

FY 18/19
APPROVED

BUDGET

$1,089,130
0
0

10,513
12,180
45,038
71,147
17,353
96,251

275,372
600

3,609
12,795

1,633,988

223,500
1,562,750

1,500
12,500

393,275
0

70,000
264,200

13,500
0

1,000
77,000

0
3,900

100
81,600

0
400

2,500
1,940

17,000
20,000

2,746,665

$ 4,380,653

FY 19/20
PROPOSED

BUDGET

$1,185,696
0
0

11,200
12,892
49,323
77,435
18,887

104,003
316,203

600
.3,926

8,359

1,788,525

218,500
1,653,302

1,500
12,500

395,850
0

70,000
253,200

18,500
0
0

87,000
0

4,500
100

81,600
0

400
2,500
2,440

17,000
20,000

2,838,892

$ 4,627,417

VARIANCE
Over

(Under)

$96,566
0
0

687
712

4,285
6,288
1,534
7,752

40.831
0

317
(4,436)

154,537

(5,000)
90.552

0
0

2,575
0
0

(11.000)
5,000

0
(1,000)
10,000

0
600

0
0
0
0
0

500
0
0

92,227

$ 246,764

PERCENT
Over

(Under)

8.87%
0.00%
0.00%
6.54%
5.85%
9.51%
8.84%
8.84%
8.05%

14.83%
0.00%
8.78%

-34.67%

9.46%

-2.24%

579%
0.00%
0.00%
0.65%
0.00%
0.00%

-4.16%
37.04%

0.00%
-100.00%

12.99%
0.00%

15.38%
0.00%
0.00%
0.00%
0.00%
0.00%

25.77%
0.00%
0.00%

3.36%

5.63%

37.



LEE COUNTY PORT AUTHORITY
Program Summary Cover Sheet

Fiscal Year 2019-2020

Organization: OraanizatjonaLCateQorY:

Fund: 41200 Airport Operating _Executive
X Administration

Department: 4215 Property Management Aviation
.Development

Program Function:

Negotiates drafts and manages all revenue producing contracts, such as leases,
licenses and permit agreements, covering the use or occupancy of alt properties and
facilities at Southwest Florida International Airport and Page Field. The department also
oversees the Port Authority's property and casualty insurance functions inciuding
renewals, determining appropriate contractual limits, claims management as well
as risk management.



LEE COUNTY PORT AUTHORITY
PROPOSED BUDGET

FISCAL YEAR 2019/2020

PROPERTY MANAGEMENT

CLERK VF5421541200

FY 17/18
ACTUALS

$295,240
12,245
18,275
4,302

24,657
56,370

1,004
1,665

FY 18/19
APPROVED

BUDGET

$364,557
15,136
23,351

5,695
31,590
88,376

1,640
3,998

FY 19/20
PROPOSED

BUDGET

$393,431
16,488
25,210
6,149

33,859
92,340

1,779
2,470

VARIANCE
Over

(Under)

$28,874
1,352
1.859

454
2,269
3,964

139
(1,528)

PERCENT
Over

(Under)

7.92%
8.93%
7.96%
7.97%
7.18%
4.48%
8.49%

-38.23%

PERSONNEL EXPENSES

1210 Salaries - Base Salary
1420 Holiday Pay
2110 F!CA Taxes (OASDHI)
2120 FICA Taxes (Medicare)
2210 Regular Retirement
2310 Health insurance
2320 Life Insurance
2330 Dental Insurance

Total Personnel Services

OPERATING EXPENDITURES

413,758 534,343 571,726 37,383 7.00%

3150
3190
4010
4022
4024
4110
4520
4620
4710
4811
4970
5120
5260
5280
5410
5420
5530
5531

Appraisal Services
Other Professionai Services
Local Mileage
Out of County Travel
International Travel
Telecommunications
Insurance and Bonds
Vehicle Maintenance
Printing, Binding, and Copying
Promotions / Brochures
License, Permit, and Application Fees
General Office Supplies
JanEtorial and other Maint. Supplies
Minor Equipment
Reference Materials
Memberships
Educational Expense
SemEnar/TrainEng Reg, Fees

20,700
89,155

98
2,535

0
66

1,207,519
125
240

0
43

925
109
875

2,219
2,069

0
2,100

22,800
72.000

325
11,500

1,400
0

1,601,698
0

120
100

0
1,600

0
5,000
3,285
2,490

0
9,165

20,600
85,725

300
12,700

1,400
0

1,650,726
0

120
0
0

1,600
0
0

1,700
2,480
6,500
7,500

(2,200)
13,725

(25)
1,200

0
0

49,028
0
0

(100)
0
0
0

(5,000)
(1,585)

(10)
6,500

(1,665)

-9.65%

19.06%
-7.69%
10.43%
0.00%
0.00%
3.06%
0.00%
0.00%

-100.00%

0.00%
0.00%
0.00%

-100.00%
-48.25%

-0.40%

100.00%
-18.17%

Total Operating Expenses 1,328,778 1,731,483 1,791,351

TOTAL EXPENDITURES

59,868

$1,742,536 $2,265,826 $2,363,077 $ 97,251

3.46%

4.29%

38.



LEE COUNTY PORT AUTHORITY
Program Summary Cover Sheet

Fiscal Year 2019-2020

Oraanization: Organizational Category:

Fund: 41200 Airport Operating _Executive
.Administration

Department: Development Aviation
X Development

Proaram Function:

Development - Responsible for overall management of all Development Departments.
Main function is to keep projects under budget, on schedule, and fully coordinated.
Responsible for contract compliance of all professional and construction-related
services. Reviews and processes all contract amendments, payment requests and
project close-out documentation in accordance with Lee County Port Authority policies
and procedures.

Enaineerina/Construction Management - Transforms development concepts of Port:
Authority management into construction documents ready for bidding and construction.
Manages al! designs, studies and analyses related to airport improvement projects.
Manages and coordinates the work of construction, construction management, and
construction administration activities. Strives to complete construction projects in
accordance with the Port Authority's objectives on cost, time, quality of work and
mlnimization of interruptions to normal airport operations.

Planning and Environmental Compliance - Responsible for completing Master Plan
Updates, Lee Plan amendments and rezonings, noise studies, environmental
assessments, assures NPDES compliance, coordination/review of FAA/FDOT policies
and other governmenta! permitting agency requirements, along with Iaea! government
regulations, for FMY, RSW and adjoining developments. Facilitates compliance with all
local, state and federal environmental regulations, as well as assuring that permit
compliance is maintained. Oversees management of 7,000 acre Mitigation Park.
Maintain noise hotline, respond to noise comments, provide airspace reviews and issue
tali structure permits.



LEE COUNTY PORT AUTHORITY
Program Summary Cover Sheet

Fiscal Year 2019-2020

Qrflanjzatipn: Organizational Category:

Fund: 41200 Airport Operating _Executive
Administration

Department: Development _Aviation
X Development

Government Affairs & Grants - Secures funding assistance from the Federal Aviation
Administration, Florida Department of Transportation and other sources. Ensures
compliance with all grant assurances and coordinates ail development contracts and
contract changes with the appropriate state and federal agencies. Reviews all federal
and state legislation that may impact airports and coordinates issues with affected
departments. In accordance with the regulations of the Department of Transportation 49
CFR Part 23 & 26, develops, implements and manages the Port Authority's
Disadvantaged Business Enterprise (DBE) program. This includes carrying out technical
assistance activities; disseminating information on available business opportunities; and
assuring the award and administration of DOT-assistecf contracts is non-discrimlnatory.

Development Services - Responsible for multiple airport functions including:
administration of the Port Authority's Work Permit program, administration of the
Development Division's professional services contracts; oversight of the web based
Project Reporting System; CADD and graphics support including responsibility for aerial
imagery; oversight of the LCPA Geographical Information System (G1S). Support other
Port Authority departments by providing Due Diligence Reports containing infrastructure
and demographic information of airport property.



LEE COUNTf PORT AUTHORITY
PROPOSED BUDGET

FISCAL YEAR 2019/2020

DEVELOPMENT ADMINSTRATION

CLERK WB5121341200

FY 17/18
ACTUALS

$400,333
15,955
19,406
5,941

62,988
51,480

1,720
1.332

FY 18/19
APPROVED

BUDGET

$403,297
16,300
25,805
6,294

65,676
58,600

1,960
2,399

FY 19/20
PROPOSED

BUDGET

$420,834
17,094
26,933
6,569

68,817
60,858

2,046
1,482

VARIANCE
Over

(Under)

$17,537
794

1,128
275

3,141
2,258

86
(917)

PERCENT
Over

(Under)

4.35%
4.87%
4.37%
4.37%
4.78%
3.85%
4.37%

-38.23%

PERSONNEL EXPENSES

1210 Salaries - Base Salary
1420 Holiday Pay
2110 F!CA Taxes (OASDHI)
2120 FICA Taxes (Medicare)
2210 Regular Retirement
2310 Health Insurance
2320 Life insurance
2330 Dental Insurance

Total Personnel Services

OPERATING EXPENDITURES

559,155 580,331 604,632 24,301 4.19%

4010
4011
4022
4024
4110
4710
4810
4970
5120
5260
5280
5290
5410
5420
5530
5531

Local Mileage
Bridge Tickets & Passes
Out of County Travel
International Travel
Telecommunications
Printing, Binding, and Copying
Promotional Advertising and Expenses
License, Permit, and Application Fees
General Office Supplies
Janitoria! and other Maint. Supplies
Minor Equipment
Other Supplies
Reference Materials
Memberships
Educational Expense
Semi nar/Train ing Reg. Fees

1
0

5,273
3,814

30
120
577

49
1,329

0
562

0
158
856

0
4,203

20
10

13,800
11,300

100
70

0
99

1,000
0

200
50

150
1,460

200
7,090

20
20

16.600
4,500

30
70

450
99

1,100
15

800
30

100
1,260

200
10,530

0
10

2,800
(6,800)

(70)
0

450 .
0

100
15

600
(20)
(50)

(200)
0

3,440

0.00%
100.00%
20.29%

-60.18%
-70.00%

0.00%
100.00%

0.00%
10.00%

100.00%
300.00%
-40.00%
-33.33%
-13.70%

0.00%
48.52%

Total Operating Expenses

TOTAL EXPENDITURES

16,972 35,549 35,824 275

$576,127 $ 615,880 $ 640,456 $ 24,576

0.77%

3.99%

39.



LEE COUNTY PORT AUTHORITY
PROPOSED BUDGET

FISCAL YEAR 2019/2020

DEVELOPMENT - ENGINEERING

CLERKWB5422541200

FY 17/18
ACTUALS

FY 18/19
APPROVED

BUDGET

FY 19/20
PROPOSED

BUDGET

VARIANCE PERCENT
Over Over

(Under) (Under)

PERSONNEL EXPENSES

1210 Salaries - Base Salary
1310 Pay" Non-permanent labor
1420 Holiday Pay
2110 FICA Taxes (OASDHI)
2120 FICA Taxes (Medicare)
2210 Regular Retirement
2310 Health Insurance
2320 Life insurance
2330 Dental Insurance

Total Personnel Services

OPERATING EXPENDITURES

4010 Local Mileage
4011 Bridge Tickets & Passes
4022 Out of County Travel
4110 Telecommunications
4710 Printing, Binding, and Copying
4970 License, Permit, and Application Fees
5120 General Office Supplies
5230 Cfothing and Wearing Apparel
5280 Minor Equipment
5410 Reference Materials
5420 Memberships
5530 Educational Expense
5531 SemEnar/Training Reg. Fees

Total Operating Expenses

TOTAL EXPENDITURES

$363,078
0

15,147
22,307

5,217
30,329
60,660

1,424
1.776

499,938

0
0

3,010
107
60

142
174
451
188

0
1,193

0
1,884

7,209

$507,147

$362,860
3,800

15,107
23,245

5,670
31,447
68,843

1,536
3,199

515,707

150
10

4,800
0

60
200
100
50

375
100

1,637
0

2,600

10,082

$525,789

$379,404
3.800

15,933
24.313

5,930
32,655
72,054

1,609
1,976

537,674

0
0

7,700
0

60
200
100

0
375
100

1,649
1,000
2,770

13,954

$ 551,628

$16.544
0

826
1,068

260
1,208
3,211

73
(1,223)

21,967

(150)
(10)

2,900
0
0
0
0

(50)
0
0

12
1,000

170

3,872

$ 25,839

4.56%
0.00%
5.47%
4.60%
4.59%
3.84%
4.66%
4.77%

-38.24%

4.26%

-100.00%
-100.00%

60.42%
0.00%
0.00%
0.00%
0.00%

-100.00%

0.00%
0.00%
0.73%

100.00%
6.54%

38.41%

4.91%

40.



LEE COUNTY PORT AUTHORITY
PROPOSED BUDGET

FISCAL YEAR 2019/2020

CLERK WB5152041200

PERSONNEL EXPENSES

1210 Salaries - Base Salary
1415 Overtime (OT1.5)
1420 Holiday Pay
2110 FICA Taxes (OASDHI)
2120 FICA Taxes (Medicare)
2210 Regular Retirement
2310 Health Insurance
2311 Health Insurance Opt Out
2320 Life Insurance
2330 Dental Insurance

Total Personnel Services

OPERATING EXPENDITURES

3460 Data Processing
4010 Local Mileage
4022 Out of County Travel
4024 International Travel
4025 Interview Expense
4110 Telecommunications
4710 Printing, Binding, and Copying
4970 License, Permit, and Application Fees
5120 General Office Supplies
5230 Clothing and Wearing Apparel
5260 JanEtonai and other Maint. Supplies
5280 Minor Equipment
5420 Memberships
5530 Educational Expense
5531 Seminar/T raining Reg. Fees

Total Operating Expenses

TOTAL EXPENDITURES

FY 17/18
ACTUALS

$345,940
190

15,044
21,743

5,085
28,939
60,660

365
1,167
1,776

480,909

8
5

10,741
0

522
44

0
185
434

0
7

514
524

0
4,989

17,973

$498,882

FY 18/19
APPROVED

BUDGET

$373,452
0

15,879
23,944

5,840
32,392
79,086

600
1,664
3,998

536,855

0
20

10,300
1,500

0
0

500
100
500

0
0

300
1,275
4,450
7,280

26,225

$563,080

FY 19/20
PROPOSED

BUDGET

$331,359
0

13,830
21,229

5,178
28,513
83,249

600
1,452
2,470

487,880

0
40

12,200
0
0
0

500
100
500
100

0
700

1,390
3,500
7,600

26,630

$ 514,510

VARIANCE
Over

(Under)

($42,093)
0

(2,049)
(2,715)

(662)
(3,879)
4,163

0
(212)

(1,528)

(48,975)

0
20

1,900
(1,500)

0
0
0
0
0

100
0

400
115

(950)
320

405

$(48,570)

PERCENT
Over

(Under)

-11.27%
0,00%

-12.90%
-11.34%
-11.34%
-11.98%

5.26%
100.00%
-12.72%
-38.23%

-9.12%

0.00%
100.00%

18.45%
-100.00%

0.00%
0.00%
0.00%
0.00%
0.00%

100.00%
0.00%

133.33%
9.02%

-21.35%
4.40%

1.54%

-8.63%

41.



LEE COUNTY PORT AUTHORITY
PROPOSED BUDGET

FISCAL YEAR 2019/2020

DEVELOPMENT
GOVERNMENT SERVICES

CLERK WB5132341200

FY 17/18
ACTUALS

$269,568
11,546
16,620
3,887

22,551
51,480

1,091
1,332

FY 18/19
APPROVED

BUDGET

$317,568
13,527
20,362
4,966

27,547
78,133

1,402
3,199

FY 19/20
PROPOSED

BUDGET

$342,506
14,706
21,969

5,358
29,506
81,144

1,509
1,976

VARIANCE
Over

(Under)

$24,938
1,179
1,607

392
1,959
3,011

107
(1,223)

PERCENT
Over

(Under)

7.85%
8.71%
7.89%
7.90%
7.11%
3.85%
7.60%

-38.24%

PERSONNEL EXPENSES

1210 Salaries - Base Salary
1420 Holiday Pay
2110 RCA Taxes (OASDHI)
2120 FICA Taxes (Medicare)
2210 Regular Retirement
2310 Health insurance
2320 Life Insurance
2330 Dental insurance

Total Personnel Services

OPERATING EXPENDITURES

4010 Local Mileage
4015 County Sponsored Functions
4022 Out of County Travel
4110 Telecommunications
4120 Advertising
4710 Printing, Binding, and Copying
4810 Promotional Advertising and Expenses
5120 General Office Supplies
5280 Minor Equipment
5410 Reference Materials
5420 Memberships
5531 Semlnar/T raining Reg. Fees

Total Operating Expenses

TOTAL EXPENDITURES

378,075

68,789

466,704 498,672

79,020 81,870

31,968

2.850

6.85%

12
2,500

17,505
58

0
60

1,045
198
686

3,650
37,825

5,250

300
3,200

21,400
0

500
120

2,350
500
200

3,700
37,825
8,925

300
3,200

22,000
0
0

120
2,850

350
200

8,695
37,825
6,330

0
0

600
0

(500)
0

500
(150)

0
4,995

0
(2,595)

0.00%
0.00%
2.80%
0.00%

"100.00%

0.00%
21.28%

-30.00%
0.00%

135.00%
0.00%

-29.08%

3.61%

$446,864 $ 545,724 -$—5^^^^ $ 34,818 6.38%

42.



LEE COUNTY PORT AUTHORITY
PROPOSED BUDGET

FISCAL YEAR 2019/2020

DEVELOPMENT - SERVICES

CLERK WB5131341200

FY 17/18
ACTUALS

FY 18/19
APPROVED

BUDGET

FY 19/20
PROPOSED

BUDGET

VARIANCE PERCENT
Over Over

(Under) (Under)

PERSONNEL EXPENSES

1210 Salaries - Base Salary
1420 Holiday Pay
2110 FICA Taxes (OASDHI)
2120 FICA Taxes (Medicare)
2210 Regular Retirement
2310 Health Insurance
2320 Life Insurance
2330 Dental Insurance

Total Personnel Services

OPERATING EXPENDITURES

3190 Other Professional Services
3460 Data Processing
3490 Other Contracted Services
4010 Local Mileage
4022 Out of County Travel
4110 Telecommunications
4410 Land, Buiiding, Parking Rental
4630 Equipment Maintenance
4635 Equipment Repair Parts
4710 Printing, Binding, and Copying
4810 Promotional Advertising and Expenses
4930 Deputy Clerk Fees
5120 Genera! Office Supplies
5280 Minor Equipment
5410 Reference Materials
5420 Memberships
5531 Seminar/Training Reg. Fees

Total Operating Expenses

TOTAL EXPENDITURES

$500,890
21,119
31,673

7,407
41,858

104,160
1,518
3,108

711,733

0
8

480
0

1,205
52

303
0
0

6,280
0

45
2,587

339
59

247
3,485

15,090

$726,823

$509,631
21,288
32,651

7,964
44,172

118,153
1,640
5,598

741,097

5,500
0
0

300
7,347

200
0

2,400
100
400

0
100

5,280
200
360
662

4,150

26,999

$ 768,096

$498,115
21,023
31,927

7,787
42,881

142,002
1,624
3,457

748,816

6,000
0
0

300
5,912

200
0

2,400
100
580

20,000
0

4,230
400
660
662

4,150

45,594

$ 794,410

($11,516)
(265)
(724)
(177)

(1,291)
23,849

(16)
(2,141)

7,719

500
0
0
0

(1,435)
0
0
0
0

180
20,000

(100)
(1,050)

200
300

0
0

18,595

$26,314

-2.26%
"1.24%

-2.22%

-2.22%

-2.92%

20.18%
-0.98%

-38.24%

1.04%

9.09%
0.00%
0.00%
0.00%

-19.53%

0.00%
0.00%
0.00%
0.00%

45.00%
100.00%

-100.00%
-19.89%

100.00%
83.33%

0.00%
0.00%

68.87%

3.43%

43.



LEE COUNTY PORT AUTHORIP^
PROPOSED BUDGET

FISCAL YEAR 2019/2020

CLERK WB5422741200

OPERATING EXPENDITURES

3140 Architect & Engineering Services
3190 Other Professional Services
3460 Data Processing
3490 Other Contracted Services
4970 License, Permit, and Application Fees
5280 Minor Equipment

Total Operating Expenses

TOTAL EXPENDITURES

FY 17/18
ACTUALS

$450,328
832,127

0
726,624

100
0

2,009,179

$2,009,179

FY 18/19
APPROVED

BUDGET

$549,000
635,000

500
865,478

1,000
500

2,051,478

$2,051,478

FY 19/20
PROPOSED

BUDGET

$565,896
725,987

0
799,582

1,000
0

2,092,465

$2,092,465

VARIANCE
Over

(Under)

$16,896
90,987

(500)
(65,896)

0
(500)

40,987

$ 40,987

PERCENT
Over

(Under)

3.08%
14.33%

-100.00%
-7.61%
0.00%

-100.00%

2.00%

2.00%

44.



LEE COUNTY PORT AUTHORIPf
Program Summary Cover Sheet

Fiscal Year 2019-2020

Organization: Orqanizational Cateqory:

Fund: 41200 Airport Operating _Executive
Administration

Department: Airport Maintenance (RSW) X Aviation
^Development

Program Function:

The Maintenance Department is comprised of three main sections, Airfield/Grounds,
Terminal, and Resources.

The Airfield/Grounds section provides the airport grounds maintenance to include
landscaping, mowing, irrigation, planting, lakes, ditches, trash control and airfield
mowing. Airside Maintenance activities Include; airfield lighting, airfield signs, runways,
taxiways, aprons, Maintenance of FAA Part 139 standards and NAVAIDS as well as the
landside building maintenance of the parking garage, taxi/limo, vehicle maintenance,
field shop, training center, airfield maintenance bldg., sign shop, carpenter shop, toll
booth/building, airfield vault, air freight, all roadways, parking lots, lift stations,
emergency generators and fencing.

The Terminal Maintenance section of the department provides the maintenance of the
terminal building, RAC building, ARFF Station, chiller plant, HVAC system, fire
protection system, public address system, emergency systems, lighting, baggage
handling system, security/CCTV system, locks and access controls, housekeeping,
light construction, contract maintenance and e!evator/escalator maintenance.

The Resources section provides the maintenance of the vehicle and equipment fleet,
warehouse operations, fuel management system, welding/fabrication shop, CMMS and
departmental programs.



LEE COUNTY PORT AUTHORITY
PROPOSED BUDGET

FISCAL YEAR 2019/2020

ROLLUP
CLERK WJ5422841200

PERSONNEL EXPENSES

1210
1250
1410
1415
1420
1425
2110
2120
2210
2310
2311
2320
2330

Salaries - Base Salary

Special Pay (with Retirement)
Overtime (OT1)
Overtime (OT1.5)
Holiday Pay
Holiday Pay 1.5
FtCA Taxes (OASDH!)
FICA Taxes (Medicare)
Regular Retirement
Health Insurance
Health insurance Opt Out
Life insurance
Dental Insurance

Total Personnel Services

OPERATING EXPENDITURES

3190
3430
3490
4010
4022
4110
4310
4315
4330
4340
4410
4420
4450
4610
4615
4620
4630
4635
4663
4710
4810
4955
4970
5120
5210
5221
5230
5240
5250
5260
5280
5290

Other Professional Sen/Eces
Uniform/Laundry Service
Other Contracted Services
Local Mileage
Out of County Travel
Telecommunications
Electric
Television Cab!e Sen/Eces
Water and Sewer
Trash and Garbage
Land, Building, Parking Rental
Vehicle Rental
Other Equipment Rental
Building Maintenance
Maintenance Materiais
Vehicle Maintenance
Equipment Maintenance
Equipment Repair Parts
Horticultural
Printing, Binding, and Copying
Promotional Advertising and Expenses
Solid Waste Assessment
License, Permit, and Application Fees
General Office Supplies
Fuel and Lubricants
Medical Supplies and Drugs
Clothing and Wearing Apparel
Chemicals
Food and Food Supplies
Janitorial and other Maint. Supplies
Minor Equipment
Other Supplies

FY 17/18
ACTUALS

$4,903,791
28,934
56.756

159.620
168,933
50,134

319,926
74,502

453,515
1,407,084

604
12,583
39,242

7,675,624

277,296
16,577

852,322
765

33,360
1,038

2,965,370
1,888

398,112
332,771

11,361
1.011

44,476
633.617
609,853
142,911
171,887

1,535783
54,153

1,886
950

64,460
11,052
24,381

488,249
870

35.007
104,935

172
31,377

112,389
23,628

FY 18/19
APPROVED

BUDGET

$5,105,251
24,793
65,985

161,580
212,203

70,419
346,106

84,416
468,227

1,759,999
0

15,561
83,006

8,397,546

213,700
20.000

1.711,250
150

27.000
2,750

3,227,488
1,800

421,959
345.618

12,400
3,000

49,000
145,000
224,300
214.000
152,000

1,524.500
35,000

3.050
0

72,200
9,100

28,200
746,895

3,000
37,740
75,450

400
31,000
92,250
33,650

FY 19/20
PROPOSED

BUDGET

$5,240,491
26,337
68,611

166,853
216,825

72,319
355,374

86,677
477,299

1,908,949
0

15,751
52,182

8,687,667

193,900
21,500

1,516,000
150

27,000
1,750

3,274,298
2,000

428,117
347,318

12,240
3,000

48,200
289,000
229,300
226,000
131,500

1,326,000
50.000

3,050
0

70,000
9,900

28,200
678,814

5,000
37,740
77,200

400
25,700

156,050
36,150

VARIANCE
Over

(Under)

$ 135,240
1,544
2.626
5,273
4,622
1,900
9,268
2,261
9,072

148,950
0

190
(30,824)

290,121

(19,800)
1,500

(195,250)
0
0

(1,000)
46,810

200
6,158
1,700
(160)

0
(800)

144.000
5,000

12,000
(20.500)

(198,500)
15,000

0
0

(2,200)
800

0
(68,081)

2,000
0

1,750
0

(5,300)
63.800

2,500

PERCENT
Over

(Under)

2.65%
6.23%
3.98%
3.26%
2.18%
270%
2.68%
2.68%
1.94%
8.46%
0.00%
1.22%

-37.13%

3.45%

-9.27%

7.50%
-11.41%

0.00%
0.00%

-36.36%

1.45%
11.11%

1.46%
0.49%

-1.29%

0.00%
-1.63%

99.31%
2.23%
5.61%

-13.49%
-13.02%

42.86%
0.00%
0.00%

-3.05%
8.79%
0.00%

-9.12%
66.67%

0.00%
2.32%
0.00%

"17.10%

69.16%
7.43%

45.



LEE COUNTY PORT AUTHORITY
PROPOSED BUDGET

FISCAL YEAR 2019/2020

ROLLUP
CLERK WJ5422841200

5310 Asphait and Coldmix
5320 Road Base Materials
5340 Cement and Concrete
5360 Sign Materiai
5390 Other Road Materials
5410 Reference Materials
5420 Memberships
5530 Educational Expense
5531 Seminar/TrainEng Reg. Fees

Total Operating Expenses

TOTAL EXPENDITURES

FY 17/18
ACTUALS

4,214
10,215

573
73,828
30,609
5,380

687
9,971

52,522

9,171,906

$16,847,530

FY 18/19
APPROVED

BUDGET

2,000
20,000
2,000

55,000
45,000

6.900
910

16.000
40,050

9,651,710

$ 18,049,256

FY 19/20
PROPOSED

BUDGET

20,000
20.000

2,000
75,000
61,000
4,900

910
19,000
40,050

9,498,337

$ 18,186,004

VARIANCE
Over

(Under)

18,000
0
0

20,000
16,000
(2,000)

0
3,000

0

(153,373)

$ 136,748

PERCENT
Over

(Under)

900.00%
0.00%
0.00%

36.36%
35.56%

-28.99%

0.00%
18.75%
0.00%

-1.59%

0.76%

46.



LEE COUNTY PORT AUTHORITY
PROPOSED BUDGET

FISCAL YEAR 2019/2020

MAINTENANCE " RESOURCES

CLERK WJ5100041200

PERSONNEL EXPENSES

1210 Salaries - Base Salary
1250 Special Pay (with Retirement)
1410 Overtime (OT1)
1415 Overtime (OT1.5)
1420 Holiday Pay
1425 Holiday Pay 1.5
2110 FICA Taxes (OASDHI)
2120 FICA Taxes (Medicare)
2210 Regular Retirement
2310 Health insurance
2320 Life Insurance
2330 Denta! Insurance

Total Personnel Services

OPERATING EXPENDITURES

3190 Other Professional Services
3430 Uniform/Laundry Service
3490 Other Contracted Services
4010 Local Mileage
4022 Out of County Travel
4110 Telecommunications
4310 Electric
4315 Televison Cab!e Services
4330 Water and Sewer
4340 Trash and Garbage
4410 Land, Building, Parking Rental
4420 Vehicle Rental
4450 Other Equipment Rental
4615 Maintenance Materials
4620 Vehicle Maintenance
4630 Equipment Maintenance
4635 Equipment Repair Parts
4710 Printing, Binding, and Copying
4810 Promotional Advertising and Expenses
4955 Solid Waste Assessment
4970 License, Permit, and Appiication Fees
5120 General Office Supplies
5210 Fuel and Lubricants
5221 Medical Supplies and Drugs
5230 Clothing and Wearing Apparel
5240 Chemicals
5250 Food and Food Supplies
5260 Janitoria! and other Maint. Supplies
5280 Minor Equipment
5290 Other Supplies
5390 Other Road Materials
5410 Reference Materials
5420 Memberships
5530 Educational Expense
5531 Seminar/T rain ing Reg. Fees

Total Operating Expenses

TOTAL EXPENDITURES

FY 17/18
ACTUALS

$742,191
437

10,650
5,280

30,569
0

47,544
11,119
67,635

210,150
1,800
6,401

1,133,776

7,767
2,404

713
765

8,547
503

2,965,370
196

398,112
332,771

11,361
1,011

17,400
66,847

142,801
93,777

571,220
1,706

950
64,460

1,214
19,830

486,744
870

13,331
6,787

172
23,110
21,510

9,493
8,390
5,380

373
0

8,211

5,294,096

$ 6,427,872

FY 18/19
APPROVED

BUDGET

$754,846
980

16,806
20,499
31,431

9,316
50,515
12,321
68,339

253,790
2,161

11,835

1,232,839

9,200
3,000
2,000

150
5,500

750
3,227,488

0
421,959
345,618

12,400
3,000

17,500
75,000

214,000
62,000

649,500
2,500

0
72,200

1,600
22,500

746,895
3,000

12,980
4,750

400
21,500
20,000
13,750
15,000
5,700

310
4,500
9,750

6,006,400

$ 7,239,239

FY 19/20
PROPOSED

BUDGET

$788,294
980

17,504
21,388
32,760

9,709
52,745
12,865
70,841

247,508
2,256
7,310

1,264,160

45,400
3,000
2,000

150
5,500

750
3,274,298

0
428,117
338,318

12,240
3,000

17,500
75,000

226,000
67,500

649,500
2,500

0
70,000
2,500

22,500
678,814

5,000
12,980
6,500

400
22,500
84,000
12>250
15,000
3,700

310
4,500
9,750

6,101,477

$ 7,365,637

VARIANCE
Over

(Under)

$ 33,448
0

698
889

1,329
393

2,230
544

2,502
(6,282)

95
(4,525)

31,321

36,200
0
0
0
0
0

46,810
0

6,158
(7,300)

(160)
0
0
0

12,000
5,500

0
0
0

(2,200)
900

0
(68,081)

2,000
0

1,750
0

1,000
64,000
(1,500)

0
(2,000)

0
0
0

95,077

$ 126,398

PERCENT
Over

(Under)

4.43%
0.00%
4.15%
4.34%
4.23%
4.22%
4.41%
4.41%
3.66%

"2.48%

4.39%
-38.23%

2.54%

393.48%
0.00%
0.00%
0.00%
0.00%
0.00%
1.45%
0.00%
1.46%

-2.11%

-1.29%

0.00%
0.00%
0.00%
5.61%
8.87%
0.00%
0.00%
0.00%

-3.05%

56.25%
0.00%

-9.12%

66.67%
0.00%

36.84%
0.00%
4.65%

320.00%
-10.91%

0.00%
-35.09%

0.00%
0.00%
0.00%

1.58%

1.75%

47.



LEE COUNTS PORT AUTHORITY
PROPOSED BUDGET

FISCAL YEAR 2019/2020

CLERK WJ5200041200

PERSONNEL EXPENSES

1210 Salaries - Base Salary
1250 Special Pay (with Retirement)
1410 Overtime (OT1)
1415 Overtime (OT1.5)
1420 Holiday Pay
1425 Hoiicfay Pay 1.5
2110 FICA Taxes (OASDHI)
2120 FICA Taxes (Medicare)
2210 Regular Retirement
2310 Health insurance
2311 Health Insurance Opt Out
2320 Life Insurance
2330 Dental insurance

FY 17/18
ACTUALS

$2,638,095
20,011
33,261

113,318
74,543
48,464

173,531
40,265

243,715
732,699

604
6,892

18,411

FY 18/19
APPROVED

BUDGET

$2,720,463
16,267
30,742
96,882

112,129
37,465

185,358
45,209

250,760
933,074

8,663
42,383

FY 19/20
PROPOSED

BUDGET

$2,745,230
17,027
31,875
99,476

112,779
37,977

187,228
45,665

251,464
1,002,434

0
8,537

26,178

VARIANCE
Over

(Under)

$ 24,767
760

1,133
2,594

650
512

1,870
456
704

69,360
0

(126)
(16,205)

PERCENT
Over

(Under)

0.91%
4.67%
3.69%
2.68%
0.58%
1.37%
1.01%
1.01%
0.28%
7.43%
0.00%

-1.46%
-38.24%

Total Personnel Services

OPERATING EXPENDITURES

3190 Other Professional Services
3430 Uniform/Laundry Service
3490 Other Contracted Services
4022 Out of County Travel
4110 Telecommunications
4450 Other Equipment Rental
4610 Building Maintenance
4615 Maintenance Materials
4630 Equipment Maintenance
4635 Equipment Repair Parts
4710 Printing, Binding, and Copying
4970 License, Permit, and Appiicafion Fees
5120 General Office Supplies
5210 Fuei and Lubricants
5230 Clothing and Wearing Apparel
5240 Chemicais
5260 Janiforial and other Maint. SuppiEes
5280 Minor Equipment
5290 Other Supplies
5410 Reference Materials
5530 Educational Expense
5531 Seminar/Training Reg. Fees

Total Operating Expenses

TOTAL EXPENDITURES

4,143,809

224,453
7,750

270,214
14>908

256
9,530

413,829
439,547

68,192
829,498

60
9,530
3,144
1,505

11,549
2,061
6,279

40,535
10,702

0
9,252

31,994

2,404,788

$ 6,548,597

4,479,395

124,500
10,000

845,250
12,000

1,700
6,500

129,000
129,300
79,000

690,000
400

7,000
3,200

0
13.460

700
8,500

39.750
15,900

850
9,000

17,800

2,143,810

$ 6,623,205

4,565,870

119.500
10,500

443,000
12,000

700
9,500

96.000
129,300
49,000

522,000
400

6,900
3,200

0
13,460

700
2,200

39.550
19,900

850
12,000
17,800

1,508,460

$ 6,074,330

86,475

(5,000)
500

(402,250)
0

(1,000)
3.000

(33,000)
0

(30,000)
(168,000)

0
(100)

0
0
0
0

(6,300)
(200)

4,000
0

3>000
0

(635,350)

$ (548,875)

1.93%

-4.02%

5.00%
"47.59%

0.00%
-58.82%

46.15%
-25.58%

0.00%
-37.97%

-24.35%

0.00%
-1.43%

0.00%
0.00%
0.00%
0.00%

"74.12%
-0.50%
25.16%
0.00%

33.33%
0.00%

"29.64%

-8.29%

48.



LEE COUNTT PORT AUTHORITY
PROPOSED BUDGET

FISCAL YEAR 2019/2020

CLERK WJ5300041200

PERSONNEL EXPENSES

1210 Salaries - Base Salary
1250 Special Pay (with Retirement)
1410 Overtime (OT1)
1415 Overtime (OT1.5)
1420 Holiday Pay
1425 Holiday Pay 1.5
2110 FICA Taxes (OASDH!)
2120 FICA Taxes (Medicare)
2210 Regular Retirement
2310 Health insurance
2320 Life Insurance
2330 Dental Insurance

FY 17/18
ACTUALS

$1,523,505
8,486

12,845
41,022
63,821

1,670
98,851
23,118

142,165
464,235

3,891
14,430

FY 18/19
APPROVED

BUDGET

$1,629,942
7,546

18,437
44,199
68,643
23,638

110,233
26,886

149,128
573,135

4,737
28,788

FY 19/20
PROPOSED

BUDGET

$1,706,967
8,330

19,232
45,989
71,285
24,633

115,401
28,147

154,994
659,007

4,959
18,694

VARIANCE
Over

(Under)

$ 77,025
784
795

1,790
2,642

995
5,168
1,261
5,866

85,872
222

(10,094)

PERCENT
Over

(Under)

4.73%
10.39%
4.31%
4.05%
3.85%
4.21%
4.69%
4.69%
3.93%

14.98%
4.68%

-35.06%

Total Personnel Services

OPERATING EXPENDITURES

2,398,039 2,685,312 2,857,636 172,324 6.42%

3190
3430
3490
4022
4110
4315
4340
4450
4610
4615
4620
4630
4635
4663
4710
4970
5120
5230
5240
5260
5280
5290
5310

Other Professional Services
Uniform/Launctry Service
Other Contracted Services
Out of County Travel
Telecommunications
Television Cable Services
Trash and Garbage
Other Equipment Rental
Building Maintenance
Maintenance Materials
Vehicle Maintenance
Equipment Maintenance
Equipment Repair Parts
Horticultural
Printing, Binding, and Copying
License, Permit, and Application Fees
General Office Supplies
Clothing and Wearing Apparel
Chemicals
Janitorial and other Maint. Supplies
Minor Equipment
Other Supplies
Asphalt and Coldmix

45,076
6,423

581,395
9,905

279
1,692

0
17.546

219,788
103,459

110
9,918

135,065
54,153

120
308

1,407
10,127
96,087

1,988
50,344

3,433
4,214

80,000
7,000

864,000
9,500

300
1,800

0
25,000
16,000
20,000

0
11,000

185,000
35,000

150
500

2,500
11,300
70,000

1,000
32,500
4,000
2,000

29,000
8,000

1,071.000
9,500

300
2,000
9,000

21,200
193,000
25,000

0
15,000

154,500
50,000

150
500

2,500
11,300
70,000

1,000
32,500
4,000

20,000

(51,000)
1,000

207,000
0
0

200
9,000

(3,800)
177,000

5,000
0

4,000
(30,500)
15,000

0
0
0
0
0
0
0
0

18,000

-63.75%
14.29%
23.96%
0.00%
0.00%

11.11%
100.00%
-15.20%

1106.25%
25.00%

0.00%
36.36%

-16.49%
42.86%

0.00%
0.00%
0.00%
0.00%
0.00%
0.00%
0.00%
0.00%

900.00%

49.



LEE COUNTf PORT AUTHORITY
PROPOSED BUDGET

FISCAL YEAR 2019/2020

CLERK WJ5300041200

5320 Road Base Materials
5340 Cement and Concrete
5360 Sign Material
5390 Other Road Materials
5410 Reference Materials
5420 Memberships
5530 Educational Expense
5531 Seminar/Training Reg. Fees

Total Operating Expenses

TOTAL EXPENDITURES

FY 17/18
ACTUALS

10,215
573

73,828
22,219

0
314
719

12.317

1,473,022

$3,871,061

FY 18/19
APPROVED

BUDGET

20,000
2,000

55,000
30.000

350
600

2.500
12,500

1,501,500

$4,186,812

FY 19/20
PROPOSED

BUDGET

20,000
2,000

75,000
46,000

350
600

2.500
12,500

1,888,400

$4,746,036

VARIANCE
Over

(Under)

0
0

20,000
16,000

0
0
0
0

386,900

^559,224

PERCENT
Over

(Under)

0.00%
0.00%

36.36%
53.33%
0.00%
0.00%

100.00%
0.00%

25.77%

13.36%

50.



LEE COUNTY PORT AUTHORITY
Program Summary Cover Sheet

Fiscal Year 2019-2020

Orffanization: Organizational Cateaorv:

Funct: 41200 Airport Operating _Executive
Administration

Department: 4229 Airport: Contract Management X Aviation
J)eve!opment

Program Function:

Oversee a multitude of outsourced service, maintenance, and support contracts which
provide important services to the Lee County Port Authority. Prepare comprehensive
solicitations for a variety of services that furnish valuable labor and material resources
and support to the Aviation Division and other Authority departments as necessary.

Representative Airport Contract Maintenance service and support agreements include
parking lot and shuttle service management, janitorial routine and project services,
baggage handling systems management, rental car fuel system management, elevator
and escalator equipment repair and maintenance, chillers system and building controls
support, interior plantscaping services, parking access and revenue control system
maintenance, pest control services and general maintenance and support services.



LEE COUNT/ PORT AUTHORITY
PROPOSED BUDGET

FISCAL YEAR 2019/2020

CONTRACT MANAGEMENT

CLERK WJ5422941200

FY 17/18
ACTUALS

FY 18/19
APPROVED

BUDGET

FY 19/20
PROPOSED

BUDGET

VARIANCE
Over

(Under)

PERCENT
Over

(Under)

PERSONNEL EXPENSES

1210 Salaries - Base Salary
1420 Holiday Pay
2110 FICA Taxes (OASDHl)
2120 FiCA Taxes (Medicare)
2210 Regular Retirement
2310 Health Insurance
2320 life insurance
2330 Dental Insurance

Total Personnel Services

OPERATING EXPENDITURES

3170 Management Fees (Parking Lot)
3410 Janitorial Services
3490 Other Contracted Services
4010 Locai Mileage
4022 Out of County Travel
4110 Telecommunications
4315 Television Cable Services
4630 Equipment Maintenance
4635 Equipment Repair Parts
4810 Promotional Advertising and Expenses
4811 Promotions / Brochures
4970 License, Permit, and Appiication Fees
5120 Genera! Office Suppiies
5230 Clothing and Wearing Apparel
5280 Minor Equipment
5285 Miscellaneous Furniture
5410 Reference Materials
5420 Memberships
5531 Seminar/Training Reg. Fees

Total Operating Expenses

TOTAL EXPENDITURES

$172,404
7,100

10,736
2,549

14,389
26,340

711
888

235,117

4,610,490
5,578,193
3,689,091

0
5,943

128
3,174

13,935
60

7,941
0

1,226
681

0
475

0
0

310
2,027

13,913,674

$14,148,791

$179,622
7,175

11,488
2,802

15,541
29,776

819
1,599

248,822

5,159,999
6,237,999
3,797,086

119
7,496

0
3,924

15,860
0

5,000
99

1,550
739
174
639
500
200
310

2,305

15,233,999

$ 15,482,821

$274,173
11,148
17,547
4,280

23,568
42,677

1,083
1,482

375,957

5,359,562
6,358,129
3,790,272

119
3,998

0
4,165

15,860
0

5,000
99

1,280
740
174
639

2,000
200
620

1,400

15,544,257

$15,920,214

$94,551
3,973
6,059
1,478
8,027

12,901
264

(117)

127,135

199,563
120,130

(6,814)
0

(3,498)
0

241
0
0
0
0

(270)
1
0
0

1,500
0

310
(905)

310,258

$ 437,393

52.64%
55.38%
52.74%
52.74%
51.65%
43.33%
32.21%
-7.33%

51.09%

3.87%
1.93%

-0.18%

0.00%
-46.66%

0.00%
6.14%
0.00%
0.00%
0.00%
0.00%

-17.42%
0.14%
0.00%
0.00%

300.00%
0.00%

100.00%
-39.26%

2.04%

2.83%

51.



LEE COUNTY PORT AUTHORITY
Program Summary Cover Sheet

Fiscal Year 2019 "2020

Orgamzatjpii: Organizational Category:

Fund: 41200 Airport Operating _Executive
Administration

Department: 4230 Police X Aviation
.Development

Proflram Function:

Overall twenty-four hour airport; security and law enforcement; responsible for
compliance with all applicable Department of Homeland Security/Transportation
Security Administration's security directives, and enforcement of a!l state and local laws,
to include deterrence and rapid response in our jurisdiction. The law enforcement
section is comprised of the foliowing teams: Patro!, Investigations/lntelligence, Field
Force, Hazardous Device Squad and TSA/APD Canine Explosives Team.



LEE COUNTY PORT AUTHORITY
PROPOSED BUDGET

FISCAL YEAR 2019/2020

POLICE

CLERK WD5423041200

FY 17/18
ACTUALS

FY 18/19
APPROVED

BUDGET

FY 19/20
PROPOSED

BUDGET

VARIANCE PERCENT
Over Over

(Under) (Under)

PERSONNEL EXPENSES

1210 Salaries - Base Salary
1220 Salaries - Fuil Time High Risk
1240 Disaster Pay
1250 Special Pay (with Retirement)
1410 Overtime (OT1)
1415 Overtime (OT1.5)
1420 Ho!iday Pay
1425 HoiEdayPayl.5
1510 Special Pay (without Retirement)
2110 FICA Taxes (OASDHI)
2120 FiCA Taxes (Medicare)
2210 Regular Retirement
2220 High Risk Retirement
2310 Health Insurance
2311 Health Insurance Opt Out
2320 Life Insurance
2330 Dental Insurance

Total Personnel Services

OPERATING EXPENDITURES

3110 Medical Services
3190 Other Professional Services
3430 Uniform/Laundry Service
3490 Other Contracted Services
4010 Local Miieage
4011 Bridge Tickets & Passes
4022 Out of County Travel
4026 Moving Expenses
4110 Telecommunications
4315 Te!evision Cable Services
4420 Vehicle Rentai
4615 Maintenance Materials
4620 Vehicle Maintenance
4630 Equipment Maintenance
4635 Equipment Repair Parts
4710 Printing, Binding, and Copying
4810 Promotional Advertising and Expenses
4970 License, Permit, and Application Fees
5120 General Office Supplies
5221 Medical Supplies and Drugs
5230 Clothing and Wearing Apparel
5280 Minor Equipment
5285 Miscelianeous Furniture
5290 Other Supplies
5410 Reference Materials
5420 Memberships
5530 Educationa! Expense
5531 Seminar/Training Reg, Fees

Total Operating Expenses

TOTAL EXPENDITURES

$507,342
2,056,829

589
56,484
64,126

168,888
33,081
73.573
43,897

183,183
42,841
26,649

642,915
503,575

2,291
5,806

15,651

4,427,720

0
39,607

0
2,464

0
0

8,078
9.607

172
1,010

0
174

1,361
960
245

1,679
0

210
3,600

58
24,617
17,586

0
29,755

40
1,278
4,492

14,172

161,165

$ 4,588,885

$326,312
2,349,736

0
62,681
32.720

121,387
38,850
86,884

1,715
185,748
45,304
10,797

706,153
700,578

3,600
7,895

34,386

4,714,746

5.000
32,230

100
0

300
0

21,067
0

50
0

300
300

2,580
1,200
1.340
2,800
1,000

220
4,000

300
32,000
35,418

5,680
49,055

40
2,545
7,500

14,760

219,785

$4,934,531

$358,196
2,748,206

0
68,796
36,778

141,032
38.885
92,948

1,960
214,438

52.302
11,272

820,831
832,490

3.600
9,074

23,140

5,453,948

0
95,400

100
0

300
30

21,067
0

50
2,000

300
300

4,450
4,820
1,540
1,100
1,500

220
4,000

900
40,000
51,946

0
50,482

1,354
2,135
7,500

13,950

305,444

$ 5,759,392

$31,884
398,470

0
6,115
4,058

19,645
35

6,064
245

28,690
6,998

475
114,678
131,912

0
1,179

(11,246)

739,202

(5,000)
63,170

0
0
0

30
0
0
0

2.000
0
0

1,870
3,620

200
(1,700)

500
0
0

600
8,000

16,528
(5,680)
1,427
1,314
(410)

0
(810)

85,659

$ 824,861

9.77%
16.96%
0.00%
9.76%

12.40%
16.18%
0.09%
6,98%

14.29%
15.45%
15.45%
4.40%

16.24%
18.83%
0.00%

14.93%
-32.71%

15.68%

-100.00%

196.00%
0.00%
0.00%
0.00%

100.00%
0.00%
0,00%
0.00%

100.00%
0.00%
0.00%

72.48%
301.67%

14.93%
-60.71%

50.00%
0.00%
0.00%

200.00%
25.00%
46.67%

-100.00%

2.91%
3285.00%

-16.11%

0.00%
"5.49%

38.97%

16.72%

52.



LEE COUNTY PORT AUTHORITY
Program Summary Cover Sheet

Fiscal Year 2019-2020

Omamzation: Organizational Category:

Fund: 41200 Airport Operating _Executive
Administration

Department: 4231 Security X Aviation
.Development

Proaram Function:

Monitor and enforce security measures as required by 49 CFR 1542 pertaining to
airport security and the airport security plan. Administer the planning of the airport
security training, civiiian security force, police reserve force and any other security
related issues identified by the Director of the Aviation Division. Provide the Director and
the Deputy Executive Director of the Aviation Division with an assessment of, or
feedback on, security related developments in order to deliver an excellent level of
security and service to the customers and tenants of the Southwest Florida International
Airport.



LEE COUNTY PORT AUTHORITY
PROPOSED BUDGET

FISCAL YEAR 2019/2020

CLERK WD5423141200

PERSONNEL EXPENSES

1210 Salaries - Base Salary
1250 Special Pay (with Retirement)
1310 Pay - Non-permanent labor
1410 Overtime (OT1)
1415 Overtime (OT1.5)
1420 Holiday Pay
1425 Holiday Pay 1.5
1510 Special Pay (without Retirement)
2110 FICA Taxes (OASDHI)
2120 FiCA Taxes (Medicare)
2210 Regular Retirement
2310 Health insurance
2311 Health Insurance Opt Out
2320 Life Insurance
2330 Dentai Insurance

FY 17/18
ACTUALS

$638,110
6,023

0
5,657

69,121
4,758

24,741
400

45,185
10,568
59,943

234,705
115

1,632
8,510

FY 18/19
APPROVED

BUDGET

$653,178
6,332

0
2,392

98,772
12,663
30,392

0
49,429
12,056
66,870

290,378
600

2,016
17,593

FY 19/20
PROPOSED

BUDGET

$663,481
6,366

25,000
2,751

99,316
12,733
30,559

0
50,135
12,228
67,336

323,906
1,200
2,045
9,878

VARIANCE
Over

(Under)

$10.303
34

25,000
359
544

70
167

0
706
172
466

33,528
600

29
(7.715)

PERCENT
Over

(Under)

1.58%
0.54%

100.00%
14.99%
0.55%
0.55%
0.55%
0.00%
1.43%
1.43%
0.70%

11.55%
100.00%

1.42%
"43.85%

Total Personnel Services

OPERATING EXPENDITURES

3190 Other Professional Services
3490 Other Contracted Services
4010 Local MEieage
4022 Out of County Travel
4450 Other Equipment Rental
4630 Equipment Maintenance
4635 Equipment Repair Parts
4710 Printing, Binding, and Copying
4810 Promotional Advertising and Expenses
4970 License, Permit, and Application Fees
5120 General Office Supplies
5221 Medical Supplies and Drugs
5230 Clothing and Wearing Apparel
5260 Janitona! and other Maint. Supplies
5280 Minor Equipment
5290 Other Supplies
5531 Seminars/Training Reg. Fees

Total Operating Expenses

TOTAL EXPENDITURES

1,109,468 1,242,671 1,306,933

0
0
0
0
0
0
0
0

1,925
23

2,907
146

3,430
42

1,384
142

0

0
250
100
500
204

50
50

307
2.306

102
2,152

256
17,219

51
1,415

250
3,500

13,000
70,250

100
500
204
50
50

307
2,306

102
2,152

256
19,219

51
1.415

650
500

9,999 28,712 111,112

64,262

82,400

5.17%

13,000
70,000

0
0
0
0
0
0
0
0
0
0

2,000
0
0

400
(3,000)

100.00%
28000.00%

0.00%
0.00%
0.00%
0.00%
0.00%
0.00%
0.00%
0.00%
0.00%
0.00%

11.62%
0.00%
0.00%

160.00%
-85.71%

286.99%

$1,119,467 $1,271,383 -$17418,045 $ 146,662 11.54%

53.



LEE COUNTY PORT AUTHORITY
Program Summary Cover Sheet

Fiscal Year 2019-2020

Organization: Organizational Category:

Fund: 41200 Airport Operating _Executive
Administration

Department: 4240 Operations & Safety X Aviation
.Development

Pro9ram_Fynctipn:

Maintains the requirements of the airport's operating certificate issued by the Federal
Aviation Administration including compliance with iocai, state and federal regulations,
advisory circulars, and certification alerts. Oversees aircraft gate management, wildlife
hazard management, Emergency Management preparedness, and general safety
standards related to aircraft movement areas, ground transportation, parking and
various other landside, terminal and airside activities.



LEE COUNTS PORT AUTHORITY
PROPOSED BUDGET

FISCAL YEAR 2019/2020

CLERK WG5424041200

PERSONNEL EXPENSES

1210 Salaries - Base Salary
1230 Salaries - Part Time Reguiar
1240 Disaster Pay
1250 Special Pay (with Retirement)
1310 Pay- Non-permanent labor
1410 Overtime (OT1)
1415 Overtime (OT1.5)
1420 Holiday Pay
1425 Holiday Pay 1.5
2110 FtCA Taxes (OASDHI)
2120 FICA Taxes (Medicare)
2210 Regular Retirement
2310 Health Insurance
2311 Health Insurance Opt Out
2320 Life Insurance
2330 Dentai Insurance

FY 17/18
ACTUALS

$1,168,872
0

1,098
5,898

10,153
6,900

89,410
28,053
18,522
80,669
18,927

112,658
231,705

994
3,505
7,992

FY 18/19
APPROVED

BUDGET

$1,213,775
59,570

0
5,809

10,000
5,334

72,332
34,489
20,141
86,804
21,172

117,433
346,120

0
4,783

17,593

FY 19/20
PROPOSED

BUDGET

$1,338.210
41,811

0
5,875

10,000
5,771

81,946
36,237
20,132
94,094
22,950

126,377
393,443

1.200
5,294

13,197

VARIANCE
Over

(Under)

$124,435
(17,759)

0
66

0
437

9,614
1,748

(9)
7,290
1,778
8,944

47,323
1,200

511
(4,396)

PERCENT
Over

(Under)

10.25%
-29.81%

0.00%
1.13%
0.00%
8.19%

13.29%
5.07%

-0.04%

8.40%
8.40%
7.62%

13.67%
100.00%

10.69%
-24.99%

Total Personnel Services

OPERATING EXPENDITURES

1,785,356 2,015,355 2,196,536 181,181 8.99%

3190
3460
3490
4010
4022
4110
4635
4710
4810
4811
5120
5221
5230
5250
5260
5280
5290
5410
5420
5530
5531

Other Professional Services
Data Processing
Other Contracted Services
Local Mileage
Out of County Travel
Teiecommunications
Equipment Repair Parts
Printing, Binding, and Copying
Promotional Advertising and Expenses
Promotions / Brochures
Genera! Office Supplies
Medical Supplies and Drugs
Clothing and Wearing Apparel
Food and Food Supplies
Janitorial and other Maint. Supplies
Minor Equipment
Other Supplies
Reference Materials
Memberships
Educational Expense
Semi nars/Train ing Reg. Fees

99,642
16,900

25
0

13,238
223

0
420
182
217

1,944
0

4,316
115
189

10,846
5.619

59
1,065

0
7,056

152,600
300

0
100

14,300
0
0

1,165
6,360

255
3,800

300
6.000

100
100

7,200
5,200

0
1,300
4,000
6,880

112,600
300

55,000
100

15,660
500
750

2,100
1,900

255
4,000

300
7,000

300
300

12,260
3,700

415
1,200
4,000
7,600

(40,000)
0

55,000
0

1,360
500
750
935

(4,460)
0

200
0

1,000
200
200

5.060
(1,500)

415
(100)

0
720

-26.21%
0.00%

100.00%
0.00%
9.51%

100.00%
100.00%
80.26%

-70.13%
0.00%
5.26%
0.00%

16.67%
200.00%
200.00%

70.28%
-28.85%

0.00%
-7.69%

100.00%
10.47%

Total Operating Expenses 162,056 209,960 ^30,240 20,280 ^.66%

TOTAL EXPENDITURES $ 1,947,412 $ 2,225,315 -$2,426,776 $ 201,461 9.05%

54.



LEE COUNTY PORT AUTHORITY
Program Summary Cover Sheet

Fiscal Year 2019-2020

Orqanization: Organizational Category:

Fund: 41200 Airport Operating _Executive
Administration

Department: 4238 Airport Rescue Fire Fighting X Aviation
.Development

P rog ram F u nctipn:

Provide twenty-four-hour aircraft fire fighting and rescue services to the Southwest
Florida International Airport and Page Field. These services include: Structural fire
protection; EMT-level medical and rescue; First Alarm response; mutual aid to loca! fire
departments; and hazardous material mutual aid. Continuous training of all ARFF
personnel required by FAR 139.



LEE COUNTS PORT AUTHORITY
PROPOSED BUDGET

FISCAL YEAR 2019/2020

AIRCRAFT RESCUE & FIRERGHTERS FY 17/18

CLERK WF5423841200

=Y 17/18
LCTUALS

$741,033
2,574,286

267,959
12,412
41,788

458
215,898

50,906
1-14,966
618,610
558,010

7.132
15,540

FY 18/19
APPROVED

BUDGET

$324,527
2,992,391

303,536
15,333
6,233

0
221,582

54,044
34,896

777,738
655.878

11,493
29,490

FY 19/20
PROPOSED

BUDGET

$323,934
2,945,774

319,757
14,630
6,233

0
219,575
53,555
25.682

798,553
677,858

11,537
18,275

VARIANCE
Over

(Under)

($593)
(46,617)
16,221

(703)
(0)
0

(2,007)
(489)

(9,214)
20,815
21,980

44
(11,215)

PERCENT
Over

(Under)

-0.18%
-1.56%

5.34%
-4.58%

0.00%
0.00%

-0.91%

-0.90%
-26.40%

2.68%
3.35%
0.38%

-38.03%

PERSONNEL EXPENSES

1210 Salaries - Base Saiary
1220 Salaries - Full Time High Risk
1410 Overtime (OT1)
1420 Holiday Pay
1510 Special Pay (without Retirement)
1520 incentive Pay
2110 FICA Taxes (OASDHI)
2120 FICA Taxes (Medicare)
2210 Regular Retirement
2220 High Risk Retirement
2310 Health Insurance
2320 Life insurance
2330 Dental Insurance

Total Personnel Services

OPERATING EXPENDITURES

3190 Other Professional Services
3410 Janitoriai Services
3430 Uniform/Laundry Service
3460 Data Processing
3490 Other Contracted Services
4022 Out of County Travet
4026 Moving Expenses
4110 Teiecommunications
4211 Freight and Postage
4315 Tetevision Cable Services
4340 Trash and Garbage
4630 Equipment Maintenance
4635 Equipment Repair Parts
4710 Printing, Binding, and Copying
4810 Promotionat Advertising and Expenses
4910 Truck Weighing Charges
4970 License, Permit, and Application Fees
5120 Genera! Office Supplies
5210 Fuel and Lubricants
5221 Medical Supplies and Drugs
5230 Clothing and Wearing Apparel
5240 Chemicals
5250 Food and Food Supplies
5260 Janitorial and other Maint. Supplies

5,218,998 5,427,141 5,415,364 (11,777) -0.22%

3,694
1,087

573
15

1,356
9,067
6,053

124
0

2,602
385

21,424
2,585

478
429

0
1,111
2,058

27
5,020

34,658
20>389

0
423

5,108
1,350

550
10

1,000
11,655

0
659
30

2,625
460

13,452
5,031

341
880
22

2,100
3,030

137
5,510

44.714
7,375

360
500

5,115
1,350

550
10

1,000
11,330

0
659
150

2,625
460

13,703
5,031

365
880

0
2.100
3,030

137
5,510

40,806
7,375

360
500

7
0
0
0
0

(325)
0
0

120
0
0

251
0

24
0

(22)
0
0
0
0

(3,908)
0
0
0

0.14%
0.00%
0.00%
0.00%
0.00%

-2.79%

0.00%
0.00%

400.00%
0.00%
0.00%
1.87%
0.00%
7.04%
0.00%

"100.00%

0.00%
0.00%
0.00%
0.00%

-8.74%

0.00%
0.00%
0.00%
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LEE COUNTY PORT AUTHORITY
PROPOSED BUDGET

FISCAL YEAR 2019/2020

FY 17/18

CLERK WF5423841200

5280 Minor Equipment
5290 Other Supplies
5410 Reference Materials
5420 Memberships
5530 Educationai Expense
5531 Seminars/Training Reg. Fees

Total Operating Expenses

TOTAL EXPENDITURES

ACTUALS

10,416
1,757
1,714
1,652

350
21,780

151,227

$ 5,370,225

FY 18/19
APPROVED

BUDGET

8,825
928

2,364
1,070
3,994

24,420

148,500

$ 5,575,641

FY 19/20
PROPOSED

BUDGET

8,160
928

2,135
2,360
2,500

24,170

143,299

$ 5,558,663

VARIANCE
Over

(Under)

(665)
0

(229)
1,290

(1,494)
(250)

(5,201)

$ (16,978)

PERCENT
Over

(Under)

-7.54%

0.00%
"9.69%

120.56%
-37.41%

-1.02%

-3.50%

-0.30%
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LEE COUNTY PORT AUTHORITY
Program Summary Cover Sheet

E!scaLYear2019-2020

Orgamzatloru Organizational Cateaorv:

Fund: 41200 Airport Operating _Executive
Administration

Department: 4200 Aviation X Aviation
^Development

Prpflram Eynciiojn:

Oversee ail aspects of the Port Authority's Aviation Departments, including budgetary,
maintenance, standard operating practices, community involvement and daily
operations. Provide coordination and advise to the Executive Director regarding airport
tenant, customer, and Port Authority issues at both Southwest Florida International
Airport and Page Field, including public complaints, airside operations, airport security,
physical plant condition, and safety.



LEE COUNTY PORT AUTHORITY
PROPOSED BUDGET

FISCAL YEAR 2019/2020

AVIATION

CLERK WM5420041200

FY 17/18
ACTUALS

$335,968
14,321
19,050
5,014

54,060
45,760

1,192
1,110

FY 18/19
APPROVED

BUDGET

$336,880
14,066
21,583

5,264
54,846
58,600

1,647
2,399

FY 19/20
PROPOSED

BUDGET

$378,647
15,556
24,244

5,913
64,172
60,858

1,825
1,482

VARIANCE
Over

(Under)

$41,767
1,490
2,661

649
9,326
2.258

178
(917)

PERCENT
Over

(Under)

12.40%
10.60%
12.33%
12.33%
17.00%
3.85%

10.79%
-38.23%

PERSONNEL EXPENSES

1210 Salaries - Base Salary
1420 Holiday Pay
2110 FICA Taxes (OASDHI)
2120 FICA Taxes (Medicare)
2210 Regular Retirement
2310 Health Insurance
2320 Life Insurance
2330 Dental Insurance

Total Personnel Services

OPERATING EXPENDITURES

3190 Other Professional Services
4010 Local Mileage
4022 Out of County Travel
4025 Interview Expense
4110 Telecommunications
4211 Freight and Postage
4710 Printing, Binding, and Copying
4810 Promotional Advertising and Expenses
4970 License, Permit, and Appfication Fees
5120 General Office Supplies
5210 Fuel and Lubricants
5230 Clothing and Wearing Apparel
5410 Reference Materials
5420 Memberships
5531 SemEnars/Training Reg. Fees

Total Operating Expenses

TOTAL EXPENDITURES

476,475

64,659

495,285 552,697 57,412

54,280 53,705 (575)

11.59%

17,500
0

3,344
1,749

64
29

120
38,077

31
754

0
248

88
322

2,333

0
50

9,500
0
0
0

60
38,200

0
500
100

0
0

620
5,250

0
50

9,800
0
0
0

60
38,200

0
500
100

0
0

620
4,375

0
0

300
0
0
0
0
0
0
0
0
0
0
0

(875)

0.00%
0.00%
3.16%
0.00%
0.00%
0.00%
0.00%
0.00%
0.00%
0.00%
0.00%
0.00%
0.00%
0.00%

-16.67%

-1.06%

$541,134 $ 549,565 $ 606,402 $ 56,837 10.34%
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LEE COUNTS PORT AUTHORIP^
Program Summary Cover Sheet

Fiscal Year 2019 "2020

Orcianization: Organizational Category:

Fund: 41200 Airport Operating _Executive
Administration

Department: 4201 Aviation Security & Technology X Aviation
.Development

Prociram Function:

The Aviation Security & Technology Department (AS&T) is responsible for administering
the Lee County Port Authority's Airport Security Program (ASP) for RSW, as required by
the Transportation Security Administration. Additionally, the AS&T department is
charged with:

Acting as the liaison between the Lee County Port Authority and the Transportation
Security Administration (TSA) to administratively manage those matters affecting airport
security to include ASP compliance, security threat analysis and mitigation, and
promoting airport stakeholder participation in all security related requirements and
objectives.

Managing the Airport Communications Center (AirComm) to provide normal and
emergency operational support and coordination to Airport Police, Airport Operations,
LCPA Maintenance, TSA, FAA, Airlines and Tenants at RSW.

Managing the Airport's ID Office to conduct airport employee credentiaiing through
coordination with authorized signers that includes biometric and biographic vetting of
each applicant. The ID Office is also responsible for providing the required training as
the means to obtain credentials once clearance authorization is obtained from the
federal government



LEE COUNTY PORT AUTHORITY
PROPOSED BUDGET

FISCAL YEAR 2019/2020

AVIATION SECURITY & TECHNOLOGY

CLERK WN5420141200

FY 17/18
ACTUALS

$749,122
0

9,493
(142)

8,863
5,317

85,883
14,544
17,999
53,210
12,444
71,399

0
227,045

1,775
6,993

FY 18/19
APPROVED

BUDGET

$742.767
113,921

0
0

5,208
3,142

73,357
15,489
23,649
60,118
14,663
71,478
28,931

315,391
3,153

15.194

FY 19/20
PROPOSED

BUDGET

$706,790
118,906

0
0

5.631
3,476

83.578
12,041
26,747
58,866
14,358
68,852
30,284

290,319
2,829
8,397

VARIANCE
Over

(Under)

($35,977)
4,985

0
0

423
334

10,221
(3,448)
3,098

(1,252)
(305)

(2,626)
1,353

(25,072)
(324)

(6,797)

PERCENT
Over

(Under)

-4.84%

4.38%
0.00%
0.00%
8.12%

10.64%
13.93%

"22.26%

13.10%
-2.08%
-2.08%

"3.67%
4.68%

-7.95%
-10.27%
-44.74%

PERSONNEL EXPENSES

1210 Salaries - Base Salary
1220 Salaries - Full Time High Risk
1230 Sa!aries - Part Time Regular
1240 Disaster Pay
1250 Special Pay (with Retirement)
1410 Overtime (OT1)

Overtime (OT1.5)
Holiday Pay
Holiday Pay 1.5
FICA Taxes (OASDHi)
FICA Taxes (Medicare)
Regular Retirement
High Risk Retirement
Health insurance
Life insurance

Dental Insurance

1415
1420
1425
2110
2120
2210
2220
2310
2320
2330

Total Personnel Services

OPERATING EXPENDITURES

3490 Other Contracted Sen/Eces
4010 Local Mileage
4022 Out of County Travel
4110 TeiecommunicatEons
4630 Equipment Maintenance
4635 Equipment Repair Parts
4710 Printing, Binding, and Copying
4810 Promotional Advertising and Expenses
4811 Promotions / Brochures
5120 General Office Supplies
5221 Medical Supplies and Drugs
5230 Clothing and Wearing Apparel
5260 Janitorial and other Maint. Supplies
5280 Minor Equipment
5290 Other Supplies
5410 Reference Materials
5420 Memberships
5530 Educational Expense
5531 Semi nar/Train ing Reg. Fees

Total Operating Expenses

TOTAL EXPENDITURES

1,263,945

48,054

8,628
60,892
5,285
4,087

671
164

0
1,274

0
897

82
3,018

23,878
30
92

2,776
4,994

164,822

$1»428,767

1,486,461

77,500
100

3.600
51,498
4,500
3,000

900
0

1,000
1,000

0
1,020

0
1,500

13,260
1,846

300
5,500
6,506

173,030

$1,659,491

1,431,074

77,500
100

4,250
67,400
4,500
3,000

900
0

500
1,020

46
1,300

100
1,500

13,260
30

276
5,500
3,010

184,192

$1,615,266

(55,387)

0
0

650
15,902

0
0
0
0

(500)
20
46

280
100

0
0

(1,816)
(24)

0
(3,496)

11,162

$ (44,225)

-3.73%

0.00%
100.00%

18.06%
30.88%

0.00%
0,00%
0.00%
0.00%

-50.00%

2.00%
100.00%
27.45%

100.00%
0.00%
0.00%

100.00%
100.00%

0.00%
-53.74%

6.45%

-2.66%
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LEE COUNTY PORT AUTHORITY
Sumifnarv_Cover Sheet" Other Funds

Fiscal Year 2019-2020

Fund 41201 - Self Insurance Fund

This fund was established to maintain money to cover the deductibles on the Airports'
liability insurance policies and to maintain stability of costs during periods of price
instability.

Fund 41206 - LCPA Donation Police K"9

This fund was established by a donation of approximately $300,000 to benefit the
Canine Detection Program and will be used to cover operating and equipment
necessary to support; the program.

Fund 41209- Grant Capital Repayment Fund

This fund was established to segregate the sale of Airport property sold affair market
value and previously acquired with federa! financial assistance. This is in accordance
with FAA Order 5190.6B. The funds are to be utilized for Airport construction.

Fund 41210 - Reserve and Replacement Fund

This fund was established pursuant to the Amended and Restated Airline Use
Agreement effective October 1, 1998. Investment Income earned within this fund is
transferred annually to fund 41200 (Airport Operating).

Fund 41231 - LCPA Discretionary Fund (Capital)

This fund was established to account for RSW construction projects, land acquisitions
and al! related funding sources. Investment Income earned within this fund is
transferred annually to fund 41200 (Airport Operating).

Fund 41234- RSW Construction (Capital)

This fund was established to account for future RSW construction projects and all
related funding sources. Investment Income earned within this fund is transferred
annually to fund 41200 (Airport Operating).

Fund 41238 - Page Field Construction Fund (Capital)

This fund was established to account for al! FMY construction projects, land acquisitions
and all related funding sources. investment Income earned within this fund will remain
within this fund.
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Fund 41250 - Passenger Facility Charge

On August 31, 1 992 the Lee County Port Authority was granted permission from the
FAA to impose a Passenger Facility Charge of $3.00 per enplanement at Southwest
Florida International Airport. Effective November 1, 2003 the PFC collection level was
increased to $4.50. These funds may only be used on approved projects as determined
by the Federal Aviation Administration. All revenues are transferred to the PFC Capital
Fund (41251).

Fund 41251 - PFC Capital Fund (Capital)

This fund is required by the PFC Revenue and Refunding Bonds, Series 1998 Bond
resolution to account for PFC's received in excess of debt service. These funds may be
used on approved projects as determined by the Federal Aviation Administration.
Interest earned on this fund remains in this fund.

Fund 41255-Custpmer Facility Charge

This fund was originally established in 2002 to account for a $1.00 per day charge
applicable to alt airport rental car contracts. The fund was closed in 2015 when all
required revenues were collected. The plan is to reinstate the CFC's in 2020 to fund the
Rental Car Service Facility Relocation project.

Fund 41271 - Debt Service Reserve Recmirements

This fund was established to account for the Airport's 2000 Series A, 2002 Refunding
Bonds, and 2005 Revenue Refunding Bonds. Investment Income earned within this
fund is transferred annually to fund 41200 (Airport Operating). Interest earned in excess
of the arbitrage limit Is transferred to the fund 41290 (Rebate Fund).

Fund 41273 ~ Revenue Refunding Bonds - 2010

This fund was established to meet the debt service requirements of the Revenue
Refunding Bonds Series 2010. Proceeds were used to partially refund the outstanding
Airport Debt Service Fund 2000 A. Interest is payable semi-annua!ly on Apri! 1 and
October 1. Principal is payable annually October 1. Investment Income earned within
this fund is transferred annually to fund 41200 (Airport Operating).
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Fund 41275 " Revenue Refunding Bonds ~ 2011

This fund was established to meet the debt service requirements of the Revenue
Refunding Bonds Series 2011 . Proceeds were used to refund the outstanding Airport:
Debt Service Fund 2000 A. Interest is payable semi-annuaily on Apri! 1 and October 1
Principal is payable annually October 1 . Investment Income earned within this fund is
transferred annually to fund 41200 (Airport Operating).

Fund 41276 - Revenue Refunding Bonds" 2015

This fund was established to meet the debt service requirements of the Revenue
Refunding Bonds Series 2015. Proceeds were used to refund the outstanding fund
41272 - Revenue Refunding Bonds Series 2005. Interest is payable semi-annualfy on
April 1 and October 1. Principal is payable annually October 1. Investment Income
earned within this fund is transferred annually to fund 41200 (Airport Operating).

Fund 41290 ~ Arbitraae Rebate Fund

This fund was established to collect any excess interest earned by the Investment
Bonds which was over the arbitrage limit. This is per l.R.S. requirements.
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LEE COUNTY PORT AUTHORITY
Program Summary Cover Sheet

Fiscal Year 2019-2020

Organization: Organizational Cateaorv:

Fund: 41203 Page Field _Executive
Administration

Departments: 4262 Page Field Operating X Aviation
^Development

Program Function:

Oversee all aspects of Page Fie!d. Includes: general aviation activities, fueling and
customer service, maintenance of airfield, landside, and structures, maintaining revenue
and expense budgets. Maintain compliance with governmental agencies for the
operation of the airport. Provide communication between airport users, the community
and the staff.



LEE COUNTY PORT AUTHORITY
PROPOSED BUDGET FUND 41203

FISCAL YEAR 2019/2020

PAGE FIELD OPERATING

FUND 41203 SUMMARY

Revenues

Page Field Operating
Page Field Non-Departmental
Interfund Transfers
Fund Balance

Total Revenues

Expenses

FY 17/18
ACTUALS

$10,030,428
0
0

2,162,908
$ 12,193,336

FY 18/19
APPROVED

BUDGET

$11,205,787
750,000

2,500,000
5,935,067

$ 20,390,854

FY 19/20
PROPOSED

BUDGET

$12,140,427
750,000

2,500,000
5,879,174

$21,269,601

VARIANCE
Over

(Under)

$ 934,640
0
0

(55,893)
$ 878,747

PERCENT
Over

(Under)

8.34%
0.00%
0.00%

-0.94%

4.31%

Page Field Operating
Page Fieid Non-Departmentai
interfund Transfers
Reserves

Total Expenses

9,756,213
236,871

0
2,200,252

11,220,855
750,210

3,750,000
4,669,789

11,888,128
763,337

3,750,000
4,868,136

667
13

198

,273
,127

0
,347

5.95%
1.75%
0.00%
4.25%

$ 12,193,336 $ 20,390,854 $ 21,269,601 $ 878,747 4.31%
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LEE COUNTY PORT AUTHORITY
PROPOSED BUDGET

FUND 41203
FISCAL YEAR 2019/2020

9002
9010
9011
9019
9021
9023
9028
9029
9030
9033
9037
9042
9044
9054
9055
9056
9059
9061
9062
9063
9064
9066
9067
9068
9069
9071
9072
9073
9074
9075
9076
9000
9000
9000
9000

900811

PAGE FIELD REVENUES

CLERK UH5120041203

Rental Car Fees
Provider Permit Fees
Advertising
Space Rent Commercial
Land Rent Commercial
Utility Income
Hangar Rentals
Privilege Fees
Building Rental
Misc Landing Fees
Ramp User Fee
Misc Revenue
Misc Revenue - Adm

Jet A Fuel Sales
Pi!ot Supplies
Aviation Center Concessions
Aviation Oil Sales
Av Gas Fuei Sales
Fuel Additives
Tie Down Fees
Fuel Flowage Fees
After Hour Fees
Self Sen/e Fuel
MOGAS - Self Serve
Self Service Maint Fac Fee
Building Service Fee
Ready Return Space Charge
Lavatory Service Fee
Ground Power Unit (GPU) Fee
Facility Use Fee
DASSP Fee
Discounts Taken
Interest on Investments
Hurricane Irma Reimbursement
Refund of Prior Year

SUBTOTAL

PAGE FiELD
NON-DEPARTMENTAL REVENUES

CLERK UG5120041203

State Grant - Runway Rehabilitation

SUBTOTAL

FUND BALANCE

INTERFUND TRANSFER

TOTAL REVENUES

FY 17/18
ACTUALS

$ 99,518
2,350
3,000
5,531

984,616
782

973,336
513

876,051
12,528

126,535
285

0
4.945,925

51,287
8,212
7,497

1,391,402
37,691

109,244
0

11,850
308,562

6,724
0

976
1,301
9,120

855
200

1,500
103

42,594
10,199

141

$ 10,030,428

FY 17/18
ACTUALS

0

0

2,162,908

0

$ 12,193,336

FY 18/19
APPROVED

BUDGET

$ 88,844
2,100
3.000
5,493

1,023.117
0

1,028,729
1.496

960,211
10,540

113,386
2,171

338
5,643.494

55,900
9.325
7,604

1,669,832
36,799
86,431

0
6,750

394,220
12,257

50
957

1,277
9,560

990
0
0
0

30,916
0
0

$11,205,787

FY 18/19
APPROVED

BUDGET

750,000

750,000

5,935,067

2,500,000

$ 20,390,854

FY 19/20
PROPOSED

BUDGET

$ 204,154
2,550
3,000

45,926
1,038,235

0
1,207,362

596
1,017,627

11,489
121,025

2,291
191

6,007,474
47,392

5,888
8,924

1.833,832
36,715
89,024
2,400

13,054
379,161

0
50

976
1,277
9,615

995
0
0
0

49,204
0
0

$ 12,140,427

FY 19/20
PROPOSED

BUDGET

750,000

750,000

5,879,174

2,500,000

$21,269,601

Over

(Under)

$ 115.310
450

0
40,433
15,118

0
178,633

(900)
57,416

949
7,639

120
(147)

363,980
(8,508)
(3,437)
1,320

164,000
(84)

2,593
2,400
6,304

(15,059)
(12,257)

0
19
0

55
5
0
0
0

18,288
0
0

934,640

VARIANCE
Over

(Under)

0

0

(55,893)

0

$ 878,747

Over
(Under)

129.79%
21.43%

0.00%
736.08%

1.48%
0.00%

17.36%
-60.16%

5,98%
9.00%
6.74%
5.53%

-43.49%

6.45%
-15.22%

-36.86%
17.36%
9.82%

-0.23%

3.00%
100.00%
93.39%
-3.82%

0.00%
0.00%
1.99%
0.00%
0.58%
0.51%
0.00%
0.00%
0.00%

59.15%
0.00%
0.00%

8.34%

PERCENT
Over

(Under)

0.00%

0.00%

-0.94%

0.00%

4.31%
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LEE COUNTY PORT AUTHORITY
PROPOSED BUDGET

FISCAL YEAR 2019/2020

PAGE FIELD EXPENDITURES

CLERK UH5120041203

FY 17/18
ACTUALS

FY 18/19
APPROVED

BUDGET

FY 19/20
PROPOSED

BUDGET

VARIANCE PERCENT
Over Over

(Under) (Under)

PERSONNEL EXPENSES

1210
1220
1230
1250
1310
1410
1415
1420
1425
2110
2120
2210
2220
2310
2311
2320
2330
2350

Salaries - Base Salary
Salaries - Full Time High Risk
Salaries - Part Time Regular
Special Pay (with Retirement)
Pay- Non-permanent labor

Overtime (OT1)
Overtime (OT1.5)
Holiday Pay
Holiday Pay 1.5
FICA Taxes (OASDHI)
FICA Taxes (Medicare)
Reguiar Retirement
High Risk Retirement
Health insurance
Health insurance Opt Out
Life Insurance
Dental Insurance
D!sabi!ity

Total Personnel Services

OPERATING EXPENDITURES

3130
3150
3190
3410
3430
3460
3490
4010
4022
4110
4211
4310
4315
4330
4340
4421
4430
4450
4520
4610
4615
4620
4630
4635
4663
4710
4810
4955
4970
5120

Financial Services
Appraisai Sen/ices
Other Professional Services
Janltoria! Services
Uniform/Laundry Service
Data Processing
Other Contracted Services
Local Mileage
Out of County Travel
Telecommunications
Freight and Postage
Electric
Teievision Cab!e Services
Water and Sewer
Trash and Garbage
Vehicle Lease
Office Equipment Renta!
Other Equipment Rental
Insurance and Bonds
Building Maintenance
Maintenance Materials
Vehicle Maintenance
Equipment Maintenance
Equipment Repair Parts
Horticultural
Printing, Binding, and Copying
Promotional Advertising and Expenses
Solid Waste Assessment
License, Permit, and Application Fees
General Office Supplies

1.632,839
342.132

783
14.860
6,885

38,988
46,837
22,615

131,412
31,413

145,065
90,514

531,191
240

5,447
17,130
12,878

3,071,229

150,044
6,350

111,984
150,959

4,354
67.473

277,693
2.711

15,967
61,633

30
282,190

1>640
26,340
16,363
37,250
10,913

140
107,484
146,434
28,170
19,904
52,122

119,276
8,254
5,102

62,542
11,394

1,371
5,666

1,621,593
344,893

0
0

32,759
8,340

61,718
43,267
23,027

131,208
32,002

145,450
94.121

641,800
0

5,737
32,218
18,410

3,236,543

156,371
10,000
97,125

156,520
5,182

34,413
249,973

2,000
25,180
57,598

200
346,829

1,692
33,194
18.360
37,250
10,975
2,950

102,111
189,235
26,985
23,520
53,240

105,586
10,780
7,845

85,878
12,535

1,132
6,734

1,716,083
356,946
48,829

0
10,000
8,663

62,842
45,566
23,970

140,826
34,348

156.243
97,582

697,608
0

6,121
20.350
19,695

3,445,672

159.218
7.500

61,849
156.320

5.291
42.260

267,204
2,800

31,105
59,906

200
308,905

1,752
30,746
19.305
37,250
10,975
2,950

100,067
252,531

38,560
26,837
66,620
87,679

7,900
6,443

78,503
12,535

1,297
6,700

94,490
12,053
48,829

0
(22,759)

323
1,124
2,299

943
9,618
2,346

10,793
3,461

55,808
0

384
(11,868)

1,285

209,129

2,847
(2.500)

(35.276)
(200)
109

7,847
17,231

800
5,925
2,308

0
(37,924)

60
(2,448)

945
0
0
0

(2,044)
63,296
11,575
3,317

13,380
(17,907)

(2,880)
(1,402)'
(7,375)

0
165
(34)

5.83%
3.49%

100.00%
0.00%

-69.47%

3.87%
1.82%
5.31%
4.10%
7.33%
7.33%
7.42%
3.68%
8.70%
0.00%
6.69%

-36.84%

6.98%

6.46%

1.82%
"25.00%
-36.32%
-0.13%

2.10%
22.80%

6.89%
40.00%
23.53%
4.01%
0.00%

"10.93%

3.55%
"7.37%

5.15%
0.00%
0.00%
0.00%

-2.00%

33.45%
42.89%
14.10%
25.13%

-16.96%
-26.72%
-17.87%

-8.59%

0.00%
14.58%
-0.50%

64.



LEE COUNTY PORT AUTHORITY
PROPOSED BUDGET

FISCAL YEAR 2019/2020

PAGE FIELD EXPENDITURES

CLERK UH5120041203

5210 Fuel and Lubricants
5221 Medical Supplies and Drugs
5230 Clothing and Wearing Apparel
5240 Chemicals
5250 Food and Food Supplies
5260 Janltoriai and other Maint. Suppiies
5265 Inventory Purchases
5280 Minor Equipment
5290 Other Supplies
5360 Sign Material
5390 Other Road Materials
5410 Reference Materials
5420 Memberships
5530 Educational Expense
5531 Semi nar/Train ing Reg Fees

Total Operating Expenses

CAPITAL OUTLAY

6410 Furniture and Equipment
6430 Vehicle and Roiling Stock

Total Capital Outlay

TOTAL EXPENDITURES

FY 17/18
ACTUALS

30,491
736

19,963
8,322

29,118
7,664

4,555,575
44,909
10,729
5,208

771
12,355
4,260
1,317
9,500

6,532,671

114.849
37.464

152,313

$ 9,756,213

FY 18/19
APPROVED

BUDGET

50,977
997

22,420
14,300
30,136

7,150
5,675,043

51,248
7,970

25,880
6.175

16,485
5,789
1,200

20,805

7,807,968

176,344
0

176,344

$11,220,855

FY 19/20
PROPOSED

BUDGET

47,248
1,050

22,680
14,363
31,736
8,400

6,119,305
51,476
9,110
8,368
9,800

17,007
5,420
4,000

21,415

8,262,586

179.870
0

179,870

$11,888,128

VARIANCE
Over

(Under)

(3,729)
53

260
63

1,600
1,250

444,262
228

1,140
(17,512)

3,625
522

(369)
2,800

610

454,618

3,526
0

3,526

$ 667,273

PERCENT
Over

(Under)

-7.32%

5.32%
1.16%
0.44%
5.31%

17.48%
7.83%
0.44%

14.30%
-67.67%

58.70%
3.17%

-6.37%
233.33%

2.93%

5.82%

2.00%
0.00%

2.00%

5.95%
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LEE COUNTY PORT AUTHORITY
PROPOSED BUDGET

FISCAL YEAR 2019/2020

PAGE FIELD NON-DEPARTMENTAL

CLERK UG5120041203

FY 17/18
ACTUALS

FY 18/19
APPROVED

BUDGET

FY 19/20
PROPOSED

BUDGET

VARIANCE PERCENT
Over Over

(Under) (Under)

OPERATING EXPENDITURES

3140 Architect & Engineering Services
3190 Other Professional Services
3490 Other Contracted Services
4970 License, Permit, and Application Fees

Total Operating Expenses

CAPITAL OUTLAY

6410 Furniture and Equipment
6510 Professional Services
6540 Improvement Construction

Total Capital Outlay

TOTAL EXPENDITURES

22,682
175,934
38.155

100

236,871

0
0
0

0

236,871

61,500
58.996
55,890

500

176,886

75,000
314,050
184,274

573,324

750,210

59,586
62,958
54,872

500

177,916

79,581
316,582
189,258

585,421

763,337

(1,914)
3,962

(1,018)
0

1,030

4,581
2,532
4.984

12,097

13,127

-3.11%
6.72%

-1.82%
0.00%

0.58%

6.11%
0.81%
2.70%

2.11%

1.75%

TRANSFERS AND RESERVES

9110 Interfund Transfers
9940 Reserves for Cash Balance

Total Transfers and Reserves

TOTAL PAGE FIELD EXPENDITURES

2

2

$12

0
,200,252

,200,252

,193,336

3,750,000
4,669,789

8,419,789

$ 20,390,854

3
4

8

$21

,750,
,868,

,618,

,269,

000
136

136

601

0
198,347

198,347

$ 878,747

0.00%
4.25%

2.36%

4.31%

66.



LEE COUNTY PORT AUTHORITY
PROPOSED BUDGET

FUND 41271
FISCAL YEAR 2019/2020

DEBT SERVICE RESERVES

CLERK GC5890141271

REVENUES

361100-0000 interest on Investment

421000-0000 Fund Balance

TOTAL REVENUES

APPROPRIATIONS

9110 Interfund Transfer

9940 Reserves for Cash Balance

TOTAL APPROPRIATIONS

FY 17/18
ACTUALS

$ 483,319

25,284,383

$ 25,767,702

483,319

25,284,383

$ 25,767,702

FY 18/19
APPROVED

BUDGET

$ 409,620

25,921,159

$ 26,330,779

409,620

25,921,159

$ 26,330,779

FY 19/20
PROPOSED

BUDGET

$ 659,906

25,821,547

$26,481,453

659,906

25,821,547

$26,481,453

VARIANCE
Over

(Under)

$ 250,286

(99,612)

$150,674

250,286

(99,612)

$150,674

PERCENT
Over

(Under)

61.10%

-0.38%

0.57%

61.10%

-0.38%

0.57%
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LEE COUNTY PORT AUTHORITY
PROPOSED BUDGET

FUND 41273
FISCAL YEAR 2019/2020

REVENUE REFUNDING BONDS
SERIES 2010

GE5429041273

REVENUES

361100-0000 interest on Investment

381000-0000 Interfund Transfer

421000-0000 Fund Balance

TOTAL REVENUES

APPROPRIATIONS

7110Principa!

7210 Interest

7310 Other Debt Service Costs

9110 Inferfund Transfer

9940 Reserves

TOTAL APPROPRIATIONS

FY 17/18
ACTUALS

$ 112,502

13,396.229

0

$ 13,508,731

10,010,000

3,000,875

345

0

497,511

$ 13,508,731

FY 18/19
APPROVED

BUDGET

$ 62,583

13,499,025

0

$ 13,561,608

11,075,000

2,423,375

650

62,583

0

$ 13,561,608

FY 19/20
PROPOSED

BUDGET

$ 113,528

13,499,905

0

$ 13,613,433

11,685.000

1,814,250

655

113,528

0

$ 13,613,433

VARIANCE
Over

(Under)

$ 50.945

880

0

$ 51,825

610,000

(609,125)

5

50.945

0

$ 51,825

PERCENT
Over

(Under)

81.40%

0.01%

0.00%

0.38%

5.51%

-25.14%

0.77%

81.40%

0.00%

0.38%

68.



LEE COUNTY PORT AUTHORITY
PROPOSED BUDGET

FUND 41275
FISCAL YEAR 2019/2020

REVENUE REFUNDING BONDS
SERIES 2011

GE5429041275

FY 17/18 FY 18/19 FY 19/20 VARIANCE PERCENT
ACTUALS APPROVED PROPOSED Over Over

BUDGET BUDGET (Under) (Under)

REVENUES

361100-0000 Interest on investment

381000-0000 Interfund Transfer

421000-0000 Fund Balance

TOTAL REVENUES

APPROPRIATIONS

7110 Principal

7210 Interest

7310 Other Debt Service Costs

9110 Interfund Transfer

9940 Reserves

TOTAL APPROPRIATIONS

$ 40,223

9,475,253

0

$ 9,515,476

220,000

9.287.369

345

0

7,762

$9,515,476

$ 24.567

9,514,844

0

$9,539,411

235,000

9,279.494

350

24,567

0

$9,539,411

$ 52,946

9,515,469

0

$ 9,568,415

245,000

9,270,094

375

52,946

0

$ 9,568,415

$28,379

625

0

$29,004

10,000

(9,400)

25

28,379

0

$29,004

115.52%

0.01%

0.00%

0.30%

4.26%

-0.10%

7.14%

115.52%

0.00%

0.30%

69.



LEE COUNTY PORT AUTHORITY
PROPOSED BUDGET

FUND 41276
FISCAL YEAR 2019/2020

REVENUE REFUNDING BONDS
SERIES 2015

CLERK GE5429041276

REVENUES

361100-9000 Interest on Investment

381000-9412 Interfund Transfer

421000-0000 Fund Balance

TOTAL REVENUES

APPROPRIATIONS

7210 Interest Payment

7310 Debt Service Costs

9110 Interfund Transfer

9940 Reserves for Cash Balance

TOTAL APPROPRIATIONS

FY 17/18
ACTUALS

$ 6,851

1,665,274

403

$1,672,528

1,671,250

403

0

875

$ 1,672,528

FY 18/19
APPROVED

BUDGET

$ 7,225

1,672,000

141,995

$ 1,821,220

1,671,250

750

7,225

141,995

$ 1,821,220

FY 19/20
PROPOSED

BUDGET

$ 9,076

1,672,005

141,563

$1.822,644

1,671,250

755

9,076

141,563

$1,822,644

VARIANCE
Over

(Under)

$ 1,851

5

(432)

$ 1,424

0

5

1,851

(432)

$ 1,424

PERCENT
Over

(Under)

25.62%

0.00%

-0.30%

0.08%

0.00%

0.67%

25.62%

-0.30%

0.08%
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LEE COUNPT PORT AUTHORITT
PROPOSED BUDGET

FUND 41290
FISCAL YEAR 2019/2020

ARBITRAGE REBATE FUND

CLERK GC5890241290

REVENUES

361100-0000 Interest on Investment

381000-0000 Interfund Transfer

TOTAL REVENUES

APPROPRIATIONS

4983 Arbitrage Rebates

9940 Reserves for Cash Balance

TOTAL APPROPRIATIONS

FY 17/18
ACTUALS

$0

0

0

0

$

FY 18/19
APPROVED

BUDGET

$ 101

10,000

$10,101

10,000

101

$ 10,101

FY 19/20
PROPOSED

BUDGET

$ 125

10,000

$ 10,125

10,000

125

$ 10,125

VARIANCE
Over

(Under)

$ 24

0

$ 24

0

24

T— 24

PERCENT
Over

(Under)

23.76%

0.00%

"0.24%

0.00%

23.76%

0.24%
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LEE COUNTY PORT AUTHORITY
PROPOSED BUDGET

FUND 41201
FISCAL YEAR 2019/2020

SELF INSURANCE
FUND

CLERK GC5890141201

REVENUES

361100-0000 Investment Income

421000-0000 Fund Baiance

TOTAL REVENUES

APPROPRIATIONS

9110 interfund Transfer

9940 Reserves

TOTAL APPROPRIATIONS

FY 17/18
ACTUALS

$ 2,066

200,000

$ 202,066

2,066

200,000

$ 202,066

FY 18/19
APPROVED

BUDGET

$ 3,138

200,000

$ 203,138

3,138

200,000

$ 203,138

FY 19/20
PROPOSED

BUDGET

$ 5,262

200,000

$ 205,262

5,262

200,000

$ 205,262

VARIANCE
Over

(Under)

$ 2,124

0

$ 2,124

2,124

0

$ 2,124

PERCENT
Over

(Under)

67.69%

0.00%

1.05%

67.69%

0.00%

1.05%
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LEE COUNTY PORT AUTHORITY
PROPOSED BUDGET

FUND 41206
FISCAL YEAR 2019/2020

PA DONATION POLICE K9

CLERK PD5420141206

FY 17/18
ACTUALS

FY 18/19
APPROVED

BUDGET

FY 19/20
PROPSED
BUDGET

VARIANCE
Over

(Under)

PERCENT
Over

(Under)

REVENUES

361100-0000 Investment income

421000-0000 Fund Balance

$ 1,441 $ 2,136 $ 4,516 $ 2,380 111.42%

139,605 139,549 119,786 (19,763) -14.16%

TOTAL REVENUES

APPROPRIATIONS

5280 Minor Equipment

6410 Furniture & Equipment

9901 Reserves

TOTAL APPROPRIATIONS

T....

T

141

141

141

,046

0

0

,046

,046

1:

T

141,685

100,998

40,687

0

141,685

T

T

124,302

99,786

24,516

0

124,302

:$:

3:

(1L3831

(1.212)

(16,171)

0

(17,383)

-12.27%

-1.20%

-39.74%

0.00%

"12.27%
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LEE COUNPT PORT AUTHORITY
PROPOSED BUDGET

FUND 41209
FISCAL YEAR 2019/2020

PA GRANT ACQ CAPITAL
REPAYMENT

CLERK WN5422841209

REVENUES

361100-0000 Investment Income

FY 17/18
ACTUALS

$ 1,415

FY 18/19
APPROVED

BUDGET

$ 2,896

FY 19/20
PROPOSED

BUDGET

$ 5,130

VARIANCE
Over

(Under)

$ 2,234

PERCENT
Over

(Under)

77.14%

421000-0000 Fund Balance 170,000 170,000 170,000 0.00%

TOTAL REVENUES

APPROPRIATIONS

9110 Interfund Transfer

9901 Reserves

TOTAL APPROPRIATIONS

T

T

171

171

171

,415

0

,415

,415

$ 172,896

172,896

0

$ 172,896

$ 175,130

175,130

0

$ 175,130

T

1_

2,234

2,234

0

2,234

1.29%

1.29%

0.00%

1.29%

74.



LEE COUNTY PORT AUTHORITY
PROPOSED BUDGET

FUND 41210
FISCAL YEAR 2019/2020

RESERVE &
REPLACEMENT FUND
CLERKGC5810141210

FY 17/18
ACTUALS

FY 18/19
APPROVED

BUDGET

FY 19/20
PROPOSED

BUDGET

VARIANCE
Over

(Under)

PERCENT
Over

(Under)

REVENUES

361100-0000 Investment income

421000-0000 Fund Balance

TOTAL REVENUES

APPROPRIATIONS

9110 Interfund Transfers

9940 Reserves

TOTAL APPROPRIATIONS

9,335 $ 7,791 $ 12,950 $ 5,159 66.22%

500,001 500,000 500,000 0 0.00%

9,335

500,001

107,791

400,000

$ 509,336 $ 507,791 $ 512,950 $ 5,159 1.02%

212,950 105,159 97.56%

300,000 (100,000) -25.00%

509,336 $ 507,791 $ 512,950 $ 5,159 1.02%
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LEE COUNTY PORT AUTHORITY
PROPOSED BUDGET

FUND 41231
FISCAL YEAR 2019/2020

LCPA DISCRETIONARY
FUND

CLERK VB5131541231

REVENUES

361100-0000 Investment Income

334410-0000 State Grant

334410-0001 Federal Grant

389400-900015 FAC Grant- Interns

389400-900016 SEC-AAAE internship Grant

381000-9412 Interfund Transfer

421000-0000 Fund Balance

TOTAL REVENUES

APPROPRIATIONS

3130 Financial Services

3140 Architect and Engin. Serv

3190 Other Professional Services

3460 Data Processing

3490 Other Contracted Services

4810 Promotional Advertising and Expenses

5280 Minor Equipment

6310 Improvements Other Than Buildings

6410 Furniture Equipment

6510 Professional Svcs

6540 Improvement Construction

6542 Miscellaneous Expense

7130 Lease Purchase Principle

7230 Lease Purchase interest

9110 Interfund Transfer

9940 Reserves for Cash Balance

TOTAL APPROPRIATIONS

FY 17/18
ACTUALS

$ 718,320

0

0

7,898

0

6,844,561

37,625,413

$ 45,196,192

36,373

0

40,400

0

0

763,915

6,832

0

117,933

0

0

0

364,348

19,485

5,060,932

38,785,974

$ 45,196,192

FY 18/19
APPROVED

BUDGET

$ 610,958

1,000,000

2,000,000

4,000

2,500

10,697,411

25,429,328

$ 39,744,197

0

29,547

425,000

325,000

395,000

2,175,000

3,500

550,000

220,000

3,250,000

950,000

105,000

372,697

11,941

6,250,000

24,681,512

$ 39,744,197

FY 19/20
PROPOSED

BUDGET

$ 1,287,124

1,000,000

2,000,000

4,000

2,500

13,855,000

29,816,218

$ 47,964,842

50,000

28,500

355,000

315,000

325,000

2,475,000

3,750

500,000

215,000

1,027,500

750,000

100.000

383,548

4,235

18,487,124

22,945,185

$ 47,964,842

VARIANCE
Over

(Under)

$ 676,166

0

0

0

0

3,157,589

4,386,890

$ 8,220,645

50,000

(1,047)

(70,000)

(10,000)

(70,000)

300,000

250

(50,000)

(5,000)

(2,222,500)

(200,000)

(5,000)

10,851

(7,706)

12,237,124

(1,736,327)

$ 8,170,645

PERCENT
Over

(Under)

110.67%

0.00%

0.00%

0.00%

0.00%

29.52%

17.25%

20.68%

100.00%

-3,54%

-16.47%

-3.08%

-17.72%

13.79%

7.14%

-9.09%

-2.27%

-68.38%

-21.05%

"4.76%

2.91%

"64.53%

195.79%

-7.03%

20.56%

76.



LEE COUNTY PORT AUTHORITY
PROPOSED BUDGET

FUND 41234
FISCAL YEAR 2019/2020

RSW CONSTRUCTION
CLERK WB5422841234

FY 17/18
ACTUALS

FY 18/19
APPROVED

BUDGET

FY 19/20
PROPOSED

BUDGET

VARIANCE PERCENT
Over Over

(Under) (Under)

REVENUES

389100-9000 Interest

331410-2018 Federal Grant

384000-9002 Loan Proceeds

331410-2013 Federal Grant-Cargo & Passenger Entitlements

331410-2020 Federal Grant - Terminai Expansion

331410-2015 TSA Security Cameras

331410-2710 TSA Electronic Baggage Screening

334410-2018 State Grant

334410-9408 State Grant - Design and Construction ATCT

334410-9405 State Grant - RSW North Property Utilities

334410-9401 State Grant - Rehabilitation of Roads

334410-9410 State Grant-Ticket Ctr& Gate Podium

334410-9413 State Grant - Airside Pavement Rehab

334410-9516 State Grant- Maintenance Bldg Expansion

334410-9517 State Grant - RSW Terminal Expansion

381000-0000 interfund Transfer

421000-0000 Fund Balance

TOTAL REVENUES

APPROPRIATIONS

5280 Minor Equipment

6510 Professiona! Services

6511 Permits, Licenses & Other Fees

6530 Building Construction

6531 Building Renovation

6540 Improvement Construction

6542 Miscellaneous Expense

9110 Interfund Transfer

9940 Resenres

TOTAL APPROPRIATIONS

$ 842,632

0

0

0

0

484,229

4,061,698

0

0

913,212

267,670

123,314

211,761

21,253

500,000

1,289,185

45,041,635

$ 53,756,589

40,882

7,031,225

0

122,454

3,380

1,722,716

89,100

842,632

43,904,200

$ 53,756,589

$ 720,310

3,000,000

0

1,765,643

0

0

0

8,000,000

4,778,760

1,817,747

0

313,906

294,274

1,200,000

3,230,491

30,879,111

62,216,276

$118,216,518

0

8,998,781

25,000

609,875

3,954,897

37,764,598

9,495,000

1,720,310

55,648,057

$118,216,518

$ 1,099,185

3,000,000

38,661,218

0

18,757,869

0

0

8,000,000

2,505,653

0

0

0

0

874,605

10,679,632

45,654,244

62,512,280

$191,744,686

0

35,854,781

25,000

1,908,475

3,851,478

69,558,147

25,587,470

1,099,185

53,860,150

$191,744,686

378,875

0

38,661,218

(1,765,643)

18,757,869

0

0

0

(2,273,107)

(1,817,747)

0

(313,906)

(294,274)

(325,395)

7,449,141

14,775,133

296,004

$73,528,168

0

26,856,000

0

1,298,600

(103,419)

31,793,549

16,092,470

(621,125)

(1,787,907)

$73,528,168

52.60%

0.00%

100.00%

-100.00%

100.00%

0.00%

0.00%

0.00%

-47.57%

0.00%

0.00%

0.00%

0.00%

-27.12%

230.59%

47.85%

0.48%

62.20%

0.00%

298.44%

0.00%

212.93%

-2.61%

84.19%

169.48%

-36.11%

-3.21%

62.20%
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LEE COUNTY PORT AUTHORITY
PROPOSED BUDGET

FUND 41238
FISCAL YEAR 2019/2020

PAGE FIELD CONSTRUCTION
CLERK VM5131841238

FY 17/18
ACTUALS

101,789

6,331,668

604,000

2,802,695

0

4,000,000

4,447,840

FY 18/19
APPROVED

BUDGET

$ 69,908

925,000

4,000,000

0

0

5,250,000

3,674,837

FY 19/20
PROPOSED

BUDGET

$ 143,238

0

0

0

300,000

3,500,000

3,778,915

VARIANCE
Over

(Under)

$ 73,330

(925,000)

(4,000,000)

0

300,000

(1,750,000)

104>078

PERCENT
Over

(Under)

104.90%

-100.00%

-100.00%

0.00%

100.00%

-33.33%

2.83%

REVENUES

361100-0400 Interest

334410-909409 State Grant - Runway Rehabilitation

334410-909510 State Grant - Multi -Use Hangar & Apron

331410-902016 Federal Grant- Runway 5/23 Rehabiiitation

331410-000000 Federal Grant - Entitlements

381000-0000 Interfund Transfer

421000-0000 Fund Balance

TOTAL REVENUES

APPROPRIATIONS

3140 Architect & Engineering Svc

3190 Other Professional Services

3490 Other Contracted Services

5280 Minor Equipment

6510 Professional Services

6511 Permits, Licenses & Other Fees

6530 Building Construction

6540 Improvement Construction

9110 Interfund Transfer

9940 Reserves

TOTAL APPROPRIATiONS

$ 18,287,992

0

0

0

0

1,083,553

0

239,734

10,261,766

0

6,702,939

$ 18,287,992

$13,919,745

71,500

52,500

69,500

61,520

4,318,564

50,500

3,550.000

1,956,887

1,000,000

2,788,774

$ 13,919,745

$ 7,722,153

70,525

51,548

68,258

60,958

1,347,584

50,500

1,250,000

976,874

1,000,000

2,845,906

$ 7,722,153

$ (6,197.592)

(975)

(952)

(1,242)

(562)

(2,970,980)

0

(2,300,000)

(980,013)

0

57,132

$ (6,197,592)

-44.52%

-1.36%

-1.81%

-1.79%

-0.91%

-68.80%

0.00%

-64.79%

-50,08%

0.00%

2.05%

-44.52%
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LEE COUNTY PORT AUTHORITY
PROPOSED BUDGET

FUND 41250
FISCAL YEAR 2019/2020

PASSENGER FACILITY
CHARGE

CLERK UE5420041250

REVENUES

344100-9053 Passenger Facility Charge

361100-0000 Investment Income

421000-0000 Fund Balance

TOTAL REVENUES

APPROPRIATIONS

9110 Interfund Transfer

9940 Resen/es

TOTAL APPROPRIATIONS

FY 17/18
ACTUALS

$ 18,260,669

27,635

2,250,401

$ 20,538,705

17,989,192

2,549,513

$ 20,538,705

FY 18/19
APPROVED

BUDGET

$ 19,981,016

18,983

0

$ 19,999.999

19,515,107

484,892

$ 19,999,999

FY 19/20
PROPOSED

BUDGET

$21,379,687

22,776

0

$21,402,463

20,916,476

485,987

$ 21,402,463

VARIANCE
Over

(Under)

$ 1,398,671

3,793

0

$ 1,402,464

1,401,369

1,095

$ 1,402,464

PERCENT
Over

(Under)

7.00%

19.98%

0.00%

7.01%

7.18%

0.23%

7.01%
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LEE COUNTS PORTAUTHORIPT
PROPOSED BUDGET

FUND 41251
FISCAL YEAR 2019/2020

PASSENGER FACILIPT
CHARGE - CAPITAL FUND

CLERK UE5120041251

REVENUES

361100-0000 Investment Income

381000-0000 Interfund Transfer

421000-0000 Fund Balance

TOTAL REVENUES

APPROPRIATIONS

9110 Interfund Transfer

9940 Reserves

TOTAL APPROPRIATIONS

FY 17/18
ACTUALS

$ 897,891

14,928,817

45,151,314

$ 60,978,022

1,413,950

59,564,072

$ 60,978,022

FY 18/19
APPROVED

BUDGET

$ 699,815

16,100,263

18,227,330

$ 35,027,408

33,035,521

1,991,887

$ 35,027,408

FY 19/20
PROPOSED

BUDGET

$ 1.557,724

17,489,494

18,435,643

$ 37,482,861

35,484,114

1,998,747

$ 37,482,861

VARIANCE
Over

(Under)

$ 857,909

1,389,231

208,313

$ 2,455,453

2,448,593

6,860

$ 2,455,453

PERCENT
Over

(Under)

122.59%

8.63%

1.14%

7.01%

7.41%

0.34%

7.01%
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LEE COUNTY PORT AUTHORITY
PROPOSED BUDGET

FUND 41255
FISCAL YEAR 2019/2020

RENTAL CAR FACILITY
CHARGE

CLERK UE5000041255

FY 17/18
ACTUALS

FY 18/19
APPROVED

BUDGET

FY 19/20
PROPOSED

BUDGET

VARIANCE
Over

(Under)

PERCENT
Over

(Under)

REVENUES

344100-9068 Rental Car Facility Charge

361100-0000 Investment income

421000-0000 Fund Balance

TOTAL REVENUES

APPROPRIATIONS

9110 Interfund Transfer

9940 Reserves

TOTAL APPROPRIATIONS

$0

10,310

562>494

$ 572,804

10,310

562,494

$ 572,804

$0

8,896

560,979

$ 569,875

569,875

0

$ 569,875

$9,000,000

17,755

575,998

$ 9,593,753

1,167,755

8,425,998

$ 9,593.753

$9,000,000

8,859

15,019

$ 9,023,878

597.880

8,425,998

$ 9,023,878

100.00%

99.58%

2.68%

1583.48%

104.91%

100.00%

1583.48%
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LEE COUNTS PORT AUTHORITY
PROPOSED BUDGET

FISCAL YEAR 2019/2020

ALL FUNDS SUMMARY FY 17/18
ACTUALS

$134,465,245
202,066

12,193,336
141,046

0
509,336

45,196,192
53,756,589
18,287,992
20,538,705
60,978,022

572,804
25,767,702
13,508,731
9,515,476
1,672,528

0
397,305,770
(57,068,288)

$340,237,482

FY 18/19
FORECAST

$125,481,178
205,133

19,075,543
128,780
172,630
512,560

39,743,937
109,594,068
10,559,908
21,181,046
34,955,940

558,500
26,329,033
13,612,370
9,566,831
1,821,351

0
413,498,808
(87,201,367)

$326,297,441

FY 19/20
ADOPTED
BUDGET

$130,663,248
205,262

21,269,601
124,302
175,130
512,950

47,964,842
191,744,686

7,722,153
21,402,463
37,482,861
9,593,753

26,481,453
13,613,433
9,568,415
1,822,644

10,125
520,357,321

(116,830,831)

$403,526,490

VARIANCE
Over

(Under)

$5,182,070
129

2,194,058
(4,478)
2,500

390
8,220,905

82,150,618
(2,837,755)

221,417
2,526,921
9,035,253

152,420
1,063
1,584
1,293

10,125
106,858,513
(29,629,464)

$77,229,049

PERCENT
Over

(Under)

4.13%
0.06%

11.50%
-3.48%

1.45%
0.08%

20.68%
74.96%

-26.87%
1.05%
7.23%

1617.77%
0.58%
0.01%
0.02%
0.07%
100%

25.84%
33.98%

23.67%

APPROPRIATIONS

41200 - Airport Operating
41201 - Seif-lnsurance Fund
41203 - Page Field Operating
41206 - Port Authority Donation Police K9
41209 - Port Authority Grant Cap. Repayment
41210 - Reserve and Replacement Fund
41231 - LCPA Discretionary
41234 - RSW Construction
41238 - Page Field Construction
41250 - Passenger Facility Charge
41251-PFC Capital Fund
41255 - Rental Car Facility Charge
41271 - Debt Service Reserves
41273 - Revenue Refunding Bonds 2010
41275 - Revenue Refunding Bonds 2011
41276 - Revenue Refunding Bonds 2015
41290-Rebate Fund

Sub Total
(Less: Transfers)

TOTAL APPROPRiATIONS

OPERATING

Operating Expenditures
Participating Airline Rebates

Subtotal Operating

CAPITAL

Capital Construction
Subtotal Capital

DEBT SERVICE

Arbitrage Rebate
Misc. Financia! Services
Princjpai Payment
Interest Payment
Debt Service Reserves

Subtota! Debt Service

Airport Reserves

TOTAL ALL FUNDS

$74,885,848
4,550,579

79,436,427

20,908,732
20,908,732

0
1,093

10,594,348
13,978,979
25,790,531
50,364,951

189,527,372

$340,237,482

$83,728,283
4,871,077

88,599,360

69,366,991
69,366,991

0
1,410

11,681,894
13,386,060
25,820,403
50,889,767

117,441,323

$326,297,441

$89,389,671
4,998,741

94,388,412

143,766,146
143,766,146

10,000
1,785

12,313,548
12,759,829
25,963,235
51,048,397

114,323,535

$403,526,490

$5,661,389
127,664

5,789,052

74,399,155
74,399,155

10,000
375

631,654
(626,231)
142,832
158,630

(3,117,788)

$77,229,049

6.76%
2.62%
6.53%

107.25%
107.25%

100.00%
26.60%
5.41%

-4.68%

0.55%
0.31%

-2.65%

23.67%
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LEE COUNTY PORT AUTHORITY
PROPOSED BUDGET

FISCAL YEAR 2019/2020

FUND 41200 SUMMARY
FY 17/18

ACTUALS
FY 18/19

FORECAST
FY 19/20

ADOPTED
BUDGET

VARIANCE
Over

(Under)

PERCENT
Over

(Under)

REVENUES

Revenues" RSW

Interfund Transfers
Fund Balance

Total Revenues

OPERATING EXPENSES

Executive
Administration
Development
Aviation
Capital

Sub Total

PERSONNEL EXPENSES

Executive
Administration
Development
Aviation

Sub Total

NOMFEE RELATED EXPENSES

Airiine Rebates/Revenue Sharing
fnterfund Transfers

Sub Total

TOTAL OPERATING

Fund 412 Reserves

TOTAL APPROPRIATIONS

$97,352,527
5,470,640

31.642,078

$100,493,791
8,366,868

16,620,519

$103,949,362
9,134,714

17,579,172

$3,455,571
767,846
958,653

3.44%
9.18%
5.77%

$134,465,245

32,422,040

31,819,193

$125,481,178 $130,663,248

34,926,038 37,249,045

33,145,432 36,324,657

$5,182,070

2,323,007

3,179,226

4.13%

230,837
5,190,590
2,135,212

23,799,508
1,065,893

260,780
6,078,429
2,231,302

25,217,543
1,137,984

295,475
6,800,698
2,296,337

26,070,586
1,785,949

34,695
722,269

65,035
853,043
647,965

13.30%
11.88%
2.91%
3.38%

56.94%
6.65%

460,305
6,536.375

2,629,810

22,192,703

473,179
6,764,650
2,840,694

23,066,909

507,416
7,519,390

2,877,675
25,420,176

34,237
754,740

36,981
2,353,267

7.24%
11.16%

1.30%
10.20%
9.59%

4,550,579
31,256,552
35,807,131

100,048,364

34,416,881

$134,465,245

4,871,077
33,210,203
38,081,280

106,152,750

19,328.428

$125,481,178

4,998,741
33,697,379
38,696,120

112,269,822

18,393,426

$130,663,248

127,664
487,176
614,840

6,117,072

(935,002)

$5,182,070

2.62%
1.47%
1.61%

5.76%

-4.84%

4.13%
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Lee County Port Authority
Proposed Budget Fiscal Year 2020

Southwest Florida International Airport
Summary of Revenues and Expenses for the Calculation of Airline Rates and Fees

Fiscal Year Ending

Terminal Rental Revenue
Gate Area Revenue

Baggage Area Charges
Landing Fee Revenue
Apron Fee Revenue
Non Signatory Revenue
Passenger Facility Charges
Federal Inspection Service Fees

Total Revenue

Expenses
Personnel

Operating
Capital

$

$

$

$

$

$

Approved
Budget
2019

6,621,150
6,286,611
6,436,785

13,125,534
2,198,389

66,681,764
3,363,931

449.004

105,163,167

34,526,492
34,717,547

1,185,400
70,429,439

34,733,728

24,686,254

$

$

$

T
$

$

Proposed
Budget
2020

7,373,189
6,547,837
6,704,251

13,772,049
2,176,272

69,589,800
3,426,982

372,760

109,963,140

36,324,657
35,463,096

1,785,949
73,573.702

36,389,438

24.687,379

$

$

$

~$

$

$

Budget vs.

Budget
Variance

752,039
261,226
267,466
646,515
(22,117)

2,908,036
63,051

(76,244)

4,799,973

1,798,165
745,549
600,549

3,144,263

1,655,710

1,125

Budget vs.
Budget

%

11.36%
4.16%
4.16%
4.93%

-1.01%

4.36%
1.87%

"16.98%

4.56%

5.21%
2.15%

50.66%
4.46%

477%

0.00%

Total Expenses

Net Revenue

Less Total Debt Service

Net Funds Remaining $ 10,047,474 $ 11,702,059 $ 1,654,585 16.47%

Less Working Capital Reserve
Less Airfield Project Amortization
Less Ground Transportation Project Amortization
Less Terminal Project Amortization

114,485
198,357

1,022,969
477,478

196,516
283,061
158,912
998,117

82,031
84,704

(864,057)
520,639

71.65%
42.70%

-84.47%

109.04%

$
$

4
3

.940,

,293,

,511
,674

$
$

6,

4.

,039
,026

,271
,181

$
$

1 ,098
732

,760
,507

22.24%
22.24%

Net Funds Remaining after Contribution & Working Capital $ 8,234,185 $ 10,065,452 $ 1,831,267 22.24%

LCPA Share 60% (Rebate/Sharing)
Airline Share 40% (Rebate/Sharing)

Rates & Statistics:

Landing Fee
Terminal Rental Rate
Apron Fee Per Gate
Projected Average Cost Per Enplanement
Total Passengers

Tota! Landed Weight

$
$
$
$

9,

5,

2.58

106.13
129,317

7.44

015,849
087,416

$
$
$
$

9,

5,

2.49

110.54
128,016

6.62

,878,331
,530.943

$
$
$
$

(0.09)
4.41

(1,301)
(0.82)

862,482
443,527

-3.49%

4.16%
-1.01%

-10.96%

9.57%
8.72%

1.



Lee County Port Authority
Southwest Florida International Airport

Terminal Rental Rate
Fiscal Year 2020

Fiscal Year Ending

Terminal Investment Service

Terminal Operating Expenses
Terminal Expense Operating Reserve
Terminal Amortization

Fiscal Year
2019

$ 16,169,496
31.829,288

288,408
477,478

Fiscal Year
2020

$ 16,170,233
33,204,669

343,845
998,117

Total Requirement

Less: PFC Revenues

48,764,670

3,363,931

50,716,864

3,426,982

Net Requirement

Total Rentable Space

Signatory Airline Terminal Rental Rate
Extraordinary Coverage Requirement

Required Signatory Airline Terminal Rental Rate (1.25 Coverage)

Non Signatory Terminal Rental Rate (110%)

Signatory Gate Area charge

Signatory Airline Terminal Rental Space
Non Signatory Leased Airline Space

45,400,739

427,798

106.13

103.79

116.74

47,289,882

427,798

110.54

110.54

121.59

$ 299,362 $ 311,801.76

179,030
2,948

184,991
1,451

Total Leased Airline Space

Signatory Airline Terminal Rental Revenue

Non Signatory Terminal Rental Revenue

181,978

$ 19,000,454

$ 344,091

186,442

$ 20,448,850

$ 176,427

Total Terminal Rental Revenue $ 19,344,545 $ 20,625,277

Allpcatjpnof Leased Airline Space

Signatory Airline Terminal Space Revenues:

Exclusive Space
Gate Area Revenue

Baggage Area Charges

Sub Total

Fiscal Year Fiscal Year
2020 2020

Square Feet Revenue

65,106 $ 7,196.762
59,235 $ 6,547,837
60,650 $ 6,704,251

184,991 $ 20,448,850

Non Signatory Airline Exclusive Space 1,451 $ 176,427

Total 186,442 $ 20,625,277



Lee County Port Authority
Southwest Florida International Airport

Landing Fee Rate
Fiscal Year 2020

Fiscal Year Ending

Airfield Investment Service
Airfield Operating Expenses
Airfield Operating Expense Reserve
Airfield Amortization

Fiscal Year
2019

$ 5,646,981
10,628,104

120,825
198,357

Fiscal Year
2020

$ 5,647,238
11,329,114

175,253
283,061

Total Requirement

Less: Airfield Non Airline Revenue

$ 16,594,267

3,488,990

$17,434,666

3,671,239

Net Requirement

Signatory Landed Weight
Non Signatory Landed Weight

Total Landed Weight

Landing Fee

Required Signatory Landing Fee Revenue
Non Signatory Landing Fee Revenue

$

$

13

4

5

10
2

,105,277

,094,098
993,318

,087,416

2.58

,562,773
,562,760

$

$

13

4

5

12
1

.763

,943
587

,530

,308
,463

,427

,155

,788

,943

2.49

,457
,592

Total Landing Fee Revenue $ 13,125,534 $13,772,049

3.



Lee County Port Authority
Southwest Florida International Airport

Apron Fee Rate
Fiscal Year 2020

Fiscal Year Ending

Apron Investment Service

Apron Operating Expenses
Apron Operating Expense Reserve

Fiscal Year Fiscal Year
2019 2020

$ 61,716 $ 61,718
3,523,856 3,522,735

35,314

Total Apron Requirement

Total Gates

Apron Fee Per Gate

Leased Gates

$ 3,620,886 $ 3,584,453

28 28

$ 129,317 $ 128,016

17 17

Apron Fee Revenue $ 2,198.389 $2,176,272

4.



Lee County Port Authority
Southwest Florida International Airport

Signatory Cost Per Enplanemenf
Fiscal Year 2020

Fiscal Year Fiscal Year %
2019 2020 Variance Variance

Signatory Landing Fee Revenues $ 10.562,773 $ 12,308,457 $ 1.745,684 16.53%
Signatory Terminal Rental Revenue 19,000.454 20,448,850 1,448,396 7.62%
Signatory Apron Revenues 2,198,389 2.176,272 (22,117) "1.01%
Total Signatory Passenger Airline Revenue $ 31,761,616 $ 34,933,579 $ 3,171,963 9.99%
Less: Revenue Sharing (3,293,674) (4,026,181) (732,507) 22.24%
Net Signatory Passenger Airiine Revenue $ 28,467,942 $ 30,907,398 $ 2,439,456 8.57%

Total Signatory Airline Enplanements 3,824,624 4.665,689 841,065 21.99%

Signatory Cost Per Enplanement $ 7.44 $ 6.62 $ (0.82) -11.00%

5.



Lee County Port Authority
Southwest Florida International Airport

Investment Service and Allocation to Cost Centers
Fiscal Year 2020

Fiscal Year
Fiscaj_YeaLEndm 2020

Investment Service

Series 2011 A $ 9,515,469
Series 2010 Refunding 13,499,905
Series 2015 Refunding 1,672,005
Total Debt Service (Excluding PFC'S) 24,687,379
Debt Service Coverage 6,171,845

Total Investment Service $ 30,859,224

Allocation of Investment Service to Cost Centers

Airfield
Apron
Terminal

Ground Transportation
Aviation
Non Aviation
Air Cargo

Total investment Service

5

16
8

30

.647,238
61,718

,170,233

,702,301
185,155

92,578

,859,224

Allocation %
18.3%
0.2%

52.4%
28.2%

0.6%

0.0%

0.3%

100.0%

6.



Lee County Port Authority
Southwest Florida International Airport

Non Signatory Revenues
Proposed Budget Fiscal Year 2020

Revenue Source

Investment Income i
Fuei Systems
Fuei Flowage
Catering
Passenger Aircraft Parking
Utility Income
FBO Landing fees
Misc Revenue ~ Police
Misc Revenue - Maintenance
Misc Revenue
Misc Revenue DAS
Refund Prior Year
Discounts Taken
Late Fees
Misc Revenue - ARFF
Apron Use Charge
Terminal Concessions
Restaiirants
Airport Facility Charge
Terminal Space Rent
Facility Use Charge
Advertising
Equipment Use Charge
Space Rent Commercial
Misc Revenue (LEO)
Hold Roam Charge
Mssc Revenue (K9) Expiosive Program
Misc Revenue - Operations (Lost/Found)
Rental Cars
Parking Lot Fee
Building Rent RAC
Employee Parking
Taxi Permit Fees
Fuei Systems (RAC)
Fuel Flow Commerical
Off Airport Parking
Off Airport Rental Cars
Courtesy PermrUTrip
Charter Bus Fees
Provider Permits
Land Rent Commercial
PrivNege Fee
Bldg Rent RAC Service Facility
Cell Phone Tower Charges
iMisc Revenue - Airport
Cargo Ramp User Fee
Commercial Cargo Bldg Rentai
Third Party Cargo Fees
Passenger Facility Charge

Tota!
Less PFC'S

Total

Total RSW

? 2,901,293 $
1,860,940

492,630
335.145

38,169
103,160
97,243
42,736

6,444
19.264

130,500

152
397,609

3,569,349
4,061,367
1,504,190
1,529,331
1,344,432

852,396
700.213
371.906
131,400
150,069
151,500

1,360
20,778,683
18,489,952

1,389,198
435,842
676.387
214,820
25,988

190,640
1,336,407

240,065
19,512
23,535

2,581,562
1,234,407

314,009
140,193
99,544

299,170
183,608
123,480

3,426,982

73.016,782
(3,426,982)

$ 69,589,800 $

Airfield

530,937 3
1,860,940

492.630
335,145
38,169

103,160
97,243
42,736

6,444
19,264

152

99,544
44,876

3,671,239 ;

Apron

; 5,803

397.609

F 403,412

Ternnmjal.

Ground
Transportation Aviation

130,500

3,569,349
4,061,367
1,504,190
1.529,331
1,344.432

852,396
700,213
371,906
131,400
150,069
143,925

1,360

818,165 $ 17,408 $ 8,704

20,778,683
18,489,952

1.389.198
435,842
676,387
214,820
25,988

190,640
1,336,407

240.065
19,512
23,535

221,629
6,878

7,575

2,359,933
1,227,529

314,009
140,193

254,295
183,608
123,480

$ 44,867,701 $4,059,072 $577,661

7.



Lee County Port Authority
Southwest Florida International Airport

Detail of Expenses by Cost Center
Fiscal Year 2020

Executive
Port Boards
Director
Legal Ser/ices
Totai

Administration
Air Service Development
Finance
Purchasing
Human Resources
Information Technology
Property Management
Communications & Marketing
Total

Development
Development
Non-Departmental
Total

Aviation Sen/ices
Aircraft Rescue

Maintenance
Contract Management
Operations
Aviation Security & Technology
Aviation Administration
APD - Security
Police
Total

Airfield

$ 6,018
109,658

15,453
131,129

117,194
502,071
86,855

320,776
731,317
133,213
164,148

2,055,574

1,106,153
753,287

1,859,440

3,295,114
1,972,635

25,194
573,341
44,745
84,206

117,121
471,413

6,583,770

£ 10.629.913

Apron

$ 2,082
37,933

5,345
45,360

40,540
173,676
30,045

110,963
252,977
40,371
56,782

705,353

30,726
20,925
51,651

60,410
632,640

33,592
247,088

11,186
36,954

302,564
1,161,697
2,486,131

S 3.288.496

Terminal

$ 15,036
273,984

38,610
327,630

292,813
1,254,443

217,011
801,472

1,827,223
1,678,202

410,131
6,481,295

1,321,238
899,760

2,220,998

1,636,573
6,778,881
8,716,757

561,346
821,392
230,810
761,289

3,008,066
22,515,116

S 31.545.039

Ground
Transportation

$ 10,996
200,369

28,236
239,601

214,139
917,395
158,703
586,130

1,336,279
444,348
299,936

3,956,930

614,529
418,493

1,033,022

263,609
6,107,159
7,124,323

479,783
720,716
206,578
213,328
802,525

15,918,022

S 21.147.576

Aviation

$ 409
7,460
1,051
8,920

7,972
34,154

5,908
21,821
49,749

7,939
11,166

138,711

0
0
0

87,870
305,329

0
189,514

0
8,481

0
56,121

647,315"

A 794.947

Nonaviation

$ 539
9,830
1,385

11,755

10,506
45,009

7,786
28,757
65,560
10,462
14,715

182,796

0
0
0

142,788
309,864

16,796
206,307

0
9,087

0
56,121

740,963

& 935.514

Air
Cargo

$ 645 $
11,747

1,655
14,047

12,554
53,785
9,304

34,363
78,343
29,009
17,584

234,943

0
0
0

5,492
653,654

0
141,536

0
16,962

0
56,121

873,765

£1.122.756 $_

Indirect

1,125
18,949
4,374

24,448

19,507
1,894,344

14,971
84,989

285,970
19,532
31,122

2,350,435

8,900
0

8.900

66,806
1,425,841

3,553
27,860
17,226
13,322
23,743

147,328
1,725,678

4.109.462

Totai

36,850
669,931
96,110

802,891

715,225
4,874,877

530,583
1,989,272
4,627,417
2,363,077
1.005,586

16,106,037

3,081,547
2,092,465
5,174,012

5,558,663
18,186,004
15,920,214
2,426,776
1,615,266

606,402
1,418,045
5,759,392

51,490,762

S 73.573.702

8.



Personnel Expenditures

Salaries & Wages

Employee Benefits

Total
Add Allocations

Lee County Port Authority
Southwest Florida International Airport
Distribution of Operating Expenditures

Fiscal Year 2020

Airport
Total AUocable Airfield Apron Terminal

Ground

Transportation Aviation Non Aviation Air Cargo

$23,910,609 $ 133,080

12,414,049 81,043

36.324.657 214.123
(214,123)

5,368,318 $1,720,784 $ 9,261,752

2,697,926 934,735 4,860,538

8,066,244 2,655,519 14.122.290

21,412 12,205 101,494

6,050,372

3,146,329

9.196.701
68,305

379,310

189,177

568.487
2,784

480,037

240,657

720.694
2,569

516,957

263,644

780.601
5,353

Operating Expendifyres

Contractual Services, Materials & Supplies

Utilities

Repairs & Maintenance

Insurance

Other

Total
Add Allocations

Grand Total

24,384,564

4,550,937

2,580,354

1,650,726

4,082,464

37.249.045

$73.573.702

1,846,419

213,163

6,863

0

1,828,894

3.895.339
(3,895,339)

1

2

ill

,555,741

187,159

382,488

16,507

421,774

.563,669

677,789

,329,114

353,252

24,923

128,597

0

126,205

632.977
222,034

$3.522.735

11,250,157

3,040,217

826,728

1,386,610

919,038

17.422.750
1,558,136

S33.204.669 ^

9,040,208

985,694

1,015,316

231,102

678,557

11.950,876
1,242,613

22.458.495

77,245

77,768

44,041

0

27,407

226.460
50,639

$ 848.370 i,

114,135

6,394

58,773

0

35,518

214.820
46,744

984,828

147,409

15,619

117,549

16,507

45,071

342,155
97,383

S1.225.492

9.



LEE COUNTS PORT AUTHORITY
DEPLANED PASSENGERS

FISCAL YEAR 2020

SEanatorv Airlines
American
Delta
Frontier
JetBlue
Southwest
Spirit
United
Sub-Total

Affiliates
Mesa - United
Republic ~ American
Republic- United
Sub-Totai

Other Scheduled Carriers

Sun Country
Sub-Total

Domestic Charters
Misc

International
Eurowings
Air Canada
WestJet

Sub-Total

TOTAL

Oct
55,029
65,713
20,009
42,240
52,971
16,819
31,061

283,842

267

267

11,641
11,641

19
19

3,415
3,296
2,654
9,365

305,134

Nov
54,893
62,253
53,512
49,745
73,888
49,035
38,041

381,367

129
129

11,805
11,805

75
75

2,458
8,454
6,113

17,025

410,401

Dec
60,059
88,007
71,848
60,112
79,413
65,981
44,599

470,019

2,785
209

2,994

15,525
15,525

0

2,561
14,973
7,036

24,570

513,108

Jan
55,944
97,293
72,771
50,562
95,035
65,539
47,230

484,374

1,254
3,218

127
4,599

15,330
15,330

18
18

2,411
14,117
5,756

22,284

526,605

Feb
59,206
95,780
86,043
62,297
98,380
70,383
52,929

525,018

3,600
202

3,802

17,145
17,145

39
39

2,512
16,478
5,254

24,244

570,248

Mar
88,948

139,097
81,997
78,830

150,228
74,855
61,235

675,190

6,133
333

6,466

20,361
20,361

56
56

2,662
24,873
6,005

33,540

735,613

April
65,980
87,431
53,937
59,392
83,079
36,929
44,891

431,639

2,974
250

3,224

12,029
12,029"

33
33

2,508
13,746
4,731

20,985

467,910

May
50,078
78,382
36,635
35,751
66.666
10,438
33,624

311,574

687
250
937

5,215
5,215

17
17

2,315
1,517
2,490
6,322

324,065

June
49,572
59,752
33,702
29,538
56,746
13,979
23,229

266,518

258
258

3,960
3,960

18
^

2,458
1,107
1,638
5,203

275,957

July
51,538
65,199
29,439
30,346
53,931
14,658
25,021

270,132

330
330

4,145
4,145

18
18

3,277
2,214
2,790
8,281

282,906

Aug
50,390
58,944
23,612
25,023
45,300
13,669
24,558

241,496

194
194

3,984
3,984

18
18

2,458
2,314
2,728
7,500

253,192

Sep
37,018
47,127
17,646
28,486
32,527
16,624
20,798

200,226

65
65

3,595
3,595

18
18

2,867
2,012
2,182
7,061

210,965

Total
678,655
944,978
581,151
552,322
888,164
448,909
447,216

4,541,395

1,521
19,397
2,347

23,265

124,735
124,735

329
329

31,902
105,101
49,377

186,380

4,876,104

10.



LEE COUNTY PORT AUTHORITY
ENPLANED PASSENGERS

FISCAL YEAR 2020

S Eg natorv Airlines
American
Delta
Frontier
JetBlue
Southwest
Spirit
United
Sub-Total

Affiliates
Mesa Airlines - United
Republic - American
Republic "United
Sub-Total

Other Scheduled Carriers
Sun Country
Sub-Total

Domestic Charters
Misc

internatipna!
Eurowings
Air Canada
WestJet

Sub-Total

TOTAL

Oct
50,796
60,658
18,470
38,990
48,896
15,525
28,672

262,007

246

246

10,746
10,746

17
17

3,152
3,042
2,450
8,644

281,660

Nov
57,225
64,897
55,785
51,858
77,027
51,119
39,657

397,568

130
130

11,852
11,852

76
76

2,468
8,488
6,137

17,093

426,719

Dec
55,439
81,237
66,322
55,488
73,304
60,905
41,169

433,864

2,570
193

2,763

14,331
14,331

0

2,364
13,821
6,495

22,680

473,638

Jan
58,321

101,426
75,862
52,710
99,072
68,323
49,236

504,950

1,307
3,354

132
4,793

15,982
15,982

18
18

2,514
14,717
6,000

23,231

548,974

Feb
56,884
92,024
82,669
59,854
94,522
67,623
50,854

504,430

3,459
194

3,653

16,473
16,473

37
37

2,413
15,832
5,048

23,293

547,886

Mar
92,875

145,239
85,618
82,311

156,861
78,160
63,938

705,002

6,158
334

6,492

20,443
20,443

56
56

2,673
24,973

6,029
33,675

765,668

April
74,403
98,592
60,822
66,974
93,685
41,644
50,622

486,742

3,354
282

3,636

13,564
13,564

38
38

2,828
15,501
5,335

23,664

527,644

May
56,471
88,388
41,312
40,315
75,177
11,770
37,917

351,350

774
282

i,056

5,881
5,881

19
19

2,610
1,710
2,808
7,128

365,434

June
51,678
62,290
35,134
30,792
59,156
14,573
24,216

277,839

259
259

3,976
3,976

18
18

2,468
1,112
1,644
5,224

287,316

July
53,727
67,969
30,689
31,635
56,222
15,281
26,084

281,607

331
331

4,162
4,162

18
18

3,290
2,223
2,801
8,314

294,432

Aug
52.531
61,448
24,615
26,086
47,225
14,249
25,601

251,755

195
195

4,000
4,000

18
18

2,468
2,324
2,739
7,531

263,499

Sep
38,528
49,050
18,367
29,649
33,855
17,303
21,823

208,575

65
65

3,609
3,609

18
18

2,879
2,021
2,190
7,090

219,357

Total
698,878
973,218
595,665
566,662
915,002
456,475
459,789

4,665,689

1,553
19,669
2,397

23,619

125,019
125,019

333
333

32,127
105,764
49,676

187,567

5,002,227

11.



LEE COUNTY PORT AUTHORITY
TOTAL PASSENGERS

FISCAL YEAR 2020

Siqnatorv Airlines
American
Delta
Frontier
JetBiue
Southwest
Spirit
United
Sub-Total

Oct
105,825
126,371
38,479
81,230

101,867
32,344
59,733

Nov
112,118
127,150
109,297
101,603
150,915
100,154
77,698

Dec
115,498
169,244
138,170
115,600
152,717
126,886
85,768

Jan
114,265
198,719
148,633
103,272
194,107
133,862
96,466

Feb
116,090
187,804
168,712
122,151
192,902
138,006
103,783

Mar
181,823
284,336
167,615
161,141
307,089
153,015
125,173

Apjil
140,383
186,023
114,759
126,366
176,764
78,573
95,513

May
106,549
166,770
77,947
76,066

141,843
22,208
71,541

June
101,250
122,042
68,836
60,330

115,902
28,552
47,445

July
105,265
133,168
60,128
61,981

110,153
29,939
51,105

Aug
102,921
120,392
48.227
51,109
92,525
27,918
50,159

Sep
75,546
96,177
36,013
58,135
66,382
33,927
42,621

1
1
1
1
1

Total
,377,533
,918,196
,176,816
,118,984
,803,166
905,384
907,005

545,849 778,935 903,883 989,324 1,029,448 1,380,192 918,381 662,924 544,357 551,739 493,251 408,801 9,207,084

Affiliates
Mesa- United
Republic - American
Republic - United
Sub-Totai

Other Scheduled Carriers
Sun Country
Sub-Total

513
0
0

513

0
0

259

0
5,355

402

2,561
6,572

259

0
7,059

396

0
12,291

667

0
6,328

532

0
1,461

532

0
0

517

0
0

661

0
0

389

0
0

130
259 5,757 9,392 7,455 12,958 6,860 1,993 517 661 389 130

3,074
39,066
4,744

46,884

22,387 23,657 29,856 31,312 33,618 40,804 25,593 11,096 7,936 8,307 7,984 7,204 249,754
22,387 23,657 29,856 31,312 33,618 40,804 25,593 11,096 7,936 8,307 7,984 7,204 249,754

Domestic Charters
MEsc

International
Eurowings
Air Canada
Westjet

Sub-Total

TOTAL

36 151 36 76 112 71 36 36 36 36 36

18,009 34,118 47,250 45,515 47,537 67,215 44,649 1 3,450 10,427 16,595 15,031 14,151

662

6
6
5

36

,567
,338
,104

151

4,926
16,942
12,250

4
28
13

0

,925
,794
,531

4
28
11

36

,925
,834
,756

4,

32,
10,

76

,925
,310
,302

112

5,335
49,846
12,034

71

5,336
29,247
10,066

4
3
5

36

,925
,227
,298

4
2
3

36

,926
,219
,282

36

6,567
4,437
5,591

36

4,926
4,638
5,467

5
4
4

36

,746
,033
,372

64
210
99

662

,029
,865
,053

373,947

586,794 837,120 986,746 1,075,579 1,118,134 ^1,501,281 995,554 689,499 563,273 577,338 516,691 430,322 9,878,331

12.



Lee County Port Authority
Landed Weight (X1000)

Fiscal Year 2020

Signatory Airlines

American
Delta
Frontier
JetBtue
Southwest
Spirit Airlines
United
US Airways

Sub Total

59,211.0
76,246.3
17,355.9
43,921.6
50,808.4
16,733.1
33.634.4

NOV

63,286.3
76,705.9
52,014.4
55,073.6
77,583.4
51,964.3
40,261.3

2E£

65,192.5
99,196.9
65,855.0
62,708.0
79,000.6
65,889.3
45,782.2

JAN

64,462.0
116,475.1
70,606.6
55,816.6

100,702.8
69,373.7
51,410.6

66,076-3
109,646.2
79,565.6
66,144.1

100,062.8
71,512.0
54,915.0

103,388.4
164,227.9
79,145.1
86,788.1

159,730.6
80,083.7
64,045.6

80,125.1
107,718.3
54,332.1
68,358.6
92,202.6
41,090.8
51,083.7

62,362.4
95,333.9
36,259.7
41,110.0
74,243.6
11,701.1
37,850.9

57,734.6
69,184.4
31,617.8
32,695.7
60,615.8
14,925.3
26,117.7

59,578.6
75,628.0
27,685.8
33,554.1
57,413.0
15,700.0
27,953.0

58.403.3
65,399.2
22,117.9
27,731.9
46,751.0
14,673.8
27,437.0

43,393.9
57,041.6
16,313.1
31,665.0
34,383.3
17,590.7
23,473.8

TOTAL
BUDfiEI

783,214.4
1,112,803.7

552,869.0
605,567.3
933,497.9
471,237.8
483,965.2

297,910.7 416,889.2 483,624,5 528,847.4 547,922.0 737,409.4 494,911.2 358,861.6 292,891.3 297,512.5 262,514.1 223,861.4 4,943,155.3

Mesa - United
Republic - American
Republic" United

Sub-Total

Other ScbeduleriLC.aFFEer?
Sun Country

Sub Total

299.9

299.9
144.7

3,297.8
222.3

1,499.2
4,047.3

144.7
4,347.1

219.6
7,570.0

369.5
3,897.4

294.6
899.4
294.6 289.3 366.9 217.0 72.4

144.7 3,520.1 5,691.2 4,566.7 7,939.5 4,192.0 1,194.0 289.3 366.9 217.0 72.4

1,799.1
24,059.0
2,635.6

28,493.7

11,594.5 12,270.5 15,431.6 16,218.2 17,453.0 21,140.5 13,284.1 5,761.4 4,325.4 4,538.8 4,342.8 3,833.9 130,194.7

11,594.5 12,270.5 15,431.6 16,218.2 17.453.0 21,140.5 13,284.1 ,5,761.4 4,325.4 4,538.8 4,342.8 3,833.9 130,194.7

jDQmesluLCJtiartec?
Misc

Sub Total
67.0

67.0
248.0 67.0 124.0 191.0 134.0 67.0 67.0 67.0 67.0
248.0 67.0 124.0 191.0 134.0 67.0 67.0 67.0 67.0

67.0
67.0

1,166.0
1,166.0

International

Eurowings
Air Canada
Westjet

Sub Total

5,536.0
3,714.4
2,840.5

4,152.0

10,994.8
6,817.2

4,152.0

18,891.4
7,531.3

4,152.0

19,027.6
6,593.5

4,152.0
21,131.9

6,271.8

4,498.0
32,516.1

6,792.5

4,498.0
17,094.9
5,734.2

4,152.0
2,204.7
2,908.9

4,152.0

1,515.7
1,833.5

5,536.0

3,031.4
3,116.0

4,152.0
3.169.2
3,073.1

4,844.0
2,755.8

2,427.1

53,976.0
136,047.9
55,939.6

12.090.9 21,964.0 30,574.7 29,773.1 31,555.7 43,806.6 27,327.1 9.265,6 7,501.2 11,683.4 10,394.3 10,026.9 245,963.5

Federal
UPS

Total

Express

Sub Total

8,118.0
8,190.0

16,308.0

338,271.0

8,373.6
7,980.0

16,353.6

467,870.0

9,654.0
8,881.5

18,535.5

551.686.4

6,015.4
8,190.0

14,205.4

894,802.3

7,203.4

7,666.0
14,869.4

616,490.8

6,288.2
8,610.0

14,898.2

825,385.2

5,585.6
7,980.0

13,565.6

553.414.0

6,446.0
8,610.0

15,056.0

390,205.6

6,248.0
8,190.0

14,438.0

319,512.2

5,463.0

8,086.0

13,549.0

327,717.6

6,561.6
9,145.5

15,707.1

293,242.3

6,930.0
7,554.4

14,484.4

252,346.0

82,886.8
99,083.4

181,970.2

5,530,943.4

13.



Lee County Port Authority Pay Plan

Lee County Port Authority
11000 Terminal Access Road
Suite 8671
FortMyers, FL 33913
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Lee County Port Authority - Pay Plan FY 19-20

PAY
GRADE

Grade 6

Grade 6-84 HR

Grade 7

Grade 7-84 HR

Grade 8

Grade 8-84 HR

Grade 9

Grade 9-84 HR

Grade 10

Grade 10-84 HR

Grade 11

Grade 11-84 HR

Grade 12

Grade 12-84 HR

Grade 13

Grade 14

Grade 14-84 HR

Grade 15

Grade 15-84 HR

Grade 16

Grade 16-84 HR

Grade 17

Grade 17-84 HR

Grade 18

Grade 19

Grade 19-84 HR

Grade 20

Grade 21

Grade 21-84 HR

Grade 22

Grade 23

Grade 24

Grade 24-84 HR

HOURLY

12.7555

12.7555

13.6818

13.6818

14.6075

14.6075

15.5338

15.5338

16.4600

16.4600

17.3863

17.3863

18.3126

18.3126

19.2388

20.1647

20.1647

21.0914

21.0914

22.0176

22.0176

22.9439

22.9439

23.8702

24.7964

24.7964

25.7227

27.1117

27.1117

28.9642

30.8168

32.6693

32.6693

MJNjMUM
BIWEEKLY

1,020.44

1,071.46

1,094.54

1,149.27

1,168.60

1,227.03

1,242.70

1,304.84

1,316.80

1,382.64

1,390.90

1,460.45

1,465.01

1,538.26

1,539.11

1,613.17

1,693.83

1,687.31

1,771.68

1,761.41

1,849.48

1,835.51

1,927.29

1,909.61

1,983.72

2,082.90

2,057.82

2,168.94

2,277.38

2,317.14

2,465.34

2,613.54

2,744.22

ANNUAL

26,531.00

27,858.00

28,458.00

29,881.00

30,384.00

31,903.00

32,310.00

33,926.00

34,237.00

35,949.00

36,164.00

37,972.00

38,090.00

39,995.00

40,017.00

41,943.00

44,040.00

43,870.00

46,064.00

45,797.00

48,087.00

47,723.00

50,109.00

49,650.00

51,577.00

54,155.00

53,503.00

56,392.00

59,212.00

60,246.00

64,099.00

67,952.00

71,350.00

HOURLY

19.7707

19.7707

21.8904

21.8904

23.3720

23.3720

24.8540

24.8540

26.3361

26.3361

27.8181

27.8181

29.3001

29.3001

30.7821

32.2631

32.2631

33.7462

33.7462

35.2282

35.2282

36.7103

36.7103

38.1923

39.6743

39.6743

41.1563

43.3783

43.3783

46.3424

49.3064

52.2705

52.2705

MAXIMUM
BIWEEKLY

1,581.65

1,660.74

1,751.23

1.838.79

1,869.76

1,963.25

1,988.32

2,087.74

2,106.88

2,212.23

2,225.45

2,336.72

2,344.01

2,461.21

2,462.57

2,581.05

2,710.10

2,699.70

2,834.68

2,818.26

2,959.17

2,936.82

3,083.66

3,055.38

3,173.94

3,332.64

3,292.51

3,470.27

3,643.78

3,707.39

3,944.51

4,181.64

4,390.72

ANNUAL

41,123.00

43,179.00

45,532.00

47,809.00

48,614.00

51,044.00

51,696.00

54,281.00

54,779.00

57,518.00

57,862.00

60,755.00

60,944.00

63,991.00

64,027.00

67,107.00

70,463.00

70,192.00

73,702.00

73,275.00

76,938.00

76,357.00

80,175.00

79,440.00

82,523.00

86,649.00

85,605.00

90,227.00

94,738.00

96,392.00

102,557.00

108,723.00

114,159.00

Page 1 10/01/2019



Lee County Port Authority " Pay Plan FY 19-20

PAY
GRADE

Grade 24-112 HR

Grade 25

Grade 25-84 HR

Grade 26

Grade 27

Grade 27-112 HR

Grade 28

Grade 29

Grade 30

Grade 31

Grade 32

Grade 33

HOURLY

23.3352

34.5218

34.5218

36.3744

38.2269

27.3049

40.0794

42.8582

46.5633

50.2684

53.9734

57.6785

MINIMUM
BIWEEKLY

2,613.54

2,761.75

2,899.83

2,909.95

3,058.15

3,058.15

3,206.35

3,428.66

3,725.06

4,021.47

4,317.88

4,614.28

ANNUAL

67,952.00

71,805.00

75.396.00

75,659.00

79,512.00

79,512.00

83,365.00

89,145.00

96,852.00

104,558.00

112,265.00

119,971.00

HOURLY

37.3361

55.2345

55.2345

58.1986

61.1627

43.6876

64.1267

68.5728

74.5009

80.4290

86.3571

92.2852

MAXIMUM
BIWEEKLY

4,181.64

4,418.76

4,639.70

4,655.89

4,893.01

4,893.02

5,130.14

5,485.82

5,960.07

6,434.32

6,908.57

7,382.82

ANNUAL

108,723.00

114,888.00

120,632.00

121,053.00

127,218.00

127,218.00

133,384.00

142,631.00

154,962.00

167,292.00

179,623.00

191,953.00

Page 2 10/01/2019
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I Introduction

The purpose of this document is to develop and maintain uniform published rates and fees for
Page Field and Base Operations customers. Prior to the beginning of each fiscal year, Page Field
rates and fees will be approved by the Board of Port Commissioners. Interim changes to these
rates and fees may be made by the Executive Director or his designee in the event that such
revisions are necessary to respond to significant changes in market conditions or to maintain the

airport's competitive market position in the general aviation comimmity.

From time to time it is necessary to provide reasonable fee adjustments to resolve Base

Operations customer service issues that may arise during the course of regular business

operations. As Base Operations takes great measures to provide nationally consistent services to

its customers, there are occasions when it is appropriate to make adjustments to fuel, service or

other fees to attain customer satisfaction goals and maintain customer loyalty. In these cases, the

general aviation director may deviate from the rates and fees herein following the guidelines
established by Operations Instruction 6302, Fee Adjustment Procedures.

II Aviation Petroleum Products

A. Standard Pricing

The Port Authority has developed various fuel purchase programs to meet the needs of a wide
variety of Page Field customers. Each of these programs uses a fixed margin formula. The

retail sales price of the fuel product includes the cost of fad, taxes and the Authority's
margin, inclusive of the established Fuel Flowage Fee and Fuel Storage Facility Fee. Retail
sales prices are subject to change as the cost of fuel changes. The Authority's margin is
established in Section II A., Aviation Petroleum Products, Standard Pricing. Discounts
authorized in Section II B., Discount Program, will reduce the Authority's net margins.

1. Avgas - Full Service

The margin of this product is $1.00 per gallon. This fee is combined with the product's
cost to determine the retail sales price per gallon. As an example, if the Port Authority's
cost per gallon is $3.45 (inclusive of taxes), then the addition of the margin would make
the retail sales price $4.45 per gallon.

2. Avgas - Self Service

The Port Authority has installed an Avgas self-service fueling system, allowing an
alternative low-cost purchase option for this product. The margin of this product is $.50
per gallon. The self-service price is $.50 below the posted retail price of the day. For
example, iftheAvgas posted price of the day is $4.38, then the price of self-service
would be $3.88.

3. Jet A

The margin of this product is $1.87 per gallon. This fee is combined with the product's
cost to determine the retail sales price per gallon. As an example, if the Port Authority s
cost per gallon is $2.65 (inclusive of taxes), then the addition of the margin would make
the retail sales price $4.52 per gallon.



4. Aviation Oil and Additives

Aviation oil products and luel additives are provided to customers upon request. Base

Operations maintains a variety of product lines to meet customer needs. Pricing for these

products is detailed below.

..Per Quart

Aviation Oil
All Types ....................Cost Times 2

Fuel Additives
Prisf or Equivalent............... $.09 Per Gallon of Jet A, Dispensed

B. Discount Program

The Lee County Port Authority has implemented a standardized fuel discount program for
both Full Service Avgas and Jet A for based and itinerant customers. This discount is
consistent with industry standards and recognizes the contribution of our based customers as

well as our aeronautical service providers. No discount is offered for the self-service Avgas

products.

For the purpose of the discount programs, a based customer is one who has in effect a current

building lease, land lease, hangar agreement, or tie-down agreement with the Authority.

Itinerant customers are those customers who do not qualify as based customers.

1. Avgas

Itinerant Aircraft Discount

Itinerant aircraft shall be allowed a discount based upon volume. The discount shall be
based on the current posted retail price. The discount shall be based upon each fuel
delivery and shall not include cumulative fuel deliveries. The following table details this
discount program.

1-25.9 gallons^

26-50,9 gallons
51 "150.9 gallons
151- 500,9 gallons
501 and up

No discount
$.05 per gallon
$.10 per gallon
$.15 per gallon
$.20 per gallon

U.S. Government and other aircraft approved by the Defense Logistics Agency - Energy

(DLA-Energy) who pay using the Aviation Into-Plane Reimbursement (AIR) Card will
receive the same discount.

Based Aircraft Discount

Based aircraft shall be allowed a discount exclusive of volume. The discount shall be a
$.20 per gallon reduction in the current posted retail price.

0



Prepay Discount

To qualify for the Prepay Discount, customers must have an established direct bill
account in good standing with the Authority. Customers must further "deposit on
account" (prepaid balance account) with the Authority a minimum of $6,000. The
prepaid balance account may never fall below the requested fuel purchase. Fuel

purchases will be charged against the prepaid balance account at a discount of $.30
versus the posted retail price of the day. If at any time, the purchase of fuel is in excess
of the prepaid balance account, fhen the sale will not be eligible for this discount program
and the difference will have to be paid for at the time of the fuel sale. All payments
towards the prepaid balance account to replenish the customer account are required to at

least meet the initial minimum prepaid balance of $6,000 as stated above. For example;
if a customer has a prepaid balance of $74 left on his or her account and wishes to
continue to participate in the Prepay Discount program, the customer must replenish the
prepaid balance account with a minimum of $5,926 to get the account up to the minimum
prepaid balance account requirement. Smaller incremental payments to replenish the

prepaid balance that do not bring the prepaid account up to the required minimum of
$6,000 will not be accepted for purpose of qualifying for discounts under this program.

2. Jet A

Itinerant Aircraft Discount

Itinerant aircraft shall be allowed a discount based upon volume. The discount shall be
based on the current retail price inclusive of all taxes. The discount shall be based upon
each fuel delivery and shall not include cumulative fuel deliveries. The following table
details this discount program.

1-100 gallons
101-~ 200 gallons
201-400 gallons
401-700 gallons
701-1,000 gallons
1,001-2,000 gallons
2,001 and up

No discount
$.05 per gallon
$.10 per gallon
$.15 per gallon
$.20 per gallon
$.25 per gallon
$.40pergaUon

U.S. Government and other aircraft approved by the Defense Logistics Agency - Energy
(DLA-Energy) who pay using the Aviation Into-Plane Reimbursement (AIR) Card will
receive the same discount but will not be charged the Federal Kerosene and LUST Tax.

Based Aircraft Discount

Based aircraft shall be allowed a discount exclusive of volume. The discount shall be a
$.42 per gallon reduction in the current posted retail price, inclusive of all taxes.

Contract Fuel

The Port Authority participates with the current contracted fuel supplier, Avfuel, in their
contract fuel program. All fuel purchases made by the customer on contract fuel are

billed directly to the customer by Avfuel. Avfuel reimburses the Port Authority for the



cost of fuel as well as the appropriate per gallon into-wing rate. The following table
detail the established into-wing rates for contract fuel.

HI

1-100 gallons
101-200 gallons
201-400 gallons
401-700 gallons
701-1,000 gallons
1,001-2,000 gallons
2,001 and up

$1.60 per gallon
$1.55 per gallon
$1.50 per gallon
$1.45 per gallon
$1.40 per gallon
$1.35 per gallon
$0.90 per gallon

Contract Itinerant High Volume

For itinerant customers to qualify for this rate they must have purchased a minimum of

17,500 gallons the previous fiscal year (October to September). Customers qualifying for
this program will have an established into-wing rate of $1.30, regardless of number of
gallons per uplift.

Contract Based

Based customers participating in the contract fuel program will have an established into-
wing rate of $ 1.10 per gallon, regardless of number of gallons per uplift.

C. Fuel Storage Facility and Fuel Flowage Fees

Fuel Storage Facility Fee

Tenant participating in an approved self-fueling program and purchases fuel directly from the
Port Authority will pay a Fuel Storage Facility Fee of $.20 per gallon.

Fuel Flowase Fee

A Fuel Flowage fee of $.30 per gallon is applied to all aviation use fuels to include all Port
Authority and tenant self-fueling programs.

Tenant self-fueling programs require that the operator obtain a Lee County Port Authority
Self-Fueling Permit. Self-faeling operations are strictly limited to the fueling oftenant-
owned or exclusively leased aircraft, using only the tenant's employees and the tenant s

equipment.

Hangars and Tie-Downs

A. Fees

Aircraft Hangars ~ Monthly

"A"Hangars:

A-1 through A-8

A-9 through A-28
$428
$375

CTf^^..}



A-29 through A-38
A-39 through A-68

$214
$375

'B" Hangars:

B-l through B-6, B-9, B-10

B-8,B-13

B-21,B-44,B-46

B-16 through B-18, B-33 through B-35
B-19 through b-20, B-22 through B-25,

B-27 through B-32

$219.75
$140.75
$195.75

$97.50

$171.00

'F" Hangars:

F-l through F-4

F-5

F-6 through F-13
F-14

F-15 through F-21
F-22 through F-23
F-24 through F-3 6
F-3 7 through F-44
F-45 through F-64
F-65 through F-68
F-69 through F-78

$359
$456
$359
$456
$359
$716
$359
$390
$326
$390
$326

'LTHangars:

AU<<U"Hangars $188

]Slulti-StQrageHangars-"^^M

Monthly storage fees will be based on size of aircraft to be stored. Aircraft wingspan will be
multiplied by nose-to-tail length to determine square footage of footprint, rounded up to the
nearest foot, and then multiplied by the appropriate monthly rate. Helicopter footprint will be
determined by multiplying the length of the main rotor blades by the length of the body.
Rates for the various multi-storage haagars are as follows:

South Side Hangars (D and G)
Base Operations Hangars (M. and 0)

$0.55
$0.70

Existing tenants in the Base Operations hangars with leases in effect prior to June 1, 2015
shall be incrementally brought up to the new rate of $0.70. The rate for these tenants for
PY 2019-2020 shall be $0.60.

For tenants with agreements in the Base Operations Hangars, fees shall be waived for GPU,

Lavatory, and Towing Services.
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Multi-Storage Hangar Crew Offices

Office space is available to Part 91 operators who have an existing multi-storage hsngar
agreement for their aircraft at the monthly rate of $1.50 per square foot.

Multi-Hanear - Daily

Single/Small Twin/Helicopter
Cabin Class Twin
Very Light Jet C^LJ)
Light Jet/Turboprop
Mid-Size Jet
Super Mid-Size Jet
Heavy Jet

$63.00
$73.50
$81.25
$89.25

$105.85
$154.55
$255.00

If, in a calendar month, an aircraft is continuously stored in a multi-storage hangar for a

length of time to where the daily rate would exceed the monthly rate, then the monthly rate
may be charged.

Tie-Downs ~ Monthly

North, South, Southeast, Southwest
and "L" Ramps

Commercial

$33.00

$44.00

B. Discounts

Hangar and tie-down fees paid for a one-year period in advance will be entitled to a 5 percent
discount. However, the Authority will not refund any prepaid rent unless the agreement is
terminated by the Authority. Prepaid amounts are subject to change for increased in hangar
and tie-down rent as determined by the Authority.

C. Aircraft Hangar Wait List

Customers who wish to be placed on the Aircraft Hangar Wait List must submit a completed
Request for Hangar Space along with a non-refundable deposit of $50.

D. Lost Key Replacement

The Authority will charge a $10 fee for each lost key replacement and a $30 fee for
replacement ofhangar locks.

Itinerant Ramp Fees

A. Usage and Fees

s



Itinerant aircraft will be charged an Itinerant Ramp Fee dependent on the size of aircraft. The
fee is a daily fee and will be waived for up to three consecutive days for those customers
purchasing the minimum amount of fuel. Aircraft remaining for more than three days will be
charged the appropriate fee regardless of fuel purchase. Fees may be waived for one day for
donated humanitarian missions, such as Angel Flight, upon approval of the General Aviation
Director or his/her designee.

Monthly rates are available for Cabin Class Twin and above categories and require a tie-
down agreement with minimum three month term. Due to space limitations on the itinerant

ramp, monthly rates for the Single/Small Twin/Helicopter category are available on the
North, South, Southeast, Southwest and "L" ramps.

Aircraft Cateeorv

Single/Small Twin/Helicopter
Minimum fuel purchase to waive fee
Cabin Class Twin
Minimum fuel purchase to waive fee

Monthly fee
VLJ
Minimum fuel purchase to waive fee
Monthly fee
Light Jet/Turboprop
Minimum fuel purchase to waive fee
Monthly fee
Mid-Size Jet
Minimum fuel purchase to waive fee
Montiily fee
Super Mid-Size Jet
Minimum fuel purchase to waive fee
Monthly fee
Heavy Jet
Minimum fuel purchase to waive fee
Monthly fee

$10.00/day
10 gallons or top off

$25.00/day
60 gallons or top off

$250.00
$40.00/day

80 gallons or top off
$300.00

$50.00/day
120 gallons or top off

$350.00
$80.00/day

160 gallons or top off
$400.00

$120.00/day
250 gallons or top off

$450.00
$200.00/day

320 gallons or top off
$500.00

V Landing Fees

Landing fees are to be collected for commercial aircraft operations. A commercial operator is

defined as a person, business, or other entity with or without a contract witli the Lee County Port

Authority to provide aeronautical services to the public. Landing fees will be charged as follows:

Aircraft Category

Smgle/Cabin-Class
Turbine
Helicopter

$5.00
$10.00
$8.00

Landing fees do not apply to commercial operators that are based at Page Field and maintain
leased or owned facilities such as hangar or office. Flight instructors with an independent flight
instructor agreement shall pay landing fees up to a maximum of $50.00 per month. Flight



instmctors subject to the landing fee shall be responsible to pay for only the final landing of a
multi-landing lesson.

VI Other Fees

A. Catering Fee

A 20% handling fee will be added to catering orders that are ordered by Page Field staff.

B. After Hours Fee

Normal hours of operation are 0700-2300 local. Should a customer require sendces outside
of normal business hours. Page Field staff will accommodate that request at an hourly rate of
$50 without proration.

C. Air Camping Fee

Air camping fee at approved locations shall be $10.00 per night in addition to any applicable
ramp usage fees. Prior approval from the General Aviation Director or designee is required

for all aircraffc operators.

D. Self-Service Maintenance Facility Fee

A self-service maintenance facility is provided for hangar and tie-down tenants to perform

minor owner maintenance such as oil changes, at no fee. Should a tenant require the services

of a specialty mechanic who does not hold an agreement with the Port Authority, the self-
service maintenance facility may be used on a limited basis with approval of the Airport
Director or designee at a fee of $25 per half day or $40 per full day. Such approval will be
contingent upon the mechanic providing documentation to include proof of liability
insurance.

E. Conference/Seminar Room Fee

Conference and seminar rooms are available for aviation and aircraft related use for a

nominal charge. The conference room is available at an hourly rate of $35 per hour. Use of

the seminar room is available in four hour increments at a rate of $150 per increment. Page

Field tenants and Base Operatiorts customers may use either room for business meetings as

available without charge.

F. Aircraft Lavatory Service

Aircraft lavatory service is available at a fee of $40.00 per lavatory per service, regardless of
aircraft type.

G. Aircraft Ground Power Unit (GPU)

An aircraft ground power unit (GPU) is available on a complimentary basis on the Base
Operations ramp for aircraft engine start. Extended GPU use on the Base Operations ramp is
available at a rate of $45.00 per hour or portion thereof after 30 minutes. If available, a GPU

10



may be requested on other areas of the airport at a rate of $45.00 per hour or portion thereof
commencing on GPU start up.

H. Base Operations Facility Usage Fee

Page Field Aeronautical Operators may choose to use the Base Operations Terminal Facility
in connection with a permitted Commercial Departure. A Commercial Departure is defined
as a live departure from Base Operations whereby the Operator enplanes their passengers
utilizing the Base Operations Terminal Facility. This fee shall be applied per Commercial
Departure and in addition to applicable Ramp Fees as established herein.

Base Operations Facility Usase Fee

1 ~ 2 Passengers

3-6 Passengers

7+ Passengers

$50.00
$75.00

$100.00

I. Washington Reagan National (DCA) Access Standard Security Program (DASSP)

Operators may use Base Operations for originating direct flights to DCA under the DASSP.
Such flights are subject to a fee of $400.00 per aircraft per DASSP flight.

J. Losf/Damaged Groimding Cable Fee

A fee of $35.00 will be assessed for replacement of any lost or damaged aircraft grounding
cable.

K. Aircraft Towing

Aircraft towing is available from Base Operations to MRO facilities at a fee of $50.00 per
requested service.

L. Potable Water Service

Aircraft potable water service is available at a fee of $35.00 per service.

VII Sublease Fees

Per Part II, Section 4: Subleasing Requirements of the Minimum Standards for Aeronautical
Activities for Page Field, allow Operators to sub-lease under certain conditions and approval of
Port Authority.

Snb-lessee fees shall be based on the following schedule and shall be applied to owned, operated,
leased or managed aircraft.

Fees Associated with Sub-Leasing:

0 to 2 aircraft $50/month

11



3 to 5 aircraft
6 or more aircraft

SlOO/month
$200/month

VIH Buildings and Land

A. Buildings

The Authority has several buildings that may become available from time to time for either
aeronautical services or other business purposes. Lease terms are negotiable and are based on

fair market value.

B. Land

The Lee County Port Authority leases imimproved land to those parties interested in
providing an aeronautical service or other business sendce at Page Field. Rental rates for

unimproved land are determined through negotiations and a fair market appraisal conducted
by the Authority's fee appraiser.

IX Late Charges

All invoices not paid by the required due date shall accrue interest at a rate of 18% per annum,
unless otherwise provided for in the tenant's or aeronautical provider's lease or use agreement

with the Lee County Port Authority.
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11. RECOMMENDED APPROVAL

DEPUTY EXEC 
DIRECTOR 

Benjamin R. Benjamin R. Benjamin R. Benjamin R. 
SiegelSiegelSiegelSiegel    

COMMUNICATIONS 
AND MARKETING 

Victoria B. Victoria B. Victoria B. Victoria B. 
MorelandMorelandMorelandMoreland    

OTHER 

N/AN/AN/AN/A    

FINANCE 

Brian W. Brian W. Brian W. Brian W. 
McGonagleMcGonagleMcGonagleMcGonagle    

PORT ATTORNEY 

Gregory S. Gregory S. Gregory S. Gregory S. 
HagenHagenHagenHagen    

EXECUTIVE DIRECTOR 

Jeffrey A. MulderJeffrey A. MulderJeffrey A. MulderJeffrey A. Mulder    

12. SPECIAL MANAGEMENT COMMITTEE
RECOMMENDATION:

APPROVED 
APPROVED as AMENDED 
DENIED     
OTHER 

13. PORT AUTHORITY ACTION:

APPROVED 
APPROVED as AMENDED 
DENIED 
DEFERRED to 
OTHER 

BOARD OF PORT COMMISSIONERS 
OF THE 

LEE COUNTY PORT AUTHORITY 
1. REQUESTED MOTION/PURPOSE: Request Board approve a “First

Amendment to Lease of Portion of Parking Lot at Southwest Florida
International Airport” with Gartner, Inc.

2. FUNDING SOURCE:  n/a
3. TERM:  through February 28, 2022
4. WHAT ACTION ACCOMPLISHES: allows Gartner, Inc. to move to a

different portion of the former terminal’s parking lot for their off-site
employee parking

5. CATEGORY: 3.
Consent Agenda

6. ASMC MEETING DATE: 6/11/2019

7. BoPC MEETING DATE:  6/27/2019

8. AGENDA:

CEREMONIAL/PUBLIC PRESENTATION 

X CONSENT 

ADMINISTRATIVE 

9. REQUESTOR OF INFORMATION:
(ALL REQUESTS)
NAME  Ben Siegel

 DIV.     Administration 

10. BACKGROUND:

On January 5, 2017, the Board approved a lease of 5.22 acres of the west end of the old terminal’s parking lot along 
Chamberlin Parkway to Gartner, Inc., to use for employee parking in support of their transition of their offices from 
Gateway to Skyplex.  Since then, Gartner’s new office complex in Skyplex has been largely completed, although some of 
the parking is yet to be constructed due to permitting delays.  Meanwhile, a portion of the east end of the old terminal lot 
was utilized for construction staging by Skanska, the contractor hired by the Authority’s ground lessee Skyplex, LLC 
(which is Gartner’s developer and landlord).  Skanska’s ongoing work is now much reduced, and Gartner desires to 
relocate its remote employee parking from the west end of the parking lot to a somewhat smaller area at the east end, 
closer to its new offices.  

This proposed amendment to the January 5, 2017 parking lease will allow for this move, from 5.22 acres at the west end 
of the lot, to 3.9 acres at the east end.  The proposed amendment will reduce the rent pro rata, and will also allow for 
possible assignment of the parking lease from Gartner to Skyplex, LLC.     

Attachments: 
1. Contract summary
2. Proposed agreement



 



Contract Summary 
[including effects of proposed First Amendment] 

           
Tenant:            GARTNER, INC. 
     56 Top Gallant Road  
    Stamford, Connecticut 06902  
 
Leased Premises:  (1)   initially, approximately 141,372 square feet (3.25 acres),  
      known as the “Initial Premises”; 
    (2)   beginning March 1, 2018, approximately 85,833 square feet  

     (1.97 acres), known as the “Additional Premises” will be  
     added  

  
    [effective May 15, 2019, deleting the above areas and replacing 

them with 3.9 acres at the east end of the old parking lot which 
served original RSW terminal, as shown on Exhibit B to proposed 
amendment] 

 
Allowed Use(s): parking of motor vehicles belonging to Lessee’s employees, 

shuttling of Lessee’s employees to and from Lessee’s off-site 
offices, and construction, equipping, and maintenance of trailers or 
other temporary structures for the provision of restrooms, 
refreshments, and shelter from the weather for Lessee’s employees  

 
Term of Lease:  from March 1, 2017, until February 28, 2022 (Lessee will have the 

right to terminate with at least ninety (90) days prior written notice 
thereof to the Authority)   

 
Rents and Fees:  (A)  from March 1, 2017 through February 28, 2018,  
      $6,243.93 per month; 

    (B)  from March 1, 2018 through February 28, 2022,  
      $10,034.89 per month, subject to CPI adjustments 
 
    [effective May 15, 2019, rent changes to $7,507.05 per month] 
 
Security/Perf. Guaranty: $18,500.00 
 
Insurance:           Commercial General Liability in the amount of $2,000,000; Business 

Auto in the amount of $2,000,000; Commercial Property Insurance 
for full replacement value; Workers’ Compensation as required by 
state law 

 
 
Note: This page is intended as a general summary only, for ease of review, and is not a part 

of the contract.  In the event of any conflict between this page and the proposed 
contract, the contract (being more precise) will prevail. 



FIRST AMENDMENT
TO

LEASE OF PORTION OF PARKING LOT

THIS AGREEMENT (the "First Amendment") is made and entered

into this day of , 2019, by and between the

LEE COUNTY PORT AUTHORITY, a political subdivision and special

district of the State of Florida with offices at 11000 Terminal

Access Road, Suite 8671, Fort Myers, Florida, 33913 (herein

referred to as "Authority") and GARTNER, INC., a Delaware

corporation with principal offices located at 56 Top Gallant

Road, Stamford, Connecticut 06902, (herein referred to as

"Lessee").

Backqround

The Authority operates Southwest Florida International

Airport, in Lee County, Florida (the "Airport"). The Authority

and Lessee are parties to an agreement dated January 5, 2017,

entitled "Lease of Portion of Parking Lot at Southwest Florida

International Airport" (the "Lease").

Authority and Lessee desire to amend said Lease so as to

relocate the leased premises, and to provide for Lessee's planned

assignment of the Lease to Skyplex, LLC, as provided below.

NOW THEREFORE, in consideration of the mutual promises

herein, the parties hereby agree that their Lease dated January

5, 2017, is hereby amended as follows:

1. CHANGE IN LEASED PREMISES

Article 1 ("DESCRIPTION OF LEASED PREMISES") of the Lease is

hereby amended such that, effective May 15, 2019, the "Initial

Premises" and the "Additional Premises" are deleted from the

1



leased premises, and, in their place, Lot 11, Lot 17, Lot 18, Lot

19, and half of Lot 16, containing a total of approximately 3.90

acres, shown on Exhibit B attached hereto, is added.

2. CHANGE IN RENT

Section 3.1 of the Lease is hereby amended, effective May

15, 2019, to read as follows:

"Section 3.1 Amount of Base Pent. Lessee agrees to pay to

the Authority beginning May 15, 2019, and for and during the

remainder of the term of this Lease, as Base Rent for the leased

premises (subject to adjustments pursuant to Section 3.2 below),

the sum of seven thousand five hundred seven dollars and five

cents ($7,507.05) per month, plus any applicable sales tax."

3. ASSIGNMENT

Pursuant to Article 7 of the Lease, Authority consents to

Lessee's proposed assignment of this Lease to Skyplex, LLC, a

Georgia limited liability company, provided that Lessee provides

the Authority with a written copy of said assignment within

thirty (30) days of said assignment occurring. Any subsequent

assignment or sublease will require the written consent of the

Authority, which may be granted or withheld in accordance with

the provisions of Article 7 of the Lease.

4. NO OTHER CHANGES

Except as otherwise provided herein, the Lease shall



continue under the same terms, provisions, and conditions as set

forth therein.

IN WITNESS WHEREOF, the parties hereto, by their duly

authorized representatives, have executed this agreement on the

date first above written.

GARTNER, INC.
(Lessee)

(corporate seal)

By:^

Print/tyl^e name : ^A.^AA<P£E,P $.»*/6»H
Title; (»VP
Date: s-/-e.3/^/_g

WITNESSED BY:

..a-Witness:

Print name: /tn^>(^. /4^/-^a^Ar-)

Date: 6-/^^/^<3/^

Witness :(&A^ 9^^
Print name: £7<2.bb('& Le.-G^^iO^
Date : S~/^.^ I -Z^/^

LEE COUNTY PORT AUTHORITY ATTEST:
LINDA DOGGETT, CLERK

By:.
Chairman or Vice Chairman,
Board of Port Commissioners

Date signed:

By:
Deputy Clerk

Approved As To Form
for the Reliance of the
Lee County Port Authority only;

By:
Port Authority Attorney



Gartner  
Parking
4/30/19

Proposed Area:

Lots 11, 17, 18, 19 & ½ of 16

Barricade Exit

= Excluded area

EXHIBIT B



11. RECOMMENDED APPROVAL

DEPUTY EXEC 
DIRECTOR 

Benjamin R. Benjamin R. Benjamin R. Benjamin R. 
SiegelSiegelSiegelSiegel    

COMMUNICATIONS 
AND MARKETING 

Victoria B. Victoria B. Victoria B. Victoria B. 
MorelandMorelandMorelandMoreland    

OTHER 

N/AN/AN/AN/A    

FINANCE 

Brian W. Brian W. Brian W. Brian W. 
McGonagleMcGonagleMcGonagleMcGonagle    

PORT ATTORNEY 

Gregory S. Gregory S. Gregory S. Gregory S. 
HagenHagenHagenHagen    

EXECUTIVE DIRECTOR 

Jeffrey A. MulderJeffrey A. MulderJeffrey A. MulderJeffrey A. Mulder    

12. SPECIAL MANAGEMENT COMMITTEE
RECOMMENDATION:

APPROVED 
APPROVED as AMENDED 
DENIED     
OTHER 

13. PORT AUTHORITY ACTION:

APPROVED 
APPROVED as AMENDED 
DENIED 
DEFERRED to 
OTHER 

BOARD OF PORT COMMISSIONERS 
OF THE 

LEE COUNTY PORT AUTHORITY 
1. REQUESTED MOTION/PURPOSE: Request Board approve a First

Amendment to “Land Lease for Construction of Corporate Hangar
Building at Page Field General Aviation Airport” with Keystone
Development Group, Inc.

2. FUNDING SOURCE:  n/a
3. TERM:  20 years, plus two 5-year extension options
4. WHAT ACTION ACCOMPLISHES: expands the leased premises and

increases the ground rent to facilitate construction of addition to the
tenant’s corporate hangar building

5. CATEGORY: 4.
Consent Agenda

6. ASMC MEETING DATE: 6/11/2019

7. BoPC MEETING DATE:  6/27/2019

8. AGENDA:

CEREMONIAL/PUBLIC PRESENTATION 

X CONSENT 

ADMINISTRATIVE 

9. REQUESTOR OF INFORMATION:
(ALL REQUESTS)
NAME  Ben Siegel

 DIV.     Administration 

10. BACKGROUND:

On November 13, 2000, the Board approved a “Land Lease for Construction of Corporate Hangar Building at Page Field 
General Aviation Airport” with Keystone Development Group, Inc.  Keystone now desires to expand their existing 
corporate hangar, which requires a small expansion to their leased premises.  

The proposed amendment expands the leased premises from 0.50 acres to a total of 0.53 acres, and increases the 
ground rent by an additional $49.00 per month beginning July 1, 2019.  

Attachments 
1. Contract Summary
2. Proposed First Amendment



 



Lease Summary
[including effects of proposed First Amendment]

Tenant: Keystone Development Group, Inc.
10130 Bertram Lane
Fort Myers, FL 33919

Leased Premises: an unimproved parcel of land at Page Field, containing 
approximately 0.5 acre
[effective July 1, 2019, increasing the above area to approximately 0.53
acres]

Allowed Use(s): corporate hangar

Term of Lease: An initial term beginning December 1, 2000, and continuing until twenty
(20) years from the “Rent Commencement Date” (which will occur no
later than June 1, 2002).  The tenant will have options to extend for two
(2) additional periods of five (5) years each.  

Rents and Fees: initial rent was $3,746.04 per year ($312.17 per month, or approximately
$0.172/sf/yr.), subject to CPI adjustments 
[effective July 1, 2019, rent increases by $49.00 per month]

Security/Perf. Guaranty: $936.00

Insurance Requirements: $1 million combined single limit CGL (including premises and operations,
contractual, and comprehensive automobile); property insurance, including
fire and extended coverages, for all risks of physical loss or damage to the
premises and improvements, for full replacement value; and workers'
compensation as required by state law

Tenant's Construction: Lessee will construct a hangar building containing at least 4,400 square 
feet (3,600 s.f. of aircraft storage area plus 800 s.f. office area), plus at
least 1,800 s.f. paved exterior aircraft parking apron; all construction
subject to Authority's approval of plans

Note: This page is intended as a general summary only, for ease of review, and is not a 
part of the contract.  In the event of any conflict between this page and the proposed 
contract, the contract (being more precise) will prevail.



FIRST AMENDMENT
TO

KEYSTONE DEVELOPMENT GROUP, INC . ' S
"LAND LEASE FOR CONSTRUCTION OF CORPORATE HANGAR BUILDING

AT PAGE FIELD GENERAL AVIATION AIRPORT"

This agreement (the "First Amendment") is made and entered

into this day of , 20 , by and between

LEE COUNTY PORT AUTHORITY, a special district and political

subdivision of the State of Florida, with offices at 11000

Terminal Access Road, Suite 8671, Fort Myers, Florida 33913 (the

"Authority"), and KEYSTONE DEVELOPMENT GROUP, INC., a Florida

corporation ("Lessee").

Backqround

Lee County, a political subdivision of the State of Florida,

owns the Page Field General Aviation Airport, in Lee County,

Florida (the "Airport"). Pursuant to Chapter 63-1541, Laws of

Florida, and Lee County Ordinance 01-14, as amended. Lee County

has vested the Authority with the power to lease premises and

facilities on the Airport and grant related rights and

privileges.

The Authority and Lessee entered into a lease agreement

entitled "Land Lease for Construction of a Corporate Hangar

Building at Page Field General Aviation Airport," dated November

13, 2000, (herein the "Lease") .

The parties desire to amend the Lease to: (1) correct a

typographical error in the description of the existing leased

premises; (2) expand the leased premises; and (3) increase the

ground rent.



NOW THEREFORE, in consideration of the mutual promises

herein, the undersigned parties agree to modify the Lease as

follows:

1. Effective July 1, 2019, the original EXHIBIT "A" of the

Lease is deleted and replaced with the attached "REVISED EXHIBIT

A," and the area depicted as "ADDITIONAL LEASE AREA" on "Exhibit

C" attached hereto Is added to the original leased premises

depicted on Exhibit "B," thus increasing the leased premises from

approximately 0.50 acres to a total of approximately 0.53 acres.

2. Effective beginning July 1, 2019, in addition to the

CPI escalation then due pursuant to Section 3.3 of the Lease,

the "base rent" will increase by an additional $49.00 per month.

The new "base rent" will continue to be subject to escalations

pursuant to Section 3.3 for the remainder of the term of the

Lease.

3. All other provisions of the Lease remain unchanged and

in full force.

IN WITNESS WHEREOF, the parties hereto have subscribed

their names on the date first above written.



KEYSTONE DEVELOPMENT
GROUP, INC.
(Lessee)

By:

As:

Date:

&p^^-/~
5---5?/'/ ^

WITNE

Prin
Date

WITNE^SSD/BY:

\^^u{
w^n^U Hu-^tr
^^ame<^?/-/7

c^^
wi?/^ H. thtc^-e^

5--?,- /^Print Name
Date:

LEE COUNTY PORT AUTHORITY

By:.
Chairman or Vice Chairman,
Board of Port Commissioners

Date:

ATTEST:
LINDA DOGGETT, CLERK

By:.
Deputy Clerk

Date:

Approved As To Form for the
Reliance of the Lee County Port
Authority only:

By:.

Port Authority Attorney

Date:



REVISED EXHIBIT A

A TRACT OR PARCEL OF LAND LYING LN THE SOUTHEAST QUARTER (SE
1/4) OF SECTION 1, TOWNSHIP 45 SOUTH, RANGE 24 EAST, LEE COUNTY,
FLORIDA. BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS:

COMMENCING AT THE SOUTHEAST CORNER OF SAID SECTION 1 (WHICH
CORNER IS REFERENCED BY AN 8" DIAMETER OCTAGONAL SHAPED
CONCRETE MONUMENT STAMPED "LEE COUNTY PORT AUTHORITY, DENI
ASSOCIATES #56A", SAID MONUMENT BEARS SOUTH 89°46'15" WEST,
ALONG THE SOUTH LINE OF SAID SECTION 1 A DISTANCE OF 78.00 FEET);
THENCE NORTH 00°37'06" WEST ALONG THE EAST LINE OF SAID SECTION 1
FOR 1028.05 FEET; THENCE SOUTH 89°22'54" WEST FOR 335.50 FEET TO THE
EAST CORNER OF "PARCEL 1" NOW OR FORMERLY LEASED TO SOUTHERN
MACHINE STEEL, INC.; THENCE SOUTH 40°29'16" WEST ALONG THE
SOUTHEAST LINE OF SAID PARCEL 1 FOR 93.79 FEET TO THE POINT OF
BEGINNING OF THE HEREINAFTER DESCRIBED PARCEL; THENCE
CONTINUING SOUTH 40°29'16" WEST FOR 147.58 FEET; THENCE SOUTH
49°30'44" EAST FOR 147.58 FEET; THENCE NORTH 40°29'16" EAST FOR 157.58
FEET; THENCE NORTH 49°30'44" WEST FOR 122.58 FEET; THENCE SOUTH
40°29'16" WEST FOR 10.00 FEET; THENCE NORTH 49°30'44" WEST FOR 25.00
FEET TO THE POINT OF BEGINNING.

PARCEL CONTAINS 0.53 ACRES MORE OR LESS

SUBJECT TO ALL SETBACK, EASEMENTS, RESERVATIONS, AND RIGHT OF
WAY OF RECORD

BEARINGS HERE1NABOVE MENTIONED ARE BASED ON THE STATE PLANE
COORDINATE SYSTEM FOR THE FLORmA WEST ZONE (NAD 1983). (EAST
LINE OF SAID SECTION 1 = NORTH 00°37'06" WEST)
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11. RECOMMENDED APPROVAL

DEPUTY EXEC 
DIRECTOR 

Gary E. DuncanGary E. DuncanGary E. DuncanGary E. Duncan    

COMMUNICATIONS 
AND MARKETING 

Victoria B. Victoria B. Victoria B. Victoria B. 
MorelandMorelandMorelandMoreland    

OTHER 

N/AN/AN/AN/A    

FINANCE 

Brian W. Brian W. Brian W. Brian W. 
McGonagleMcGonagleMcGonagleMcGonagle    

PORT ATTORNEY 

Gregory S. Gregory S. Gregory S. Gregory S. 
HagenHagenHagenHagen    

EXECUTIVE DIRECTOR 

Jeffrey A. MulderJeffrey A. MulderJeffrey A. MulderJeffrey A. Mulder    

12. SPECIAL MANAGEMENT COMMITTEE
RECOMMENDATION:

APPROVED 
APPROVED as AMENDED 
DENIED     
OTHER 

13. PORT AUTHORITY ACTION:

APPROVED 
APPROVED as AMENDED 
DENIED 
DEFERRED to 
OTHER 

BOARD OF PORT COMMISSIONERS 
OF THE 

LEE COUNTY PORT AUTHORITY 
1. REQUESTED MOTION/PURPOSE: Request Board award RFB 19-12,

Operation, Management and Maintenance of a Rental Car Fueling
System at Southwest Florida International Airport to Swissport
Fueling, Inc., the lowest, responsive and responsible bidder.

2. FUNDING SOURCE:  General Operating Revenues collected during
the normal operations of the SWFIA, Account WJ5422941200.503490,
Other Contracted Services, contingent upon approval of associated
annual operating budget.

3. TERM:  October 1, 2019 – September 30, 2023
4. WHAT ACTION ACCOMPLISHES: Establishes a Management

Agreement with a qualified fuel system operator for the management
and operation of the Rent-A-Car fueling system for a four year fixed
annual management fee.

5. CATEGORY: 5. 
Consent Agenda

6. ASMC MEETING DATE: 6/11/2019

7. BoPC MEETING DATE:  6/27/2019

8. AGENDA:

CEREMONIAL/PUBLIC PRESENTATION 

X CONSENT 

ADMINISTRATIVE 

9. REQUESTOR OF INFORMATION:
(ALL REQUESTS)
NAME  Gary Duncan

 DIV.     Aviation 

10. BACKGROUND:

On April 3, 2019, the Lee County Port Authority advertised RFB 19-12, Operation, Management and Maintenance of the 
Rental Car Fueling System at Southwest Florida International Airport with Airport Council International – North America, 
Florida Airport Council, Airport Minority Council, and through Public Purchase. Bid packages were delivered to ten (10) 
prospective firms, and two (2) responses were received on May 2, 2019. 

Swissport Fueling, Inc. was selected as the lowest, most responsive, responsible bidder. The management agreement 
provides for the operation, management and maintenance of the airport’s consolidated Rent-A Car (RAC) fueling 
system, consisting of six (6) 25,000 gallon fuel tanks, an inventory status reporting system, bulk fuel delivery, forty-eight 
(48) duplex fuel pumps and associated fuel system distribution and leak detections systems.  

The Authority will reimburse Swissport Fueling, Inc. for all direct costs associated with personnel and operating 
expenses as approved in the annual budget. The operator will be paid a fixed management fee for overhead and profit.  
The first year, per bid, will be $54,000 and will increase $2,000 a year for the remaining three years for a four year total 
of $228,000.00. All monthly expenses related to the consolidated rental car fueling system are directly reimbursed to the 
Authority by the participating on-airport rental car agencies based on their proportional use of the fueling system in 



Background (continued) 

 

accordance with their On-Airport RAC Concessionaire Agreements. 
 
 
If approved, the management agreement will have an initial term of four (4) years beginning October 1, 2019, with 
options for up to two (2) additional two-year extension terms at the discretion of the Authority. The provider will be 
compensated for authorized services consistent with the applicable contract rates and approved operating budget. 
 
Attachment: 
(1) Tab Sheet 
(2) Master RFB 
(3) Winning Proposer 
(4) Management Agreement 
 

 



 
LEE COUNTY PORT AUTHORITY 

BID TABULATION SHEET 

RFB 19-12, OPERATION, MANAGEMENT AND MAINTENANCE OF A  
RENTAL CAR FUELING SYSTEM FOR 

SOUTHWEST FLORIDA INTERNATIONAL AIRPORT 
MAY 2, 2019 – 2:00 P.M. 

 
 
 

  
    

 

Firm Name 
And 

Address 
 

Fuel Facility Management Inc 
PO Box 21013 

Ft. Lauderdale, FL 33335 
(561) 662-0305 

 

Swissport Fueling, Inc. 
45025 Aviation Drive 

Dulles, VA 20166 
(703) 742-4338 

 

One (1) Original, one (1) identical electronic 
copy on Flash Drive 

Yes Yes 

Form 2 - Official Bid Form Yes Yes 

Contract Year 1 $210,000.00 $54,000.00 

Contract Year 2 $192,000.00 $56,000.00 

Contract Year 3 $192,000.00 $58,000.00 

Contract Year 4 $192,000.00 $60,000.00 

Total Annual Management Fees for Contract 
Years. 1,2,3, and 4 $786,000.00 $228,000.00 

Form 1 - Bidders Certification Yes Yes 

Form 3 - Lobbying Affidavit Yes Yes 

Form 4 - Public Entity Crimes Yes Yes 

Form 5 – Bidder’s Scrutinized Companies 
Certification 

Yes Yes 

Form 6 – Local Preference Affidavit Yes Yes 

Form 7 – Professional References Yes Yes 

Form 8 – Bid Bond Yes Yes 

Financial Statements (Part C-11, B) Yes Yes 

Experience Requirements (Part C-12) Yes Yes 

Insurance Certificate Yes Yes 

Copies of Licenses Yes Yes 

Transition Plan Yes Yes 



 

 

                                   
 
 
 

 
11000 Terminal Access Road 

Suite 8671 
Fort Myers, Florida  33913 

 
 

REQUEST FOR BIDS 
(RFB) 

 

 
RFB #19-12 

 
FOR 

 
OPERATION, MANAGEMENT, AND MAINTENANCE OF THE  

RENTAL CAR FUELING SYSTEM AT 

SOUTHWEST FLORIDA INTERNATIONAL AIRPORT 
 
 
 
 

DATED:  April 3, 2019  
 
 

PURCHASING OFFICE 

Melissa M. Wendel, CPPO, Purchasing Manager 

Toni Elias, Sr. Purchasing Agent 

 
 

TELEPHONE:  (239) 590-4558 
FAX NUMBER: (239) 590-4539 

 
 
 
 

SUBMITTALS DUE:  May 2, 2019, TIME: 2:00 P.M., LOCAL TIME 



RFB #19-12 Operation, Management, and Maintenance of the Rental Car Fueling System 
at Southwest Florida International Airport  
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PART A – GENERAL INFORMATION AND CONDITIONS 
 
DOCUMENT NO:  RFB #19-12 
 
 
BID OPENING: THURSDAY, MAY 2, 2019, 2:00 P.M., CONFERENCE ROOM, THIRD (3RD) FLOOR, 11000 

TERMINAL ACCESS ROAD, SUITE 8671, FORT MYERS, FL  33913-8899 
 
 
LEGAL NOTICE TO BIDDERS 

NOTICE IS HEREBY given that sealed bids will be received by the LEE COUNTY PORT AUTHORITY, 
sometimes referred to hereafter as "Port Authority," "Authority," or "Owner."  Opening of the Bids will occur 
immediately thereafter in a Conference Room on the third (3rd) Floor.  The Lee County Port Authority reserves 
the right to extend the time and date of the Bid Opening in its sole discretion, when deemed to be in the best 
interest of the Authority. 

1. INSTRUCTIONS TO BIDDERS  
 

1.1 DELIVERY OF BIDS  
 

(a) The delivery of the bid to the Lee County Port Authority prior to the deadline is solely and 
strictly the responsibility of the Bidder.  The deadline for delivery of all bids is 2:00 p.m., local 
time, May 2, 2019.  One (1) original and one (1) electronic copy in PDF format as a single file on 
a USB flash/travel drive of bid shall be delivered. The original submittal will govern over USB 
flash/travel drive.  All bids must be sealed and marked:  RFB #19-12 Operation, Management, 
and Maintenance of the Rental Car Fueling System at Southwest Florida International Airport.  
All bids must be delivered to the LEE COUNTY PORT AUTHORITY, PURCHASING 
OFFICE, third (3RD) FLOOR, SOUTHWEST FLORIDA INTERNATIONAL AIRPORT, 11000 
TERMINAL ACCESS ROAD, SUITE 8671, FORT MYERS, FLORIDA 33913-8899.  

 
(b) Electronically submitted or faxed bids will not be considered.  
 
(c) For informational purposes, the Bidder is advised that the United States Postal Service and even 

Express Mail Services may not deliver your bid in a timely manner.   
 

Bidders are cautioned to plan necessary delivery time accordingly. 
 
(d) The delivery of said bid to the Lee County Port Authority (LCPA) - Purchasing Office prior to the 

time stated in the previous section is solely and strictly the responsibility of the bidder.  The Authority 
Purchasing Office will not be responsible for delays caused by any delivery services that may be used 
or for any other reason.  The Bidder is hereby directed to cause delivery of their bid prior to the bid 
opening time.  The bid delivery deadline will be scrupulously observed.   

 
Any bid received after the bid opening time will not be considered. 

 

 



RFB #19-12 Operation, Management, and Maintenance of the Rental Car Fueling System 
at Southwest Florida International Airport  
 

Page 3 of 58 

1.2 INQUIRIES/RESULTS 

Except during a scheduled prebid meeting, the Authority will not respond to oral inquiries concerning 
this RFB.  Bidders may submit written, faxed, or email inquiries regarding this RFB addressed to the 
Lee County Port Authority, Attn: Toni Elias, Sr. Purchasing Agent, 11000 Terminal Access Road, Suite 
8671, Fort Myers, FL  33913-8899, via fax: (239) 590-4539, or email: taelias@flylcpa.com.  The 
Authority may choose not to respond to written or faxed or email inquiries received after 2:00 pm, local 
time, on April 12, 2019. 

The Authority utilizes Public Purchase to distribute information/specifications/addenda/results.  
Interested firms may register to receive this information free of charge by registering at 
https://www.publicpurchase.com/gems/register/vendor/register; by contacting Public Purchase Vendor 
Support at (801) 932-7000; by accessing the electronic link available from the Authority’s website 
www.flylcpa.com; or, by calling the Purchasing Office at (239) 590-4556. It is the responsibility of the 
bidder, prior to submitting their bid, to contact the Purchasing Office to determine if addenda to this 
RFB have been issued and, if so, acknowledging and incorporating them into their bid. All results 
concerning this Request for Bids will be posted via Public Purchase or by calling the Purchasing Office.   

1.3 NON-MANDATORY PREBID MEETING  

A Non-Mandatory Prebid Meeting is scheduled for April 10, 2019, at 10:00 a.m., local time, at 
Southwest Florida International Airport, Wright Brothers Conference Room, third floor, 11000 
Terminal Access Road, Suite 8671, Fort Myers, Florida 33913-8899.  The purpose of the 
non-mandatory prebid meeting will be to discuss the requirements and objectives of this RFB; to 
answer any questions potential bidders may have about the RFB; and, to answer any general questions 
about the Lee County Port Authority and Southwest Florida International Airport.  At the 
non-mandatory prebid meeting, the Authority will attempt to answer all questions received, reserving 
the right, however, to answer any question in writing in a subsequent addendum to the RFB.  In order to 
conduct these meetings as expeditiously and efficiently as possible, it is requested that all prebid 
questions be sent to the Purchasing Representative identified on the cover of this document at least 
three (3) days prior to the meeting to allow staff time to research the questions prior to the meeting. 
   

1.4  COST OF PREPARATION  

     The cost of preparing a bid in response to this RFB shall be borne entirely by the bidder.  

2. AMERICANS WITH DISABILITIES ACT NOTICE 

The Lee County Port Authority will not discriminate against individuals with disabilities. Any person 
needing special accommodations for attendance at a public bid opening or prebid meeting should contact 
Toni Elias, Sr. Purchasing Agent, Lee County Port Authority, Purchasing Office, taelias@flylcpa.com, 
telephone (239) 590-4558, or fax (239) 590-4539 at least seven (7) days before the meeting. 

3.   NONDISCRIMINATION CLAUSE  

Pursuant to Title 49, Code of Federal Regulations, Department of Transportation, Subtitle A, Office of the 
Secretary, Part 21, Nondiscrimination in Federally assisted programs of the Department of Transportation-
Effectuation of Title VI of the Civil Rights Act of 1964, the Restoration Act of 1987, the Florida Civil 
Rights Act of 1992, and as said Regulations may be amended, the Contractor/Consultant must assure that 
“no person in the United States shall on the basis of race, color, national origin, sex, creed or disability be 
excluded from participation in, be denied the benefits of, or be otherwise subjected to discrimination under 
any program or activity”, and in the selection and retention of subcontractors/subconsultants, including 
procurements of materials and leases of equipment. 
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The contractor will not participate directly or indirectly in the discrimination prohibited by the Acts and the 
Regulations, including employment practices when the contract covers any activity, project, or program set 
forth in Appendix B of 49 CFR Part 21. 

4.   GENERAL CIVIL RIGHTS CLAUSE 
 

The Contractor agrees to comply with pertinent statues, Executive Orders and such rules as are promulgated 
to ensure that no person shall, on the grounds of race, creed, color, national origin, sex, age, or disability be 
excluded from participating in any activity conducted with or benefiting from Federal assistance. 

 
This provision binds the successful bidder and its subcontractors from the bid solicitation period 
though the completion of the contract. This provision is in addition to that required by Title VI of the 
Civil Rights Act of 1964. 

 
5. SUBMITTAL OF BIDS 
 

5.1 Submitted bids shall be sealed in an envelope marked "Sealed Bid"; identified by the name and address 
of the firm bidding;  project name; bid number; and the date and time of bid opening.  Bids are to be 
accompanied by one (1) original and one (1) identical electronic copy in PDF format as a single file on 
a USB flash/travel drive of the following: 

 
 Form 1 – Bidder’s Certification 
  Form 2 – Official Bid Form  
  Form 3 – Lobbying Affidavit 
  Form 4 – Public Entity Crimes Form 
  Form 5 – Bidder’s Scrutinized Companies Certification 
  Form 6 – Local Vendor Preference Affidavit  
  Form 7 – Professional References 
  Form 8 – Bid Bond 
  Form 9 – Optional Form – No Bid Submission 
  Financial Statements (Part C-11, B) 
    Experience Requirements (Part C-12)  
 
5.2 All bidders must include copies of all licenses (mechanical, occupational, etc.) required by Lee County 

and the State of Florida to perform the duties required in this bid. 
 
5.3  Bidders contracting in a corporate capacity must submit documentation from the Florida Department of 

State verifying that the entity is a Florida Corporation or other Florida business entity in good standing 
or is a foreign corporation or other business entity which has registered and is authorized to do business 
in the State of Florida. 

5.4  The Lee County Port Authority shall not be responsible for any cost incurred by any bidder in the 
preparation of these bid documents or bid. 

5.5 All blanks on the bid forms must be completed in ink or by typewriter. 

5.6 Where bid documents have erasures or corrections, such erasures or corrections must be initialed in 
ink by the bidder. 

5.7 In the case of unit price contracts, if an error occurs in the extension of an item, the unit price will 
prevail.  
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5.8 The Lee County Port Authority reserves the right to purchase directly, various materials, supplies, 
and equipment that may be a part of this contract. 

5.9 The Lee County Port Authority may cancel the contract upon giving thirty (30) days written notice to 
the bidder at its discretion.  

5.10 Information and materials received by the Port Authority shall be deemed to be public records subject 
to public inspection upon the issuance of a notice of intent to award, recommendation for award, or 
thirty (30) days after bid opening, whichever occurs first. However, certain exemptions to the public 
records laws are statutorily provided for in Section 119.07. If the bidder/Proposer believes any of the 
information contained in his or her response is exempt from the Public Records Law, then the 
Bidder/Proposer must specifically identify the material which is deemed to be exempt and cite the 
legal authority for the exemption. The Port Authority’s determination of whether an exemption 
applies shall be final. 

5.11 All bidders are notified and acknowledge by submitting a response to this request for bids that the 
provisions of Section 119.071(3) (b) Florida Statutes (2005), may apply to this project.  Generally, 
the law exempts building plans, blueprints, schematic drawings, and diagrams depicting the internal 
layout and structural elements of a public building or structure from the Florida Public Records law.  
To the extent the law applies to this project, bidders agree to treat all such information as confidential 
and not to disclose it without prior written consent of the Authority. 

5.12 The Lee County Port Authority is generally a tax-exempt entity, subject to the provisions of the 
Florida Statutes regarding sales tax. The successful bidder shall be responsible for complying with 
the Florida sales and use tax law as it may apply.  The amount(s) of compensation set forth in the 
contract, or in any change orders authorized pursuant to this contract, shall be understood and agreed 
to include any and all Florida sales and use tax payment obligations required by Florida law of the 
successful bidder and all subcontractors or materials suppliers engaged by the successful bidder. 

5.13 Pursuant to Section 119.0701, to the extent Bidder is acting on behalf of the Authority, successful 
bidder must keep and maintain all records required by the Authority to perform the services described 
herein.   The information and data managed as part of providing the services may be public record in 
accordance with Chapter 119, Florida Statutes.  Bidder agrees, prior to providing services, that it will 
implement policies and procedures to maintain, secure, retain, and produce public records in 
accordance with applicable law.  Bidders also must ensure that public records that are exempt or 
confidential and exempt from public disclosure are not disclosed except as authorized by law.  
Further, upon request from the Authority’s custodian of public records, the successful bidder shall 
provide the Authority with a copy of the requested records or allow the records to be inspected and 
copied within a reasonable time and at a cost that does not exceed the costs set forth in Chapter 119 
Florida Statutes. 

 
6. EXAMINATION OF SPECIFICATIONS: 
 

 Each bidder is required, before submitting a bid, to be thoroughly familiar with the specifications contained 
herein.  No additional allowances will be made because of lack of knowledge of these specifications. Bidders 
shall fill in all information requested on the bid form. 
 

7. DISQUALIFICATION  

7.1 CONSIDERATION OF QUALIFICATIONS 

The Lee County Port Authority reserves the right to reject, at its sole discretion, before or after 
opening, any bids that are determined to be nonresponsive or if the evidence submitted by the bidder 
or an investigation of the qualifications and/or experience of the bidder fails to satisfy the Authority 
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that such bidder is sufficiently qualified or experienced to provide the goods or services required or 
carry out the obligations as required in this Request for Bids. 

The Lee County Port Authority, at its sole discretion, reserves the right to waive irregularities and 
technicalities and to request additional information and documentation and may consider any bid that 
is not prepared and submitted in strict accordance with the provisions of this Request for Bids.  Lee 
County Port Authority also reserves the right to reject all bids in response to the Request for Bids, in 
its sole discretion. 

7.2 AUTOMATIC DISQUALIFICATION 

A bidder shall be disqualified from consideration for award of an agreement under this Request for 
Bids, for any of the following reasons: 
 
• Failure to submit bidder’s certification with bid submittal 
• Lobbying the Lee County Board of Port Commissioners, members of the Airports Special 

Management Committee, or employees of the Lee County Port Authority, individually or 
collectively, regarding this Port Authority Request for Bids 

• Collusion with the intent to defraud or other illegal practices upon the part of any firm 
submitting a bid 

• Being on the Convicted Vendors List 
• Being on any Scrutinized Companies List or otherwise ineligible to submit a bid to provide 

services under Section 287.135, Florida Statutes 
• Not being properly licensed by the State of Florida or Lee County prior to submitting a bid. 
• Not being registered to do business in the State of Florida prior to submitting a bid 

The Authority, at its sole discretion, may request clarification or additional information to determine a 
bidder’s responsiveness.  

8. SCRUTINIZED COMPANIES UNDER SECTION 287.135, FLORIDA STATUTES 
 
 Notwithstanding any provision to the contrary, the Authority will have the option to immediately terminate 

any resulting Agreement, in the exercise of its sole discretion, if successful Bidder is found to have 
submitted a false certification under Section 287.135(5) F.S. or has been placed on the Scrutinized 
Companies with Activities in Sudan List or the Scrutinized Companies with Activities in the Iran Petroleum 
Energy Sector List created under Section 215.473 Florida Statutes; is engaged in business operations in 
Cuba or Syria; or,  has been placed on the Scrutinized Companies that Boycott Israel List or is engaged in a 
boycott of Israel. 

 
 The Bidder certifies, by submission of the certification attached as Form 5, that it is not listed on any 

Scrutinized Companies Lists described above; is not engaged in business operations in Cuba or Syria; is not 
engaged in a boycott of Israel and is not barred from submitting a bid or proposal under Section 287.135, 
Florida Statues. 

9. LOCAL VENDOR PREFERENCE 
It is the intent of the Board of Port Commissioners to establish an optional preference for local firms when 
facts and circumstances warrant that the Authority may grant such a preference.  It is not the intent of the 
Board of Port Commissioners to prohibit, exclude, or discourage persons, firms, businesses, or corporations 
that are non-local from providing goods and services to the Authority as part of this bid process.  All 
potential respondents, Authority staff, and the Airports Special Management Committee should be advised 
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that the Board of Port Commissioners encourages award of contracts to local firms, consultants, contractors, 
and providers when possible to foster the economic growth of the local community. 

In an effort to achieve the goals outlined above, the Board of Port Commissioners may give preference to 
local contractors and vendors that submit pricing within three percent (3%) of the lowest responsive, 
responsible competitive bid or quote total price (base bid plus Authority selected alternates) in accordance 
with Lee County Ordinance No. 00-10, as amended by Lee County Ordinance Nos. 08-26 and 17-16. 

10. INSURANCE 

All bidders should furnish proof of acceptable insurance as outlined in this section.  A copy of the bidder’s 
current insurance certificate or a statement from the bidder’s insurance company verifying the firm's ability 
to obtain the insurance coverage as stated herein, should be submitted with the bid. Each bidder shall 
provide evidence of its ability to furnish the minimum insurance coverage either under existing policies or 
by virtue of a specific project policy, with deductible limits acceptable to the Lee County Port Authority. 

  
The successful bidder (referred to below as the “Operator”) shall carry minimum limits of insurance no less 
than the following requirements.  Unless otherwise approved in advance, limits of liability carried by any 
subcontractors to the Operator shall be the same as required of Operator. 

 
A. Commercial General Liability Insurance and Umbrella Liability Insurance which shall include 

liability arising from independent contractors and contractual liability. 
 

Bodily Injury/Property Damage   $ 2,000,000 Each Occurrence 
Products/Completed Operation   $ 2,000,000 Each Occurrence 
Personal Injury and Advertising Injury  $ 2,000,000 Each Occurrence 
General Aggregate     $ 5,000,000 Annually 
Excess Liability     $10,000,000 Annually  
Fire Legal Liability     $  2,000,000 
Medical Payments     $       50,000 
Employee Dishonesty and Fidelity  $  1,000,000  
 
The Lee County Port Authority shall be named as an additional insured on the General Liability 
policy.  The Operator’s insurance will be primary and include a waiver of subrogation, in favor 
or the Authority. 
 
The Operator will be responsible for acts or omissions arising out of the operations of any 
subcontractor, independent contractor or material supplier providing services or materials at the 
Operator’s direction.  The Operator will furnish the Authority’s Risk Manager with a list of all 
subcontractors and independent contractors prior to the beginning work on Authority property or 
for the benefit of the Authority.  The Operator shall require and ensure that all subcontractors 
and independent contractors carry insurance as required of the Operator. 

 

Any work performed Airside will require a minimum of $5,000,000 in liability coverage.  The 
insurance provided will include coverage for all parties employed by the Operator.  At the 
discretion of the Authority, all insurance limits may be reevaluated and increased or decreased at 
the sole direction and at any time during the term of the agreement.  
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 B. Auto Liability Insurance 
 

Operator shall carry a Business Auto Policy, which includes contractual liability, with a Bodily 
Injury and Property Damage Limit not less than $5,000,000 each accident during the term of the 
agreement.  Such coverage shall cover liability arising out of the use of any automobile 
(including owned, hired, and non-owned autos).  The Lee County Port Authority shall be an 
additional insured on the Business Auto policy.  A waiver of subrogation, in favor or the 
Authority, is required for this coverage.  

 
 C. Contractor’s Pollution and Environmental Liability  $ 5,000,000 
 

The Lee County Port Authority shall be named as an additional insured or certificate holder on 
all coverages except workers compensation. 
 

D. Professional Liability (as appropriate)  $2,000,000 Each Occurrence/Aggregate 
 
 E. Workers Compensation  
 

Worker's Compensation and Employer's Liability insurance in an amount required by Florida 
state law.  Employers Liability limits of at least the following are required: 
 
Per Employee     $ 1,000,000 
Per Employee     $ 1,000,000 (Disease) 
Policy Limit     $ 1,000,000 (Disease) 

 
A waiver of subrogation, in favor or the Authority, is required for this coverage. The Certificate 
will note any exempt employees.  

 
The costs associated with the insurance requirements as set forth above, shall be the responsibility of the 
Operator and should be included as an overhead expense in the Operator’s Management Fee, as bid.   
 
An insurance certificate on an approved form is required from the successful firm in the amounts stated 
above.  The form must be properly executed and submitted by the insurance company and successful bidder 
within fifteen (15) days after notification of the Lee County Port Authority Board of Port Commissioners' 
approval to award the agreement. 

The appointed insurance agent or carrier for each of the coverages listed above shall be duly licensed to 
provide coverage and honor claims within Florida.  The certificate of insurance must give the Authority 
prior notice of cancellation and state that the coverage is primary and noncontributory; a waiver of 
subrogation in favor of the Authority will also be required. The Lee County Port Authority shall be 
named as an additional insured on each policy.  

Bidder shall send a copy of their certificate of insurance with Lee County Port Authority as 
certificate holder to the Authority’s Risk Management Department at riskmanagement@flylcpa.com 
within five (5) days of Intend Decision letter.   

 

11. RIGHT TO PROTEST 

 Any bidder affected adversely by an intended decision with respect to the award of any bid shall file, with 
the Lee County Port Authority Purchasing Office, a written notice of intent to file a protest not later than 
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forty-eight (48) hours (excluding Saturdays, Sundays, and legal holidays) after receipt of the notice of the 
intended decision with respect to a bid award.  In those instances where the bidder with the lowest price is 
not selected, the same time frame to file a protest shall apply.  For the purpose of computation, the initial 
notice of intent to file a protest shall be received by the Purchasing Manager, not later than four o'clock 
(4:00) p.m., on the second working day following the day of receipt of notice of intended decision. 

The initial notice of intent to file a protest shall state the basis of the protest and clearly indicate that its 
purpose is to serve as the initial notice of intent to file a bid protest.  Failure to so clearly indicate bidder's 
intent shall constitute a waiver of the right to seek any remedy provided under the bid protest procedure. 

The formal, written protest must be filed within five (5) Authority workdays after the date of filing of the 
initial notice of intent to file protest.   

Details regarding the bid protest policy are contained within the Lee County Port Authority Purchasing 
Manual, which is available for inspection and/or copying at the Authority’s Purchasing Office, 11000 
Terminal Access Road, Suite 8671, 3rd Floor, Fort Myers, Florida, 33913, telephone (239) 590-4558. 
Failure to follow the Bid Protest Procedure requirements or to adhere to the time frames prescribed 
in the Purchasing Manual as established by Authority shall constitute a waiver of your protest and 
any resulting claims. 

 
12. PAYMENT  

 The accepted bid price for the scope of work as set forth in the resulting contract, if any, will be paid to the 
successful bidder, after completion and acceptance of the work and upon receipt of the successful bidder's 
proper and accurate invoice.  All invoices, to include purchase order number, shall be submitted to Lee 
County Finance Department, PO Box 2463, Fort Myers, Florida, 33902. 

13. OFFER EXTENDED TO OTHER GOVERNMENTAL ENTITIES  

If mutually agreeable to the bidder, other governmental entities may desire to utilize, i.e., piggyback, this 
agreement subject to the rules and regulations of that governmental entity.  The Lee County Port Authority 
accepts no responsibility for other agreements entered into utilizing this method.   

14. COMPLIANCE WITH STATE AND FEDERAL REQUIREMENTS  

For contracts which are financed in whole or in part by Federal or State grant funds, all requirements set 
forth in the grant documents or in the law, rules, and regulations governing the grant, including federal or 
state cost principles, shall be satisfied.  To the extent that they differ from those of the Authority, the cost 
principles of the grantor shall be used. 

15. METHOD OF AWARD 

The award shall be made to the lowest, responsive, and responsible bidder having the lowest total price for 
all four (4) years of service.  Prices submitted shall include costs for providing all labor, equipment and/or 
materials for the provision of turnkey services delivered in accordance with all specifications and 
requirements as listed herein.  Bidders must submit a bid all four years of the contract for their bid to be 
considered responsive.  

16.  NONEXCLUSIVITY OF AGREEMENT  

The selected bidder understands and agrees that any resulting contractual relationship is nonexclusive and 
the Lee County Port Authority reserves the right to seek similar or identical services elsewhere if deemed in 
the best interest of the Authority.  

17.  WITHDRAWAL OR REVISION OF BIDS 

A bidder may withdraw or revise a bid (by withdrawal of one (1) bid and submission of another) provided 
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that the bidder's request for withdrawal is received by the Lee County Port Authority in writing before the 
time specified for opening bids. Revised bids must be received prior to the date and time of the bid opening 
at the place specified. 

18.  PUBLIC OPENING OF BIDS 

Bids shall be opened, and read publicly at the time and place specified in the advertisement or request for 
bids.  The Authority reserves the right to extend this date and time at their sole discretion. Bidders, their 
authorized agents and other interested persons are invited to attend the bid opening. Bids that have been 
properly withdrawn (by written request) prior to the scheduled opening time or received after the time 
specified for opening bids shall be returned to the bidder unopened. 

19. REJECTION OF BIDS 

 The Lee County Port Authority, in its sole discretion, reserves the right to reject any or all bids; accept or 
reject any or all alternates; waive technicalities, if such waiver, in the sole judgment of the Authority, is in 
the best interest of the Authority and conforms to applicable state and local laws or regulations pertaining to 
the letting of contracts; advertise for new bids; to make inquiries and request clarifications of any bid; or, 
proceed with the work otherwise. All such actions shall promote the best interests of the Authority. 

20. AWARD OF MANAGEMENT AGREEMENT  

After consideration and evaluation of all bids received, a Notice of Intent to Award may be made to the 
lowest responsible bidder(s) whose bid(s) is responsive to the request for bids and whose qualifications 
indicate the award will be in the best interests of the Authority, in its’ sole discretion.  No award will be 
made until the Authority has concluded such investigations as it deems necessary to establish the 
responsibility, qualifications and financial ability of the bidder to furnish the required services in accord 
with the agreement to the satisfaction of the Authority and within the time prescribed.  The Authority 
reserves the right to reject the bid of any bidder who does not pass such investigation to its’ satisfaction.  

After the Notice of Intent to Award is issued, the recommendation for award of the agreement will be 
forwarded to the Airports Special Management Committee and/or the Lee County Board of Port 
Commissioners for approval. 

21. EXECUTION OF THE MANAGEMENT AGREEMENT 

After the bid award is approved by the Lee County Board of Port Commissioners, the successful bidder(s) 
shall execute and return the Management Agreement within fifteen (15) calendar days from the date the bid 
is awarded.  The successful bidder will be expected to execute the Management Agreement in 
substantially the form attached, unless amended during the bid process and prior to the opening of 
bids.  Failure of the successful bidder to execute the Management Agreement within fifteen (15) calendar 
days from the date of bid award shall be just cause for cancellation of the award and forfeiture of the bid 
bond. 

Upon receipt of the agreement executed by the successful bidder, the Authority shall complete the execution 
of the agreement in accordance with local laws or ordinances, and return one fully executed original 
agreement, along with the bid bond, to the successful bidder.  Delivery of the fully executed agreement to 
the successful bidder shall constitute the Authority’s approval to be bound by the successful bidder's bid and 
the terms of the Management Agreement. 

Until the Authority's final execution and delivery of the Agreement, the Authority reserves the right to 
reject any or all bids, to waive technicalities, and to advertise for new bids, or to proceed to do the work 
otherwise when the best interests of the Authority will be promoted. The Authority reserves the right to 
cancel the award without incurring liability to the bidder (except the return of bid bond if appropriate) at 
any time before an agreement has been fully executed by all parties and is approved by the Authority. 
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PART B – SPECIAL INSTRUCTIONS AND REQUIREMENTS 
 

All bidders shall carefully review the bid documents to become familiar with the requirements and to 
review all forms addressed below. 
 

1. Bid Bond or Other Security:  Bidders must submit a bid bond, certified check, or cashier's check payable to 
the Lee County Port Authority Board of Port Commissioners, in a dollar amount representing not less than 
five percent (5%) of the total amount bid for four years or for the average of four years, as the case may be 
to execute the work described herein with their bid. 

 
2. Performance Guaranty:  A performance bond, letter of credit, or a cashier's check, payable to the Lee 

County Port Authority Board of Port Commissioners, shall be provided in the amount of two hundred and 
fifty thousand dollars ($250,000) within fifteen (15) calendar days from the date of written notice of award.  
The performance guaranty assures that the Provider will promptly complete the work in accordance with 
the terms of the Management Agreement. 

 
3. Payment Guaranty:  A separate payment bond, letter of credit, or a cashier's check, payable to the Lee 

County Port Authority Board of Port Commissioners, shall be provided in the amount of twenty-five 
thousand dollars ($25,000) within fifteen (15) calendar days from the date of written notice of award.  The 
payment guaranty assures that the Provider will promptly pay in full all bills and accounts for materials and 
labor used in the completion of the work. 

 
4. Hold Harmless and Indemnification: Bidder agrees by the signing of this document by an authorized party 

or agent to indemnify, hold harmless and defend Owner and Lee County, Florida and their respective 
commissioners, officers, agents, and anyone directly or indirectly employed by either of them, from and 
against any and all claims, injuries, liabilities, damages, demands, losses, costs or actions, either at law or in 
equity, including, but not limited to court costs and reasonable attorney’s fees, that may be made or brought 
at any time in the future by anyone on account of personal injury, property damage, loss of monies, or other 
loss, allegedly caused or incurred, in whole or in part, due to any negligence, wrongful conduct, or 
intentional act or omission, or based on any act of fraud or defalcation of the bidder and persons employed 
or utilized by the bidder in the performance of any Management Agreement awarded under this Request for 
Bids. 

 
5. Air Operations Area (AOA) Security Maintenance:  Employees of the Operator or its subcontractors who 

must work full or part time within the Air Operations Area (AOA) at Southwest Florida International 
Airport must qualify for and obtain airport-issued identification badges which must be worn at all times 
while within the AOA.  Badges shall be worn on outer, uppermost garments so as to be clearly visible in 
order to distinguish, on site, employees assigned to the Operator.  Badges shall be issued individually.  
Drivers of delivery or hauling vehicles will not require badges but must be under the escort of a properly 
badged employee. 
 

6. Term:  Services under the anticipated Management Agreement will commence on or about October 1, 2019. 
The term of the Management Agreement will be for a four (4) year term with an option reserved to the 
Authority to extend the term of the agreement for two (2) additional two-year renewal periods by notifying 
the Operator in writing at least thirty (30) days in advance of the expiration date of the initial term or any 
extension term.  Extension of the Agreement for the first and second renewal periods will be based upon the 
same terms and conditions, and shall be at the sole discretion of the Authority.  
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PART C – PROJECT INFORMATION AND REQUIREMENTS 
 

GENERAL CONDITIONS 
 

1. Background 
 
The Southwest Florida International Airport is a rapidly expanding medium hub commercial service 
airport serving Southwest Florida, to include the counties of Lee, Charlotte, Collier, Glades and Hendry.  
The airport currently accommodates international airline passenger service to Canada and Germany, as 
well as a large number of domestic destinations. The complex consists of a state of the art airline 
passenger terminal in excess of 760,000 square feet, aircraft apron and taxiways, rental car service 
facilities including a fuel storage tank farm, piping, and Quick Turn Around (QTA) areas equipped with 
common-use fueling islands and support facilities, 2-level access roadway system, and a 3-level parking 
garage and surface parking lots.   
 
The Lee County Port Authority (Authority) is party to an On-Airport Rent-A-Car Concession Agreement 
(“Rent-A-Car Concession Agreement,” as may be amended or replaced during the term of the 
Management Agreement) between the Authority and the on-airport rental car agencies (collectively, the 
“Fueling Companies”) as they now exist, and as their number may be added to, or deleted from, or as 
merged or consolidated from time-to-time.  Pursuant to this Rent-A-Car Concession Agreement, the 
Fueling Companies have the right to use the Rental Car Fueling System (or “Fueling System,” as 
hereinafter defined) as constructed by the Authority as part of the terminal complex referenced above.  
The Authority is obligated under the Rent-A-Car Concession Agreement to operate and maintain the 
common-use Fueling System. 
 
Accordingly, the Authority is requesting competitive sealed Bids from properly licensed, qualified, 
insured, and experienced fueling system operators to enter into a Management Agreement to perform 
Operation, Management, and Maintenance of the Rental Car Fueling System at Southwest Florida 
International Airport.  The Authority’s goal in awarding this Bid is to achieve the highest standards of 
service for multiple customer-based common use fueling system operation, management, and 
maintenance services in the aviation and rental car industry at the lowest overall cost to the Authority.   

 
2. Definitions 

 
A. Addendum or Addenda - means any interpretation, revision or addition to this Request for Bids 

(RFB) which may be issued in the form of a written Addendum by the Authority. 
 

B. Airport - means Southwest Florida International Airport, located in Lee County, Florida, with a 
Federal Aviation Administration three-letter identifier of RSW. 

 
C. Annual Operating Budget - means the annual budget for maintaining, operating and managing 

the Rental Car Fueling System for each Contract Year of the Management Agreement.  The 
budget shall include a detailed projection of monthly total fuel consumption and deliveries as 
well as Operator’s allowable operating expenses.   

 
D. Authority, Port Authority or Owner - means the Lee County Port Authority as the governing 

body of the Southwest Florida International Airport. 
 

E. Bid - means the document requested by the Authority and submitted by the Bidder in accordance 
with the requirements of this Request for Bids (RFB). 
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F. Bidder - means the individual or business entity submitting a response to this RFB. 

 
G. Commencement Date - means the anticipated date for commencing operations under the 

Management Agreement at the Airport, October 1, 2019. 
 

H. Contract Year - means the period beginning on the Commencement Date and ending September 
30, 2020 (contract year one) and continuing each twelve-month period thereafter, until the date 
of expiration or termination of the Management Agreement, as may be amended or extended. 

 
I. County - means Lee County, a political subdivision of the State of Florida. 

 
J. Expansion to Rental Car Fueling System - means any additions, modifications, enhancements, or 

adjustments that the Authority determines to be required for the Rental Car Fueling System or 
Fueling System. 

 
K. Extraordinary Cost - means a non-recurring expenditure or obligation that: (1) is not part of the 

normal and regular ongoing expense of operating the Fueling System; and (2) is not financed in 
such a way as to be discharged by level monthly payments spread over a period of more than 
twelve (12) months.     

 
L. Fueling System Charge - means the monthly charge payable to the Authority by the Fueling 

Companies for the Fueling Companies’ use of the Rental Car Fueling System pursuant to Article 
5, Section 5.1(4) of the Rent-a-Car Concession Agreement, as may be amended, extended, 
renumbered, or revised.   

 
M. Gallon - means a U.S. gallon. 

 
N. Gallonage - means the total number of Gallons of Gasoline (or related product, as approved) 

dispensed from the Fueling Companies’ designated QTA area dispensers at the airport during the 
relevant period.  The Gallonage of each Fueling Company will be the total of all Gasoline 
dispensed from each respective Fueling Companies’ QTA area dispenser(s) at the Airport during 
the relevant period.   

 
O. Gasoline - means the Gallonage of a Fueling Company for the previous month or the stated 

month or series of months under consideration.       
 

P. Management Agreement or Agreement - means the Management Agreement between the 
Authority and the Operator for the non-exclusive right, privilege and obligation to operate, 
manage, and maintain the Rental Car Fueling System at the Airport. 

 
Q. Management Fee - shall mean the monthly fee paid to the Operator by the Authority as 

compensation for the operation, management, and maintenance of the Rental Car Fueling 
System at Southwest Florida International Airport, as defined and described herein. 

 
R. Minimum Qualifications - means the minimum standards that have been established by the 

Authority which the Bidder must satisfy for its Bid to be considered responsive. 
 

S. Monthly Gallonage - means the Gallonage of a Fueling Company for the previous month or the 
stated month or series of months under consideration.   
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T. Operating Expenses - means all direct expenses, without markup, relating to the direct local 

operation, management, and maintenance of the Rental Car Fueling System at Southwest Florida 
International Airport, as defined and described herein.  

 
U. Operations and Procedures Manual or Manual - means the procedures and standards for the 

operation, management, and maintenance of the Rental Car Fueling System at the Airport as 
prepared by the Operator and approved by the Authority’s Contract Manger. 

 
V. Operator – means the person or legal entity that pursuant to this Request for Bids is selected by 

the Authority as the Operator and enters into the Management Agreement with the Authority to 
provide for the operation, management, and maintenance of the Rental Car Fueling System at 
the Airport as described herein. 

 
W. Other Products - means any other material stored in or put through the Fueling System for use in 

connection with the use of rental car automobile fueling services under this Management 
Agreement.   

 
X. Party - means any firm, partnership, corporation, government body, or other legal entity.  

 
Y. Rental Car Fueling System (or Fueling System) - means a system for storing and transporting 

unleaded gasoline (or such other fuel or fuels as may be approved by the Authority in writing), 
consisting of six (6) 25,000 gallon fuel tanks (150,000 gallons total capacity), Pneumercator for 
bulk fuel storage and inventory and system status reporting, bulk delivery unloading and fill port 
station, FuelMaster automated fuel monitoring and reporting system, 48 twin-hose (96 
dispensing hoses) duplex fuel pumps with breakaway retractable hoses, and associated 
double-walled piping with low-point leak detection system linking the fuel farm with the fuel 
island(s) in the Fueling Companies’ respective QTA fueling areas, as well as certain other 
equipment, improvements and/or appurtenances thereon or as described herein, or as otherwise 
may be added, subetracted, modified, enhanced, or placed in stock to support the Fueling System 
on the Airport, and as described herein and in the attached Exhibit “C.” 

 
Z. Reimbursable Expenses - means all approved, budgeted Operating Expenses incurred by the 

Operator in the operation, management, and maintenance of the Rental Car Fueling System at 
the Airport, as specifically set forth in the Management Agreement, as well as other expenses 
not provided for in the Annual Operating Budget, to include major system repair or capital 
improvement projects, but which are specifically approved in advance and in writing, by the 
Authority.  Reimbursable expenses are separate from and in addition to the Management Fee.   

   
3. Management Agreement  

 

The Authority intends to enter into a Management Agreement with the Operator that is substantially 
similar in terms and conditions to the draft Agreement attached as Exhibit “B” to this Request for Bids 
(RFB).  The Authority reserves the unilateral right to revise the draft Agreement as it deems appropriate 
to reflect this RFB, any Addenda, and the selected Operator’s Bid.  By entering into the Agreement, the 
Authority will appoint the Operator to perform services related to the operation, management, and 
maintenance of the Rental Car Fueling System as specified below and therein and the Operator agrees to 
accept this appointment, subject to and in accordance with the terms and conditions of the Agreement.  
Moreover, the Agreement is subject to the terms of the Rent-A-Car Concession Agreement, as may be 
amended, extended, or revised.   
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The term of the Management Agreement is anticipated to be for four (4) years with an option to extend 
the Agreement on the same terms and conditions for two (2) additional 2-year terms at the sole discretion 
of the Authority.  The Authority will decide whether to exercise its option to extend the Agreement no 
later than one hundred twenty (120) days prior to the end of the initial or any subsequent term and will 
notify the Operator in writing of its decision at that time. 
 

4. Management Fee 
 

As compensation for the services performed under the Management Agreement, the Authority shall pay 
Operator, during the initial term of this Agreement, and for any extension period, a fixed annual 
Management Fee, as submitted in the Bid schedule, for Operator’s services.  The Management Fees 
submitted shall be held firm for their respective individual contract years as reflected in the Bid 
Schedule.   

 
Premiums for all insurances required herein are to be considered as an overhead expense and included as 
part of the Operator’s comprehensive Management Fee.   

 
5. Termination  
 

The Management Agreement may be terminated by the Authority at its convenience, or due to the fault 
of the Operator, by giving thirty (30) days written notice to Operator.  The Operator may request that the 
Management Agreement be terminated by submitting a written notice to the Authority dated not less 
than one hundred twenty (120) calendar days prior to the requested termination date, and state the reason 
for such a request.  The Authority reserves the right to accept, or not accept, the termination request 
submitted by the Operator, and no such termination request submitted by the Operator shall become 
effective until the Operator is notified, in writing, by the Authority of its acceptance.   

 

6. Assignment and Subcontracting 
 

The Operator shall not assign or subcontract its obligations or rights hereunder to any party, company, 
partnership, corporation, or person without the prior written consent of the Authority.  The Authority 
may terminate the Management Agreement immediately if the Operator assigns or subcontracts any 
work without prior written approval of the Authority. 
 

7.  Transition Plan  
 

The Bidder who is awarded the Management Agreement shall be required to provide supervisory 
personnel, corporate transition staff, training staff, and any other critical employees, equipment, 
expertise and resources necessary to ensure a smooth transition and fully operational and uninterrupted 
services from the current Operator.  It is expected that the successful bidder shall execute its transition 
plan on-site no later than September 10, 2019, or as otherwise specified in the Management Agreement, 
in order to ensure full commencement of Management Agreement operations on October 1, 2019.   
 
Each Bidder must submit a transition plan as part of their Bid describing how they plan to commence 
operations and ensure a smooth transition of the operation, management, and maintenance of the Rental 
Car Fueling System to be performed under the Management Agreement from the current Operator to the 
successful Bidder’s operations.  Such plan shall consist of a schedule that describes how the Bidder will 
manage challenges the Bidder anticipates might be encountered in order to begin operations by the 
Commencement Date, and shall include the time period for the hiring of employees; scheduling of 
planned regular interface with the Authority; acquisition of required safety, logistical, and support 
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equipment; acquisition of necessary tools and diagnostic equipment; setup and commissioning of an 
on-airport administrate office with properly integrated information system hardware, software and 
ancillary equipment, communications equipment, and resources; training relating to new and existing 
equipment, including all aspects of the Rental Car Fueling System as described above and in related 
drawings, installation documents, software licenses, and OEM manuals; procurement, delivery, 
inventory, activation, installation, and/or storage of materials and equipment; testing and activation of 
the FuelMaster fuel inventory and Pneumercator tank monitoring systems; preparation and 
implementation of operations and procedures manuals; airport security badging and AOA driving 
training and certifications for Operator personnel; sizing and ordering of uniforms; issuance of 
keys/codes and site tours.  Bidder must also identify any other components of the transition plan that are 
not specifically listed in this section.  
 
The Authority shall not reimburse the Operator for startup and/or transition costs related to the 
commencement of operations under the Management Agreement.  Any anticipated startup and/or 
transition expenses shall be considered overhead and incorporated into the Operator’s Annual 
Management Fee(s). 

 
8. Historical Data  
 

A. Historic passenger and aircraft data for the Airport can be obtained by accessing the Airport 
website at http://www.flylcpa.com/ and selecting Stats and Reports, from the About LCPA pull 
down menu, Monthly Statistics, which identify in detail by month and year total passengers, 
total enplanements, total deplanements, and total aircraft movements, etc., at the airport.   

 
 Data from Calendar Year 2018 is as follows:  
 

1) RSW Total Passengers for CY 2018    9,373,178 
2) RSW Total Enplaned Passengers for CY 2018   4,719,468 
3) RSW Total Deplaned Passengers for CY 2018   4,653,610 
4) RSW Total Aircraft Movements for CY 2018        81,520 
 
The Authority’s budget operates on a fiscal year (FY) beginning October 1 and ending 
September 30 each year.  Projected total passengers are as follows: 
 
1) RSW Projected Total Passengers for FY 18/19    9,574,182 
2) RSW Projected Total Passengers for FY 19/20    9,765,666 
3) RSW Projected Total Passengers for FY 20/21    9,960,979   
4) RSW Projected Total Passengers for FY 21/22  10,160,198   
 

 B. Historic information regarding the On-Airport Rental Car (RAC) Companies’ Total Combined 
Gross Revenues (TCGR) for activities at the Southwest Florida International Airport (RSW) 
from FY 2013-2014 to FY 2018-2019 (as applicable) are as follows: 

  
  

1) RSW RAC TCGR FY 2013-2014  $ 183,324,729 
2) RSW RAC TCGR FY 2014-2015  $ 190,680,594 
3) RSW RAC TCGR FY 2015-2016  $ 183,529,678 
4) RSW RAC TCGR FY 2016-2017  $ 187,572,361 
5) RSW RAC TCGR FY 2017-2018  $ 196,632,781 
6) RSW RAC TCGR FY 2018-2019               $ 193,130,503 
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 C. A detailed breakdown of the historical data for fuel consumption from the Rental Car Fueling 

System, by Fueling Company, as well as fuel delivered to the system, is attached as Exhibit “A” 
to this Request for Bids.   

 
9. Rental Car Fueling System and Facilities Information  

 
Commercial airline passenger and rental car service activities involving use of the common-use Rental 
Car Fueling System commenced on September 9, 2005. The common use Rental Car Fueling System 
consists of, but is not limited to, the following items, components, and facilities: 
 
• Six (6) individual 25,000 gallon Phoenix Fuel Tanks (150,000 gallons total capacity) 
• Oil-water separators 
• Pneumercator for bulk fuel storage inventory and system status reporting 
• Bulk fuel delivery unloading pad and fill port station 
• FuelMaster® automated fuel dispensing, monitoring, and reporting system 
• Forty-eight (48) Atlas 9853 KXTW1 twin hose (96 dispensing hoses, two per dispenser) fuel pump 

dispensers with breakaway retractable hoses (installed 2017-2019) 
• Emergency fuel shutoff systems (tank farm, each fueling island [for that island], each QTA Building 

[entire system], and each QTA electrical vault) 
• Associated fuel system piping with low point leak detection monitoring sensors 
• Eight (8) sump points connected with the Pneumercator between the tank farm/QTAs   
 
The six (6) 25,000 gallon fuel storage tanks are double-walled with interstitial sensors.  The tanks and 
double-walled fiberglass piping system are not currently equipped with cathodic leak detection.  There is 
an oil water separator in the offload area which is closed via a Krueger valve during offload operations.  
A Safe Drain (American Flow Control Series 2500 Resilient Wedge Gate Valve) has been installed for 
the tertiary cementous tank farm containment structure, along with ductile piping connectivity to a 
secured Post Indicator Valve (PIV) for releasing non-contaminated water from the basin catchment area.   
 
The six (6) fuel storage tanks have each been painted within the last four years, both internally and 
externally, and each tank has also had a ten-year ‘out-of-service’ cleaning and inspection process 
performed, to include magna-flux leakage scanning and surface repairs as necessary.  The system fuel 
consumption tracking and reporting system consists of the FuelMaster® 2500 Systems Operations 
(Version 7.5x FM-11, Copyright 1989 Syn-Tech Systems, Inc., P.O. Box 5258, Tallahassee, FL 32314).   
 
Graphical illustrations and diagrams of the Rental Car Fueling System, Rental Car Fuel Storage Tank 
Farm, and Rental Car Company Quick Turn Around (QTAs) Fueling Areas, and ancillary system 
components and related items are attached in a series labeled Exhibit “C” to this Request for Bids, 
detailed as follows: 

 
1) Drawing 1 Rental Car Fueling System – Overview  
2) Drawing 2 Rental Car Fueling System – Storage Tank System  
3) Drawing 3 Rental Car Fueling System – Quick-Turn-Around Fueling Areas 

 
10.  Operational Requirements and Operating Space  
 

A. The Operator shall be required to furnish regular on-site and on-call response operation, 
management, and maintenance services for the Rental Car Fueling System twenty-four (24) hours 
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per day, seven (7) days per week, three hundred sixty-five (365) days per year, with an intent to 
provide for continuous on-site coverage a minimum average of twelve (12) hours per day, staffing 
levels permitting, plus a demonstrable ability to provide a properly qualified and approved 
technician/mechanic to the airport within sixty (60) minutes of a request for immediate service for 
off-hours, or within fifteen (15) minutes for calls occurring at staffed times. 

 
B. The Authority will furnish operating and break room space for Operator and Operator’s employees 

at the terminal, as illustrated in Exhibit D, or other similar space as appropriate.  Operator agrees to 
keep all assigned spaces clean and neat at all times and comply with all applicable regulations, 
codes, permits and airport regulations relating to material storage.  The Operator is responsible for 
any repairs to the assigned space(s) caused by its employees, agents, guests, or invitees resulting 
from Operator’s use of the space(s) as determined by the Authority. The Operator shall obtain prior 
written permission from the Authority, and shall comply with the Authority’s Leasehold 
Development Standards prior to performing any structural improvements, modification, or 
alterations to the assigned space(s).  Operator’s employees in uniform are prohibited from loitering 
in the terminal while on breaks or when not actually engaged in performing work.  Smoking is 
prohibited in the terminal or on the aircraft operating ramp, except in such locations as are 
specifically designated.   
 

C. Any space provided to the Operator is provided “as-is” condition.  Upon termination of the 
Agreement, all spaces shall be returned to the Authority in the same condition as when received, less 
reasonable wear and tear. 
 

D. The Authority will furnish, at the Authority’s cost and expense, all utility services generally 
available in the terminal and required by the Operator to perform its obligations and functions under 
the Management Agreement.  Telephone and computer internet services will be furnished at the 
Operator’s direct expense, but will be considered as reimbursable in the operating budget, as 
applicable. 
 

E. The Operator’s office shall include all appropriate furnishings and administrative support equipment, 
to include: telephone/fax and related communications capabilities, properly integrated information 
system hardware, software, printer, and ancillary equipment, with compatible word processing and 
spreadsheet software, internet access and centralized e-mail, with connectivity and operating system 
support for the FuelMaster® fuel inventory reporting and Pneumercator tank monitoring systems; 
administrative records maintenance files and storage; immediate adjacent vehicle parking; storage 
and easy access of system OEM manuals, vendor information, records, schematics, and drawings; 
storage and support capabilities for required and industry-standard equipment, tools, materials, and 
system support resources; and sufficient space for all administrative support functions.  Except for 
equipment or materials identified specifically herein or in the reimbursable definitions in the 
Management Agreement, the above furnishings, administrative support and logistical items must be 
furnished by the Operator at no additional charge to the Authority, except as may be specifically 
approved.   
 

F. If the space(s) assigned in Exhibit D or otherwise assigned herein are needed by the Authority for 
other purposes, the Authority reserves the right to require the Operator to relocate to similarly 
outfitted space(s) on the premises, as determined appropriate by the Authority. The Operator shall be 
responsible for relocating all of Operator’s equipment, materials and any personal items within ten 
(10) days of receiving notification from the Authority and shall do so at no cost to the Authority, 
except for additional labor expense outside of normal coverage period for staff activities directly 
related to the relocation at reimbursable amounts as approved in advance by the Authority. 
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G. Operator shall adequately secure keys, key cards, cipher lock combinations, ID badges and/or other 

entry devices furnished by the Authority, as approved.  Operator shall maintain a confidential record 
of the key numbers for all Authority issued keys to its employees.  Operator shall not duplicate and 
shall not allow such items to be duplicated, and shall immediately report and such item(s) that are 
lost, missing or stolen to the Authority.  Operator will be responsible for the cost of any lost or stolen 
keys, and the cost of changing any locks or keys. 

 
H. In the event that space becomes unavailable within the airport, the Operator will be responsible for 

relocating its to office space off-site to meet the conditions as stated above in Section 10.E.  In 
addition, said space must be located within a fifteen (15) minute response time to the Rental Car 
Fueling System Fuel Farm and QTAs, and must be approved in advance by the Authority.  Only 
after consent of the Authority may the Operator’s lease expenses be added to Operator’s 
Reimbursable Fees in the operating budget. 

 
I. The Authority, it’s agents or employees will have the right to enter the Operator’s established office 

facility, either on or off-airport, during normal operating hours and accompanied by the Operator’s 
designated employees, to perform inspections of Authority-furnished equipment, or to audit and 
review contact-related documents, to include, but not necessarily limited to contract files, inventory 
and fuel consumption reports, preventative and repair maintenance service records, or related 
information.  Such records shall be considered the property of the Authority for purposes of 
Management Agreement, and access to the premises shall be accommodated at all reasonable times, 
or at any time in case of emergency; or, if an Authority-owned space, to inspect, make repairs, 
perform custodial or other maintenance services, and/or to exhibit the premises to prospective 
tenants. 

 
11. Qualifications of Bidders  

 
A. The Authority requires that all those submitting Bids possess certain qualifications and 

experience to ensure expert management and a superior quality operation.  In addition to 
attaining the highest level of service, expertise and experience available, the Authority seeks to 
establish a strong, sound and mutually beneficial relationship with a customer service-oriented 
organization. 

 
 B. The Authority reserves the right to conduct any investigation it deems necessary to determine 

the ability of any bidder to perform the work and services requested.  Upon request by the 
Authority, bidder shall provide all such information requested to the Authority.  Additional 
information may include, but will not be limited to, current financial statements prepared in 
accordance with generally accepted accounting principles and certified by an independent CPA.  
The Authority may also verify Bidders availability of equipment and personnel; and past 
performance records.    

 
 In addition, the Bidder shall submit with its Bid, a statement of Bidder’s credit standing 

satisfactory to the Authority in the form of one (1) of the following: 
 

1) A bank letter of recommendation 
2) A current credit report 
3) A Dun and Bradstreet report 
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 The Bidder shall further certify that in the 12-month period immediately preceding its Bid 
submittal an annual gross income of at least $1,000,000 from existing agreements directly 
furnish operation, management, and maintenance of aviation or vehicle fueling systems at 
commercial service airports or at similar facilities involving operations at least as complex as 
those specified herein.   

 
C. The Operator shall, for at least the past year, have and maintain Environmental Compliance and 

Structural Integrity Systems or related specialty departments dedicated to managing and 
planning environmental and structural compliance inspection, corrosion analysis, remediation 
and enhancement programs within their corporate or business structure consistent with the 
services requested herein.  Such department(s) shall consist of full time, qualified, and 
experienced individuals dedicated to developing and implementing comprehensive fueling 
system environmental and structural planning and compliance programs at airports or similar 
complex facilities.    

  
12. Minimum Experience Requirement 
 

In order to be considered by the Authority, a Bidder shall have a minimum of five (5) years of 
continuous successful experience in operating, managing, and maintaining aircraft and/or vehicle fueling 
or related systems in the United States at a medium-hub or larger commercial service airport, to include 
experience in the operation, management, and maintenance of multiple fuel storage tanks, to include 
receiving of bulk fuel deliveries and properly documenting, testing, maintaining, and auditing fuel 
inventories.  The Bidder shall identify a minimum of one (1) commercial service airports or similar 
complex common-use fueling facilities where they furnish services at least as complex as those specified 
herein.  
 
The Bidder shall furnish in its Bid the name, address, contact person and telephone number, e-mail 
address of a minimum of at least two (2) references where the Bidder has operated, managed, and 
maintained successful continuous or on-call (24/7) aircraft and/or vehicle or related fueling systems at 
least as complex as those requested at the Southwest Florida International Airport during the prior five 
(5) years.   
 
The Bidder shall submit with its Bid, the name, title, qualifications and experience of the anticipated 
resident Supervisor and Technician who will have dedicated and continuous day-to-day on-site and 
on-call supervisory and operational responsibility for the services requested in this Request for Bids and 
the subsequent Management Agreement.   
 
The proposed Supervisor shall have prior experience of at least three (3) years, and the Technician shall 
have at least two (2) years of experience in the operation, management, and maintenance of aircraft 
and/or vehicle or similar fueling facilities, including experience with automated fuel inventory 
management systems, or an equivalent level of education and relevant experience as determined 
appropriate by the Authority.   
 
Furthermore, the Bidder shall submit the name, title, qualifications of an anticipated Regional Manager, 
with minimum of four (4) years of experience with aircraft and/or vehicle or similar fueling and/or 
ground handling facilities, whose involvement will not require full time or on-site involvement in the 
day-to-day operations, but rather require at least weekly status updates with the assigned site Supervisor 
and at least monthly site visits, and responsibility for overall management oversight and operational 
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responsibilities and authority for the services requested in this Request for Bids and the subsequent 
Agreement.   
 
Any expenses related to the required involvement of the Regional Manager for this operation, to 
include staff time and travel, as required herein shall be included as a part of the Operator’s 
Management Fee.   

 
13. Organizational Chart   

 
The Bidder shall include with its Bid an organizational chart, including the Bidder’s corporate, regional, 
proposed regional and local management and supervisory structures, as well as the associated 
environmental and structural support resources. 

 
14. Operating Expense Budget   
 

Under the Management Agreement, the Operator will furnish and perform operation, management, and 
maintenance of the Rental Car Fueling System herein or as otherwise, from time to time, may be directed 
by the Authority, for a fixed level of compensation.  The collective Rental Car Companies will 
compensate their designated bulk fuel shippers and/or suppliers directly, as scheduled and coordinated 
by the Operator, and the Authority shall, at their sole determination and discretion, approve and fund 
operating and extraordinary expenses associated with activities and services furnished and performed 
under the Management Agreement.  In addition, Operator will report and remit weekly and monthly fuel 
delivery and consumption reports, itemized by rental car agency, for fuel delivered and consumed 
through the Rental Car Fueling System in a prescribed time frame and manner.   

 
Operator shall annually prepare and submit, in coordination with the Authority’s Contract Manager, a 
proposed Annual Operating Budget, which shall be reviewed and adjusted as appropriate by the 
Authority and Operator as a means of monitoring and controlling expenses of Operator, and to measure 
performance under the Management Agreement.  The Annual Operating Budget will be subject to 
Authority approval as will any unbudgeted, project, and/or extraordinary expenditures that might arise 
during the course of the budget year, to include personnel expenses, including, but not limited to, wages, 
payroll taxes, workers’ compensation, health care program for full-time, direct, resident, and permanent 
employees (40 hour work week), benefits, new/revised or reduced positions, and overall staffing levels.   
 
The proposed Annual Operating Budget shall coincide with the Authority’s fiscal year (October 1 
through September 30), as may be revised by the Authority’s Contract Manager at any time during the 
funding year and will require the written approval of the Authority.  Operator shall invoice the Authority 
the annual Management Fee in equal monthly installments, as bid, through a request for payment, 
accompanied by the corresponding monthly financial statements and year-to-date financial statements 
showing actual year-to-date performance against budget.  The Authority will reimburse the Operator for 
direct operating expenses, as provided for in the Management Agreement; however, in no event shall 
expenses exceed the approved Annual Operating Budget for each respective line item without the prior 
written permission of the Authority.  Reimbursable and non-reimbursable operating expenses will be 
further described in the Management Agreement.   
 
The Operator shall furnish true and accurate monthly reports, with appropriate supporting invoices and 
related documentation, to include certified payroll records, as determined appropriate by listing the items 
and amounts paid by the Operator.  Such reports shall be on forms that are acceptable to the Authority 
and are to be included with Operator’s monthly invoice and request for reimbursement, as requested and 
verified by the Operator’s Corporate Account Representative, Controller or CFO, produced by 
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automated accounting and payroll systems (source documents) prepared and submitted by the Operator’s 
corporate office.  As noted in the Management Agreement, the Authority shall not be required to make 
any reimbursement to the Operator for any such month until such reports are submitted.  

 
15. Confidential Security Programs   
 

Operator acknowledges that the Southwest Florida International Airport Security Plans and other critical 
operational and security initiatives and materials are confidential and exempt from disclosure as public 
records under Section 331.22 and 281.301 Florida Statutes.  Operator agrees not to divulge, furnish, or 
make available to any third person, firm, or organization, without the Authority’s prior written consent, 
any information regarding the Airport security system or the contents of the Airport security plan or any 
other sensitive security or operational material or information concerning the services provided by the 
Operator under the Management Agreement, and shall require all of its employees, agents, and 
subcontractors to comply with the provisions of this paragraph. 

 
16. Regulated Area Security Maintenance  
  

Employees of the Operator or subcontractor who must work full or part time within the Secured Area 
Security Identification Display Area (SIDA) or the Air Operations Area (AOA) at Southwest Florida 
International Airport must qualify for and obtain appropriate Airport-issued identification badges, which 
must be worn at all times while within the aforementioned areas.    
 
Airport-issued identification badges must be worn and displayed above the waist on the outermost 
garment being worn so as to be clearly visible in order to distinguish, on site, employees assigned to a 
particular vendor and the employee's Regulated Area access level. Identification badges are issued 
individually, and may not be shared with any other person. Airport-issued identification badges are the 
property of the Lee County Port Authority, and must be returned at the end of the Management 
Agreement or end of Operator or any employee’s work duties at Southwest Florida International Airport, 
whichever comes first. Drivers of delivery or hauling vehicles are not required to obtain Airport-issued 
photo identification badges, but all airport escort rules apply. 
    
The Operator and/or subcontractor(s), as applicable, shall be required to complete Signatory Authority 
training through the Aviation and Security Department's Access Control Office for the purpose of the 
following: 

  
A. They will be responsible for any persons in their employment including subcontractors and their 

employees, and material suppliers.  
 
B. The Airport does not issue temporary identification badges in the event an employee leaves their 

Airport-issued ID at home or loses it. Employees who have been issued airport ID, but are not in 
possession of the ID, are not eligible for escort into any Regulated Area of the airport.   

 
C. Any Operator and/or subcontractor(s) employee not in transit, who is outside of their assigned 

work area, shall be removed from that area. The Operator or subcontractor may not be permitted 
to utilize that individual for any further work on Airport property, as determined by the 
Authority.   

 
D. Any badged employee of the Operator and/or subcontractors that causes a security violation to 

occur shall be required to comply with any corrective actions as determined by the Authority. 
Failure to do so may result in revocation of that employees’ access. Additionally, any Operator 
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and/or subcontractor employee that causes a violation that results in a fine or civil penalty issued 
by the Transportation Security Administration, the Federal Aviation Administration, or the U.S. 
Customs and Border Patrol, shall be responsible for the payment of the fine or civil penalty. The 
Operator shall be jointly responsible for the payment of any fine or civil penalty assessed, and 
the Management Agreement may be subject to termination. 

 
E. Operator and/or subcontractors are responsible for control of ID badges issued to their 

employees. Employees who quit or are terminated must return their ID badges to their respective 
supervisor or to the Airport's Access Control Office. If the ID is turned over to the employee's 
supervisor, the supervisor must turn the ID over to the Access Control Office within twenty-four 
(24) hours. It shall be the Operator and/or subcontractors’ responsibility to notify the Airport 
Communications Center immediately at the moment of awareness of any employee whose 
employment was terminated or who terminated their employment. The Airport Communications 
Center can be reached on a twenty-four hour a day, seven day a week basis at (239) 590-4810. 
The Operator and/or subcontractors is also responsible for submitting a letter, on company 
letterhead, regarding the status of the employee. The letter is to be directed to the Access Control 
Office and is to be submitted within twenty-four hours of the termination. 

 
F. The Operator and subcontractors may be required to obtain additional access privileges and ID 

badge accreditations to work in the Federal Inspection Station (FIS), including the In-Transit 
Lounge (ITL). This access and the conditions and requirements thereof are administered directly 
by the U.S. Customs and Border Patrol at the Southwest Florida International Airport. The direct 
cost of any bonding required for access to the FIS shall be reimbursed by the Authority, without 
markup, upon receipt of evidence satisfactory to the Authority for payment of said bond(s).   

 
17. AOA Vehicle and Driving Requirements  
 

Any Operator or subcontractor personnel that require airside apron driving privileges shall be required to 
attend and pass the Non-Movement driving course provided through the Access Control Office prior to 
driving company vehicles on the AOA (Air Operations Area).  All applicable Operator/contractor or 
subcontractor vehicles that will be utilized on the AOA of the Airport must display a valid AOA permit.  
AOA vehicle permits for properly licensed and insured Operator/contractor or subcontractor vehicles are 
available through the Airport Operations and Safety Department.   

 
18. Examination of the Site  
 

Prospective Bidders are solely responsible for examining the site(s) and verifying all information in this 
Request for Bids and all site conditions.  All Bidders shall take into consideration all such conditions as 
may affect the work under the Management Agreement.   

 
19. Observations by the Authority’s Representatives  
 

Authority or its’ designee will conduct on-site observation and monitoring at its’ discretion.  The 
Authority, or its authorized representative may inspect, monitor or review any particular area or Operator 
personnel, as well as contract associated employee schedule and time and attendance records, and at 
times and periods as determined necessary and appropriate.  Operator’s personnel shall comply and 
cooperate with the Authority’s representative or designees performing such observations and monitoring.   
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20. Auditable Books and Records 
 

The Operator shall maintain auditable records concerning the operation adequate to account for all receipts 
and expenditures, to include payroll registers (source document), employee-specific manual or electronic 
time cards, payroll taxes and insurance documents, health care plan records to include payment 
confirmation to the insuring agency or broker, and related personnel expenses, in order to document 
compliance with the contract specifications.  The Operator shall also maintain all books, documents, 
inventory reports (fuel, parts and materials, and tools and equipment), and accounting records and other 
evidence pertaining to the goods and services provided under the Management Agreement, and make such 
materials available at its offices at all reasonable times.  These records shall be kept in accordance with 
generally accepted accounting methods, and the Authority reserves the right to determine the record-
keeping methods in the event of nonconformity.  Copies of said records will be furnished by the Operator if 
requested.  These records shall be maintained for seven (7) years (and as required by Federal or State law 
and/or regulations) after expiration or termination of the Management Agreement and shall be readily 
available for inspection with reasonable notice.   

 
21. Compliance with All Laws  

 
The Operator is required to be familiar with and agrees to observe and comply with all federal, state and 
local laws, statutes, ordinances, and regulations in any manner affecting the provision of goods and/or 
services, and all instructions and prohibitive orders issued regarding this work and shall obtain all 
necessary permits.   

 
22. Uniforms  
 

Operator’s employees shall be in uniforms or other identifying standardized clothing, presenting a neat and 
professional appearance at all times when on duty, clearly identifying the name of the company and of the 
employee on the front of the uniform.  Any equipment, protective apparel, or product application devices 
used must also present a neat and professional appearance.   

 
 
 
 
 
 
 

[THE REMAINDER OF THIS PAGE LEFT INTENTIONALLY BLANK.] 



RFB #19-12 Operation, Management, and Maintenance of the Rental Car Fueling System 
at Southwest Florida International Airport  
 

Page 25 of 58 

PART D – PROJECT OPERATIONAL SCOPE OF SERVICES 
 
 
1. Scope of Services   
 

The Operator shall be required to operate, manage, and maintain a Rental Car Fueling System at the 
Southwest Florida International Airport, furnishing the highest level of customer service to the rental car 
agencies at the Airport.  The operation, management, and maintenance of the Fueling System shall be 
conducted at all times in a manner that is approved by the Authority.   
 
To ensure this level of service is realized, each Bidder shall submit with their Bid a summary Operation, 
Management, and Maintenance Plan which will be evaluated based on the quality of operating, 
management, and maintenance procedures with respect to a functional task operating program, facility 
maintenance program, quality control program, inventory management program, employee training 
programs, and related processes. 

 
Operator’s scope of services will include, but not be limited to, the core elements as described in this 
Request for Bids and all other duties as specified in the Management Agreement.  The successful 
Operator shall operate, manage, and maintain a Rental Car Fueling System in accordance with a 
comprehensive written Operations and Procedures Manual, to be approved by the Authority, detailing 
the plans for the day-to-day operations of the proposed services to include contingency plans.  The 
Operation and Procedures Manual shall be submitted to the Authority for approval thirty (30) days prior 
to the Commencement Date. 

 
In addition to those services to be provided by the Operator pursuant to the other provisions of this 
Request for Bids, the Management Agreement, or the Rent-A-Car Concession Agreement, the following 
services shall be furnished at the Airport by the Operator on behalf of the Authority in accordance with 
an Operations and Procedures Manual to be prepared by the Operator and approved by the Authority.as 
it may from time to time be amended, replaced, or supplemented.  The Operator shall furnish all labor, 
material, equipment, resources, and technical expertise required to operate, manage, and maintain a 
Rental Car Fueling System and to perform management and administrative services related thereto.   
 
Such services shall include, but will not be limited to, the following items and services:   

 
A. Maintain, repair, replace, calibrate, and inspect the Rental Car Fueling System, including all 

future improvements and additions thereto, and all vehicles and equipment used by the Operator, 
in order to keep the Fueling System:   

 
1) In good, safe, secure, and efficient operating condition and repair; 
2) In sanitary and aesthetically favorable condition; 
3) Compliant with all applicable laws, rules, and regulations; and 
4) Compliant with all rules and directives as established by the Authority.  

 
B. On a scheduled basis, inspect or cause to be inspected, the Fueling System to ensure that it is 

compatible with safe and efficient operations.  Such schedule and inspections shall be provided 
based on industry standard, manufacturer recommendations, DEP and NFPA requirements, 
whichever is most stringent for the Fueling System at the Airport.  Resulting documentation will 
be made available to the Authority’s Contract Manager. 
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C. Research, compile, analyze, and present, when requested by the Authority’s Contract Manager, 
special reports on operations and financial matters for the Fueling System. 

 
D. Take such measures as are reasonably required in order to secure the Fueling System and to 

prevent tampering with the storage and distribution facilities, buildings, and equipment; 
however, the Operator shall not be required to provide guards in the normal course of business. 

 
E. Prior to the Commencement Date, and before commencing operation, management, and 

maintenance activities for the Fueling System, prepare for and obtain approval from the 
Authority an Operation and Procedures Manual which shall include operations, safety, security, 
quality control standards, maintenance, and preventative maintenance programs. 

 
F. Perform such other functions relating to the operation and maintenance of the Fueling System as 

the Authority may reasonably authorize or request. 
 
G. Furnish management and technical personnel to attend meetings required for the orderly and 

efficient operation of the Fueling System, including, but not limited to, meeting with the 
Authority’s Contract Manager, the Fueling Companies, Shippers, Suppliers, Maintenance 
subcontractors, regulatory agencies, and others. 

 
H. Ensure the safe, secure, and efficient transportation of Gasoline through the Fueling System, 

including maintenance, surveillance, and quality control of the Fueling System and of Gasoline 
transported through the System. 

 
I. Coordinate among the Authority’s Contract Manager, the Fueling Companies, Shippers, and 

Suppliers for deliveries of Gasoline into the Fueling System to ensure that the Fueling System is 
utilized in the most efficient and economical manner, considering consumption trends, seasonal 
demand, system operating requirements, and other factors.   

 
J. Upon request of the Authority’s Contract Manager and the Fueling Companies, assist in the 

coordination of exchanges of Gasoline among Fueling Companies as necessary.   
 
K. Provide a report of the quantity of Gasoline available in the Fueling System to the Authority or 

any Fueling Company upon request of the Authority’s Contract Manager. 
 
L. By the tenth (10th) day of each month, provide the Authority’s Contract Manager with the total 

Gallonage dispensed from the Fueling System, the total Monthly Gallonage dispensed by each 
respective Fueling Company from the Fueling System, the total amount of Gasoline delivered 
into the storage tanks as supported by delivery bills of lading or similar document, the actual 
expenses comprising the Total Operating Cost of operating, managing, and maintaining the 
Fueling System to allow the Authority’s representative to calculate and invoice the monthly 
collective Fueling System Charges.  

 
M. Research and resolve problems and respond to requests for information as reasonably requested 

from the Authority, Fueling Companies, Shippers, Suppliers, and others, as approved by the 
Authority. 

 
N. Monthly, track the number of Gallons each Fueling Company has delivered to the Fueling 

System and the number of Gallons each Fueling Company has remaining in the Fueling System.  
Consult with the Authority’s Contract Manager regarding any Fueling Company or Companies 
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who’s Gasoline inventory falls below 1,000 gallons to determine if their fueling operations 
should be suspended. 

 
O. Be responsible for compliance with applicable environmental laws, rules, regulations, and 

ordinances, including but not limited to required site inspections, and for assisting and/or 
coordinating with the Authority in the securing and maintenance of all necessary plans, permits, 
licenses, tank registrations, documents, etc., of an environmental nature, and furnish detailed 
reports on such items, as appropriate and required herein. 

 
P. Ensure that all Fueling Companies, Shippers, and Suppliers are properly accessing and using the 

Fueling System and that established procedures and contractual obligations are met and 
followed. 

 
Q. Protect and secure the Gasoline and the Fueling System from the introduction of any substances 

which change the specifications of the Gasoline after delivery thereof to the Fueling System and 
take all other reasonable steps to preserve the quality of the Gasoline in its possession in the 
Fueling System. 

 
R. Maintain and keep current, complete and accurate books and records for the allocation among 

the Fueling Companies of the Total Operating Cost of maintaining and operating the Fueling 
System; and  

 
S. Consult with the Authority’s Contract Manager to make reasonable prorations, estimates and 

allocations concerning shrinkage or expansion of Gasoline volume, losses due to leaks, spills, 
evaporation, temperature variation, theft, and the like.  The Operation and Procedures Manual 
will include a procedure for determining the monthly variance in fuel inventory based on 
industry standard, and provide for reporting of conditions or events that impacted the variance 
for the reporting period.  

 
2. Inventory   
 

The Operator shall serve as the Agent of the Authority as it relates to the scheduling and coordinating the 
delivery, acceptance, testing, and transfer of Gasoline delivered by the Fueling Companies or their 
Shippers or Suppliers to the Rental Car Fueling System.   
 
A. The Operator’s authority and responsibility in such respect shall include, but not be limited to, 

the following items:    
 

 1) Subject to Item 2.B, below, and in accordance with instructions from, and as Agent for 
the Authority, coordinating with Shippers and Suppliers deliveries of Gasoline to the 
Fueling System for use by the Fueling Companies. 

 2) As Agent for the Authority, accepting deliveries of Gasoline on behalf of the Fueling 
Companies by the Fueling Companies’ Shippers or Suppliers 

 3) Properly storing Gasoline so delivered into the Fueling System; and 
 4) Checking each delivery of such Gasoline for quantity and, as provided for herein, 

examining each delivery of Gasoline for quality assurance purposes.  
  

The Authority shall accept the Agent/Operator’s determination of the quantity of any delivery, 
except in the case of fraud, gross negligence, mismanagement, or willful misconduct by the 
Operator, its agents, officers, employees, or subcontractors.  By reason of accepting delivery of 
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such Gasoline, and acting as Agent of the Authority as set forth above, the Operator shall not be 
responsible in any way, or incur any liability whatsoever to any Fueling Company or 
Companies, or any Supplier or Shipper for any charges or for payment for such Gasoline, and 
the Authority shall indemnify the Operator and hold it harmless from and against any and all 
claims, liabilities, damages, losses, and judgments, including costs and expenses incidental 
thereto, which may be suffered by, accrue against, be charged to, or recoverable from the 
Operator, by reason of any claim for payment by the Supplier or Shipper for such Gasoline 
delivered for the account of such Fueling Company or Companies, except to the extent such 
claims, liabilities, damages, losses, and judgments, including costs and expenses incidental 
thereto, are caused or contributed to by the fraud, negligence, mismanagement, or willful 
misconduct of the Operator, its agents, officers, employees, or subcontractors.   
 
To the extent such fraud, negligence, mismanagement, or willful misconduct factors may 
contribute to a claim for payment by the Supplier or Shipper for such Gasoline delivered for the 
account of such Fueling Company Companies, and to the extent the amount or amounts of 
unaccounted for fuel in dispute can be demonstrated, as determined and confirmed by the 
Authority, the Operator shall hold the Authority harmless for, and be solely responsible to 
defend any justifiable claim(s) which might be made by the Supplier or Shipper for such 
Gasoline in dispute, and shall further negotiate any resulting payments for such claims, as 
adequately demonstrated and properly justified,  directly with the Supplier or Shipper by 
appropriate and reasonable means.  

 
 B. Acceptance Procedures  
 

The acceptance of Gasoline by the Operator on behalf of the Fueling Companies pursuant to this 
section shall be in accordance with the following requirements. 

  
1) At the time of, or prior to, each delivery, the Fueling Company’s Shipper or Supplier 

shall deliver to the Operator at the Airport a delivery ticket, bill of lading, or loading 
certificate (or similar document) which shall specify (a) the grade of such Gasoline; (b) 
the quantity contained in the shipment being delivered to the Fueling System; and (c) 
that the Gasoline has been tested and certified to meet the specifications of the Fueling 
Companies.   

2) Promptly after each delivery of Gasoline, the Operator shall complete or cause to be 
completed a receipt showing the date and time of such delivery, the quantity of such 
delivery, and the grade and source of the Gasoline delivered.  Such receipt shall be in 
such form as shall be prepared by the Operator and copies shall be provided by the 
Operator to the Authority’s Contract Manager, the Supplier and/or Shipper, and the 
Fueling Companies, and included by delivery date and quantity in the monthly fueling 
report; and   

3) The Operator shall be responsible for carrying out the processes established in the 
Operations and Procedures Manual and such other guidelines as may be submitted by 
Operator and approved by the Authority for verifying the quality and quantity of 
Gasoline delivered into the airport’s Fueling System. 

  
 C. Gasoline Acceptance and Rejection Criteria   
 

At the time of each delivery of Gasoline, the Operator shall perform (and make a record thereof) 
simple visual tests to ascertain the correct type of Gasoline, or to observe potential accumulation 
of sediments or water contamination delivered to it regardless of any delivery ticket or loading 
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certificate (or similar document), or such other tests as may be required pursuant to the 
Operating Manual or under then current standard industry practice in the United States.  The 
Operator shall reject any Gasoline which fails to meet minimum industry standards associated 
with such tests and does not meet required specifications.  All Gasoline meeting such test criteria 
may be taken into storage.   
 
Except for of making the aforesaid tests, the Operator shall have no responsibility whatsoever 
for the quality of the Gasoline delivered by or on behalf of a Fueling Company by the Fueling 
Companies’ Supplier or Shipper.  The Authority shall indemnify the Operator and hold it 
harmless from and against any and all claims, liabilities, damages, losses, and judgments, 
including costs and expenses incidental thereto, which may be suffered by, accrue against, be 
charged to, or recoverable from it, by reason of the Operator’s rejection of any Gasoline 
delivered by or on behalf of a Fueling Company, provided that in so rejecting such Gasoline the 
Operator shall have acted with reasonable care, consistent with its obligations hereunder and in 
accordance with the Operating Manual or then current standard industry practice in the United 
States, whichever is more strict.    
 
The Operator shall promptly notify the Authority and the affected Fueling Companies of any 
rejections by it of Gasoline hereunder, and shall retain records relating to Gasoline acceptance 
tests for at least six months after the performance of such tests.  

  
 D. Condemned Gasoline 
 

If any of the Gasoline delivered to and stored by the Operator is contaminated or otherwise unfit 
for use (hereinafter referred to as “Condemned Gasoline”) the Operator shall cause the same to 
be segregated and isolated to prevent any further contamination of other useable fuel inventories.  
If the Condemned Gasoline becomes such because of the negligence, mismanagement, or willful 
misconduct of the Operator, its agents, officers, employees, and/or subcontractors, it shall be 
remedied by the Operator at the Operator’s expense.  The Operator’s liability for Gasoline lost, 
contaminated, or otherwise damaged or destroyed while in the Operator’s custody or control 
shall be limited to the replacement value of such Gasoline, the cost of removing and replacing 
such Gasoline, any costs of environmental remediation, and any fines or charges and all costs 
associated with tank cleaning and filter replacements required due to the contaminated Gasoline.  
When and/or if any Condemned Gasoline has been made unusable, the Operator shall furnish a 
document similar to that provided for in Item 2.B, above. 

 
E. Records / Accounting 
 

The Operator shall maintain such accounting records and such measuring and metering devices, 
equipment, procedures, receipts, reports, and spreadsheets as will accurately show to the 
reasonable satisfaction of the Authority all of the Operator’s Gasoline service transactions 
involving the Rental Car Fueling System at the Airport.  The Operator shall cooperate with the 
Authority in taking of a physical measurement of the Gasoline inventories and reading of meters 
at such times as the Authority, within reason, may deem appropriate and necessary, and shall 
make its records readily available to the Authority’s Contract Manager and the Fueling 
Companies or their designated representatives during such audits for ready determinations of all 
transactions respecting the Fueling Companies’ property.  The Authority’s Contract Manager 
shall have the right to gauge and take samples from the Fueling System or from any equipment, 
or review any system or related reports and spreadsheets, used in conjunction therewith.   
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 F. Ownership 
 

The Gasoline, the receipt of which is accepted by the Operator into the Fueling System, shall, at 
all times, be and remain the property of the Fueling Company or Companies for whose account 
such Gasoline is taken into the Fueling System, unless such Gasoline is transferred to another 
Fueling Company.   
 
The Operator shall not be responsible in any way, or incur any liability whatsoever to a Fueling 
Company or Companies for any payments for or charges related to Gasoline, and the Authority 
shall indemnify the Operator and hold it harmless from and against any and all claims, liabilities, 
damages, losses, and judgments, including attorney’s fees, costs, and expenses incidental 
thereto, which may be suffered by, accrue against, or be charged to the Operator by reason of 
any claim for payment by any Supplier or Shipper of Gasoline delivered for the account of a 
Fueling Company or Companies or by reason of the Operator’s proper rejection of any Gasoline 
tendered for transportation through the Fueling System for the account of a Fueling Company or 
Companies. 

 
G. Commingling 

 
The nature of the Fueling System requires commingling of the Gasoline.  The Operator will not 
be required to segregate or distinguish Gasoline received for eventual delivery to a Fueling 
Company.  No Fueling Company shall be entitled to store in the Fueling System Gasoline in 
excess of quantities allowable by the Authority’s Contract Manager, and the Operator shall not 
permit any Fueling Company to store any quantities in excess thereof.  Accordingly, no Fueling 
Company shall have a volume reside in the system that exceeds their ten (10) day average 
volume through-put based upon the previous six months volume for that Fueling Company, 
unless approved in advance, through the Operator, by the Authority’s Contract Manager.   

 
 H. Reconciliation 
 

The Operator shall at a minimum monthly, unless directed otherwise by the Authority’s Contract 
Manager, reconcile the physical inventory to the calculated inventory in accordance with the 
Operation and Procedures Manual and present such reconciliation to the Authority and/or the 
Fueling Companies or their designated representative, as applicable.  Such reconciliation shall 
explain to the Authority’s and the Fueling Companies’ reasonable satisfaction the receipt and 
distribution of all Gasoline, including all operating gains and/or losses, and reasonable industry 
variances of inventory.  The Operator shall be required to account to the Authority and each 
Fueling Company, or designated representative, for the quantity of Gasoline delivered or 
transferred to it by another Fueling Company plus or minus such applicable share of the actual 
gain or loss as determined by the monthly reconciliation process.  

  
I. Gain / Loss Responsibilities  

 
The Operator shall be responsible for all losses of Gasoline that result from the Operator’s 
negligence, fraud, mismanagement, and/or willful misconduct.  The Operator shall also be 
responsible for all losses or disappearances of Gasoline from inventory in excess of 0.50% of 
yearly dispersals from the Fueling System that cannot be reconciled, or adequately explained as 
a normal operating loss reasonably beyond the Operator’s control.   
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Within thirty (30) days following the conclusion of the Authority’s Fiscal Year, the Operator 
shall replace all such losses or disappearances of Gasoline in excess of 0.50% of yearly 
dispersals from the Fueling System over the course of the previous year not reconciled or 
adequately explained as provided for above, such replacements to be allocated to all 
participating Fueling Companies of the Fueling System during such previous year, based upon 
the respective dispersals of all such Fueling Companies that owned Gasoline in the Fueling 
System during the period or as otherwise directed by the Authority.  All gains and losses for 
which the Operator is not responsible shall be determined monthly and shared proportionately by 
the Fueling Companies based upon total monthly volumes withdrawn from the Fueling System 
for the months in question.  

 
 J. Abnormal Losses 
 

The Operator shall promptly report with an explanation and account to the Authority’s Contract 
Manager and each Fueling Company, or designated representatives, for all actual losses of 
Gasoline, as the case may be, which arise out of or are in any way connected with the furnishing 
of any of the services performed by the Operator under the Management Agreement and caused 
by the negligence or mismanagement of the Operator, its agents, officers, employees, and/or 
subcontractors.  

 
 K. Negative Inventories 
 

The Operator shall not permit any Fueling Company to operate in a negative inventory position 
unless previous arrangements have been made among Fueling Companies to exchange, transfer 
or borrow Gasoline and evidence of such arrangements by such Fueling Companies has been 
previously documented to the Operator by all parties involved in the transaction and approved 
by the Authority. 
  

 L. Fueling System Access 
 
 The Operator will allow only the Fueling Companies certified to it in writing by the Authority’s 

representative to access the Fueling System to withdraw Gasoline and dispense Gasoline unless 
otherwise approved by the Authority.  The Operator will not allow a Fueling Company to 
withdraw or dispense Gasoline in an amount greater than its inventory in the Fueling System.  
The Operator will be responsible for ordering of Gasoline deliveries into the Fueling System to 
meet both needs of the system and the Fueling Companies.  

 
 M. Additional Participating Fueling Companies 
 

From time-to-time one or more additional entities may become Fueling Companies in 
accordance with the Rent-A-Car Concession Agreement.  Upon certification by the Authority’s 
Contract Manager, Operator shall accept each such additional entity as a Fueling Company 
effective on the date certified to it by the Authority. 

 
3. Environmental   
 

A. Hazardous Substances 
 

 As used herein “Hazardous Substance” means any hazardous or toxic substance, material or  
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 waste, petroleum or petroleum by-product which is or shall become regulated by any 
governmental entity, including, but not limited to, the County of Lee, the State of Florida or the 
United States Government. 

 
B. Compliance, Permits and Plans 
 
 Operator agrees to comply with all applicable present and future environmental and safety rules, 

regulations, restrictions, ordinances and other laws of federal, state, or local governmental 
entities relating to Hazardous Substances, and agrees to obtain, implement, and maintain all 
applicable permits and plans, as appropriate and necessary for its operations as coordinated with 
the Authority.  

 
C. Specialty Licenses 
 

In the event the Operator is requested to perform work on the Rental Car Fueling System that 
would require a State of Florida Pollutant Storage Systems Contractors (PSSC) License, the 
Operator shall obtain such license, or utilize the services of an authorized subcontractor that is 
properly licensed to perform such work, as provided for herein.  

 
D. Hazardous Substance Contamination 
 
 The Operator shall be responsible for and shall indemnify the Authority against contamination of 

the Fueling System by Hazardous Substances.   
 
E. Releases 
 
 Fueling System releases of Hazardous Substances discovered or caused by the Operator will be 

reported immediately to the Authority in accordance with federal, state, or county government 
requirements.  Upon discovery of a release, the Operator will immediately initiate procedures to 
mitigate the release.  Financial responsibility for any and all hazardous substance 
contaminations, including fuel releases, regardless of cause will inure to the Operator, except 
and to the extent such cause can be attributed to a third party, for which the Operator will be 
responsible to seek remediation with such party as deemed necessary and appropriate.  

 
4. Fees and Charges  
 

During the term of the Management Agreement, the Authority shall reimburse to the Operator the 
Fueling System’s Total Contract Operating Cost.  The Fueling System’s Total Contract Operating Cost 
shall consist of the Fueling System Direct Contract Costs minus the Fueling System Credits as defined in 
the Management Agreement. 

 
A. Fueling System Direct Contract Costs shall include items, to the extent actually paid by the 

Operator, as provided for in the Management Agreement, plus the Operator’s Management Fee, 
as bid.   

 
B. Fueling System Credits shall include the following items to the extent such items are related to 

the services provided by the Operator:  
 

1) Damages to the Fueling System caused by negligence of a Fueling Company; 
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2) Proceeds from the sale or disposition of Fueling System Capital Assets and insurance or 
condemnation proceeds related thereto. 

 
Upon notification by the Operator, charges identified above shall be invoiced by the Authority to 
the Fueling Company(s).  Fueling System Credits shall be provided to the Authority and applied 
to the monthly Total Operating Cost prior to its allocation to the Fueling Companies.  All 
Fueling System Credits shall be applied by the Authority to the Total Operating Cost in the 
month following the month in which the Fueling System Credits accrued. 

 
C. Costs Excluded from the Fueling System’s Total Operating Cost shall include items as defined 

in the Management Agreement.   
 
 D. Cost Allocations 
 

Each of the Fueling Companies shall be invoiced by the Authority and shall pay the Authority 
monthly for its share of the Fueling System’s Total Operating Contract Cost as determined 
herein and included in the Fueling System Charge calculation provided in the Rent-A-Car 
Concession Agreement, as may be amended, renumbered, or replaced. 

 
 E. Expenditures  
 

Expenditures for outside services or materials not approved in the annual budget and in excess of 
$3,000.00 (or as otherwise determined by the Authority, in the aggregate, or other expenses as 
directed, for the then current budget year must be approved by the Authority.  If reasonably 
feasible, certain purchases may be subject to a competitive Bid, as determined appropriate by the 
Authority.  Purchases of materials or services from any party in any way affiliated with the 
Operator shall be specifically disclosed in writing to the Authority shall be subject to the prior 
written approval of the Authority.   
 
The foregoing shall not be deemed to restrict the Operator from taking appropriate action in the 
event of an emergency.  

 
5. Standards of Operations 
 

A. Hours 
 

 The Operator shall be required to furnish regular on-site and on-call response operation, 
management, and maintenance services for the Rental Car Fueling System twenty-four (24) 
hours per day, seven (7) days per week, three hundred sixty-five (365) days per year, with the 
goal of furnishing continuous on-site coverage a minimum average of twelve (12) hours per day, 
or as otherwise determined necessary by the Authority with input from the Operator based on a 
needs analysis and in consideration of applicable budgetary impacts.   

 
 B. Fueling System Response Requirements 
 
 During on-site operational hours, the Operator shall be required to respond within fifteen (15) 

minutes of a request for service or report of immediate action to the QTA fueling area or the fuel 
storage tank farm, or any portion thereof of the Fueling System.  During non-covered hours, the 
Operator shall demonstrate the ability to respond with a properly qualified and approved 
technician/mechanic to the airport within sixty (60) minutes of a request for immediate service at 
all times.     
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 C. Impartiality 
 

The Operator shall furnish services on behalf of the Authority impartially to each Fueling 
Company and shall not favor any Fueling Company over any other. 

 
 D. Efficient Operation  
 

The Operator shall operate the Fueling System in an efficient, prudent and economical manner 
and shall act in good faith to keep the Total Operating Cost to a minimum consistent with the 
level and type of service desired by the Authority.  The Operator shall comply with all 
directives, rules, and procedures prescribed by the Authority and all applicable governmental 
laws, rules and regulations. 

 
 E. Staffing and Budget  
 

Prior to February 1 of each calendar year, during the time the Management Agreement is in 
effect, the Operator shall coordinate with and submit to the Authority for approval the 
Operator’s proposed budget and staffing plan for the Fueling System, prepared in accordance 
with the applicable ATA Standard Budget Format.  The budget and staffing plans shall include 
an identification of job positions, scope of duties, and wage and benefit levels.  The Operator 
shall furnish personnel for the Fueling System in accordance with the approved staffing plan.  At 
the reasonable request of the Authority’s Contract Manager, the Operator shall periodically 
submit to the Authority a revised budget for the Fueling System.  All original and any revised 
budget submittals must be approved by the Authority  
 

 F. Employees of Operator 
 

The Operator must agree to utilize only experienced, responsible, and competent personnel who 
can work productively with limited supervision to perform all phases of work covered by the 
Management Agreement.  Operator’s personnel shall have a minimum of a high school diploma or 
equivalency, and must attend continuing education and training courses in compliance with state or 
industry certification and licensing requirements and consistent with the services to be performed at 
the Airport.   
 
The Authority may require the Operator to remove from the work site any employee(s) who 
endanger persons or property or whose continued service under the Management Agreement is 
inconsistent with the interests of the Authority in its sole determination.  Only authorized 
employees of the Operator shall be allowed on Airport premises.  Operator employees are not to 
be accompanied in their work area by acquaintances, family members, assistants or any other 
person unless said person is an authorized employee of the Operator with a justifiable need to be 
on the premises in the performance of work under the Management Agreement.    
 
Employees of the Operator engaged in furnishing and performing services under the 
Management Agreement shall be considered employees of the Operator for all purposes and 
shall under no circumstances be deemed to be employees of the Lee County Port Authority.  The 
Operator shall train and, as necessary, retrain its employees in accordance with training 
procedures to be developed on or before commencement of services under the Management 
Agreement and approved by the Authority as part of the Operating and Procedures Manual, 
Operator shall maintain appropriate records to document such training and retraining.  The 
Authority or its representatives shall not have any right or responsibility to supervise or control 
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any employee of Operator.  Any complaint or request concerning the performance of services by 
the Operator shall be made by the Authority to Operator in writing with a copy to the Fueling 
Companies.  When present at the Airport, the Operator’s employees shall not display any 
insignia or name other than that of the Operator. 

 
6. Accounting 
 

A. Books, Records, and Accounts 
 
The Operator shall at all times keep and maintain complete accurate books, records, and 
accounts from it shall determine the cost to it of services rendered hereunder, to include the 
amount of any Extraordinary Costs and/or Credits. 

 
B. Accounting Audits 
 
 Upon request of the Authority or the Fueling Companies, the Operator shall employ an auditor 

(who at the Authority’s option, may be a certified public accountant regularly employed to audit 
the Operator’s books or any other certified public accountant selected by the Authority), or 
utilize its own designated auditor, to carry out an examination of such books, records and 
accounts, to include financial accounting and related operating budget records, and/or fueling 
inventory and related records.  The cost of any such requested services shall be part of the 
Fueling System’s Total Operating Cost herein.  The books, records, and accounts, including 
expenditures, fuel received, and fuel consumed, inventory reports, or operating processes of the 
Operator pertinent to the Management Agreement shall, at all reasonable times, be accessible to 
and open for inspection, examination, and audit by the Authority and its authorized 
representatives, without delay, whether such reports, records, or data are available on or off 
airport.   

 
Subject to requirements of law, all books, records, and accounts which have been audited by the 
Authority may be disposed of five (5) years after the last of any such audit, after providing 
notice to the Authority.  Upon the Authority’s request, the Authority may take possession of 
such books, records, and accounts.  

 
C. Fueling Companies’ Accounts 
 
 The Operator shall maintain current, complete and accurate records of the allocation among the 

Fueling Companies of the Fueling System’s Total Operating Cost. 
 
 D. Inventory Accounting 
 

The Operator shall maintain on a current basis complete and accurate books and records and 
make reports to the Authority in such form and detail as may be specified by the Authority of 
deliveries, storage, withdrawals, gains and losses of Gasoline, expenses of the Fueling System 
and allocation of expenses; all such records shall be prepared in at least duplicate and Operator 
shall, by the second business day of each calendar month, provide the Authority with a report of 
the total amount of Gasoline received and dispensed pursuant hereto, and Operator shall be 
responsible for determining that the actual amount of any delivery to or by Operator shall be 
correct and accurately reflected by its records.  
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 E. General Accounting Practices  
 
  The Operator shall: 
   

1) Maintain general ledger, including journals, subsidiary ledger interface, software 
upgrades, and account reconciliation and monthly/annual trial balance compilations; 

2) Maintain fixed asset ledger, consistently in accordance with generally accepted 
accounting principles, and tax depreciation computations; and periodic reporting for 
insurance and tax purposes; 

3) Maintain accounts receivable ledger, including receipts posting, cash application, past 
due correspondence and follow-up; prepare past due aging summary along with 
documentation and follow-up;  

4) Process accounts and notes payable, including preparation of note payment amortization 
schedules and checks; review documents, and prepare cost/capital account application 
for the payment of leases, construction progress payments, taxes, management fees, 
rental payments, debt service payments, professional fees, customs broker fees and other 
miscellaneous payments; and upon notice to the Authority, reject all payment requests 
that are not appropriate or correct. 

 
7. Billing 
 
 A. Financial Responsibility 
 

The Operator will be fully and financially responsible for all expenses associated with the 
Management Agreement.  The Authority will be fully and financially responsible for the 
invoicing and collection of Fueling System Charges, including the Fueling System’s Total 
Operating Contract Cost, payable by the Fueling Companies.  

 
 B. Discontinuation of Services 
 

The Operator shall, upon notification from the Authority, stop delivering all services provided 
for under the Management Agreement to any Fueling Company which has not paid in full its 
Fueling System Charge within thirty (30) days after invoice date, as may be directed by the 
Authority’s Contract Manager.  The Operator shall be obligated to inform the Fueling Company, 
in writing, at least ten (10) business days before service discontinuance is implemented.  At the 
Authority’s discretion, the Operator may be instructed by the Authority to suspend a Fueling 
Company’s ability to dispense Gasoline if such Fueling Company’s Fueling System Gasoline 
inventory falls below 1,000 gallons.  
 

8. Fueling System Capital Assets 
 
 A. Acquisition 
 
 From time to time upon written directions from the Authority and upon written agreement 

between the Operator and the Authority setting forth the estimated cost, method and details of 
financing (or leasing), and an amortization schedule (or lease term), the Operator shall acquire 
Fueling System Capital Assets.  
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 B. Security Interest 
 

The Operator hereby grants to the Authority a security interest in each and every Fueling system 
Capital Asset in order to secure the Operator’s obligations under this Management Agreement.  
The Operator shall cooperate in the filing of such financing statements, continuation statements 
and other documents deemed by the Authority as necessary or appropriate to evidence the 
interest of the Authority in Fueling System Capital Assets.   
 
The Operator shall keep all Fueling System Capital Assets free and clear of any and all liens 
except liens approved in writing and in advance by the Authority.  The Operator shall protect its 
interest and the interest of the Authority in Fueling System Capital Assets from all claims and 
liens of all third parties and shall maintain a current inventory of such Fueling System Capital 
Assets. 

 
 C. Sale or Disposition of Fueling System Capital Assets 
 

The Operator shall not sell or dispose of any Fueling System Capital Assets without the prior 
written approval of the Authority.  Any amount received by the Operator upon the sale or 
disposition of a Fueling System Capital Asset which is in excess of the Operator’s unamortized 
investment therein shall be credited, or utilized as trade value as appropriate, to the Authority or 
Fueling Companies as determined appropriate by the Authority.   
 
Any amount received by the Operator upon the sale or disposition of a Fueling System Capital 
Asset which is less than the Operator’s unamortized investment in a Fueling System Capital 
Asset and any improvements or modifications capitalized in accordance with generally accepted 
accounting principles consistently applied, less the cumulative amount charged to the Fueling 
Companies, excluding interest, shall be included as a Total Operating Contract Cost pursuant to 
the terms of the Management Agreement.   

 
9. Rental Car Fueling System Maintenance  
 
 A. Fueling System Cleaning and Aesthetics 
 

Operator shall perform routine, preventative, and emergency repairs, maintenance and regular 
inspections on the Rental Car Fueling System facilities, to include all sweeping, pressure 
cleaning and debris removal.   
 
1) The Operator shall be responsible for all general cleaning and maintenance of the Rental 

Car Fueling System areas, to include the Fuel Storage tank farm and associated areas, 
QTA Fueling System pumps, hoses, and dispensers, and all system exposed piping and 
sump pits, and other assigned facilities, as directed by the Authority’s Contract 
Manager.  The Operator shall maintain these areas in a safe, clean, neat, orderly, and 
attractive condition, to include pickup and removal of all trash, debris and garbage as 
applicable.  

 
a) The Operator shall be responsible for inspecting and maintaining fire 

extinguishers in the Assigned Areas in accordance with established codes and 
procedures.  

b) Operator shall be responsible for general maintenance and repair of all areas and 
components of the Rental Car Fueling System, except such items as may be 
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performed by the Authority at its discretion, schedules for which will be 
submitted to the Authority’s Contract Manager for approval, consistent with the 
Annual Operating Budget.   

c) The Operating Manual shall include a Preventative Maintenance (PM) schedule, 
with specific tasks and frequencies, for all equipment and components of the 
Fueling System, in accordance with the manufacturer’s OEM manual and 
recommendations, and the Operator shall document and retain such work 
completed on approved inspection forms, and report to the Authority the PM 
items performed each month.   

d) Operator will be responsible for the installation, repair, and maintenance of all 
signage on the Assigned Areas.  

e) Operator will be responsible, through its own employees or by use of an 
approved subcontractor, for sweeping, scrubbing and debris removal in the 
Assigned Areas, including the tanks, containment areas, sump pits, loading 
areas, enclosures and storage facilities, pumps, piping, etc., on a schedule 
submitted for approval by the Authority’s Contract Manager.   

f) The Operator shall also be responsible for the pressure cleaning horizontal and 
vertical surfaces of the Rental Car Fueling Facilities, as appropriate and 
coordinated with the Authority’s Contract Manager, to include removal of cob 
webs, stains, mold, and dust on exposed surfaces, on a schedule to be submitted 
for approval by the Contract Manager.  

g) The Operator will be responsible at its own cost and expense without 
reimbursement by the Authority, for repairs to the Rental Car Fueling System, 
or other Authority property or patron property determined to be a result of 
negligence, maltreatment or neglect by Operators’ employees.    

 
 B. Fueling System Maintenance and Repair 
 

The Operator will perform scheduled preventative maintenance and system repair maintenance 
in accordance with and in the frequencies specified in the Fueling System Operating Manual, 
and consistent with the Fueling System manufacturer’s recommended service and maintenance 
program.  Scheduled preventative, predictive, and system repair maintenance shall include, but 
not be limited to, examining, adjusting, and lubricating all applicable Fueling System equipment, 
as appropriate, and repair or replacement of all worn or defective parts and/or consumables in 
accordance with the manufacturer’s processes and procedures.   
 
The Operator shall respond as necessary to system outages, emergency stop activations, reported 
or potential fuel releases, reports of system component damage, system warnings and reports, 
etc., at any point of the Fueling System within twenty (20) minutes of notification of same.  The  
Operator will prioritize and perform emergency and corrective maintenance and repairs on all 
phases of the mechanical, electrical, electronic, software and communications components of the 
Fueling System in coordination with the Authority’s Maintenance Department.  The Operator 
shall also be available to assist as necessary with system start-up and shut-down processes.  The 
Operator shall furnish all required safety equipment, materials and related items for its 
employees.  Operator shall remove dust, dirt, and debris from surface areas, piping, pumps, 
motors, control panels, dispensers, and related system components.   
 

 The Operator, during hours not covered with on-site staff, shall respond to Fueling System call 
backs as necessary within sixty (60) minutes after receipt of a request for emergency or 
immediate service, as requested by the Fueling Companies and determined appropriate by the 
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Authority’s Maintenance Department.  Call backs shall be performed at no additional cost to the 
Authority, except to the extent they may involve additional hours or overtime in accordance with 
established procedures.     

 
 C. Computerized Maintenance Management System (CMMS) 
 

The Authority utilizes the Maximo® computerized maintenance management system (CMMS) 
to manage and document maintenance and related activities on the Rental Car Fueling System.  
The Operator will coordinate with the Authority’s Contract Manager to schedule and document 
time-phased preventative maintenance inspections and repairs, initiate system work orders, 
manage system resources, and track stock parts utilization and inventory for all segments of the 
Fueling System and related systems covered under the Management Agreement at no additional 
cost to the Authority.   

 
 D. Parts and Materials Inventory 
 

The Operator shall maintain a ready inventory of Rental Car Fueling System stock parts (Ready 
Stock), as furnished by the Authority or the system manufacturer and assigned to the Operator, 
or as purchased throughout the fiscal year as part of the reimbursable parts and materials 
inventory, to promote timely and efficient repairs to the Fueling System.  The Operator shall 
prepare an inventory of Authority-furnished parts, including ready stock and individually-issued 
parts and components, and shall furnish quarterly updates, or as otherwise requested, of the 
Operator’s assigned inventory showing additions and deletions and warranty part exchange 
activity for the reporting period.  The Operator shall complete a stock request or related forms 
for any warehoused stock parts owned by the Authority, as appropriate.  The Operator shall 
document the use and installation location of each part on the appropriate inventory report, and 
document all warranty repairs in the CMMS or other manner satisfactory to the Authority.  The 
Operator shall be responsible for all parts and components as may be assigned by the Authority.  
Under no circumstances shall the Operator remove any inventory parts or materials from airport 
property without the prior written consent of the Authority.  

 
The Operator shall be responsible to promptly acquire Fueling System parts and components 
required for the continuous operation of all covered components of the Fueling System.  If the 
Operator utilizes an Authority-owned part to perform warranty repairs to any covered system 
equipment and components, the Operator shall arrange to replace and deliver such part or 
component to the Authority at the earliest reasonable opportunity, and document such restocking 
as appropriate.  Replacement parts are to be new OEM-type or Authority-approved equivalent.  
Repaired, reconditioned and/or rebuilt parts, components and assemblies may be allowed, with 
the prior approval of the Authority.  Any repaired or rebuilt part shall meet or exceed the 
specifications of the new OEM part or assembly, as verified by the system manufacturer.   

 
Parts and materials used in breakdown and other scheduled system component repairs that are 
not considered warranty replacement items or are not in stock may be procured by the Operator 
only after obtaining specific prior approval of the Authority’s Contract Manager.  No payment 
will be paid by the Authority, and the Operator shall not bill for any such replacement parts or 
materials that have not been approved by the Authority’s Contract Manager, delivered and 
received by the Operator, and put to its intended use.  The Operator shall furnish an original 
Operator invoice to process payment for authorized replacement parts and materials upon 
request of the Authority.  The Operator shall make a reasonable attempt to pay only the lowest 
price that can be obtained by the Operator for all such replacement parts and materials.    
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The Authority shall have the option to require the Operator to obtain competitive Bids from at 
least three (3) sources for any single item that may be expected to exceed ten thousand dollars 
($10,000.00) in total cost.  The Authority also reserves the right to directly purchase any parts, 
components, materials, supplies and/or equipment that may be required under the Management 
Agreement.  

 
 E. Performance of Work 
 

After a portion of the Rental Car Fueling System is removed from operational service to perform 
preventative and/or repair maintenance, the work shall be performed continuously without 
stoppage until all work is complete and the equipment is in good and safe operating condition.  
If performance of the work is discontinued for any reason, the Operator shall notify the 
Authority’s Contract Manager immediately of its intention to stop work.  The Operator shall 
conduct work in such a manner and in such sequence as will assure the least interference with 
rental car activity.  

 
10. Warranty  
 

The Operator shall serve as the Authority’s Warranty Agent/Administrator for the Rental Car Fueling 
System equipment and component manufacturers, as authorized by the Authority, and shall furnish 
associated services and perform all obligations as applicable.  The Operator will not invoice Authority, 
nor will the Authority be required to reimburse Operator for items determined as warranty repair or 
corrective items as provided for herein.   

 
Operator shall guaranty all work performed under this Agreement to be free from defects of materials 
and workmanship for a minimum of ninety (90) days from the date the work is accepted by the 
Authority’s Contract Manager, up to thirty (30) days following the termination date of the Agreement.  
Any manufacturer’s warranty for parts and materials provided to the spare parts and materials inventory 
for this Agreement shall be assigned to the Authority.  

 
11. Extra Work  
 

The Authority, at its sole discretion, may request Operator perform certain Extra Work as authorized in 
writing that is not specifically described herein or in the Management Agreement.  Such work may 
include, but shall not be limited to repair of equipment necessitated by extraordinary vandalism, 
accidental damage, source power malfunctions, or natural causes; installation of additional controls and 
safety devices; or special monitoring or processing services related to the operation and maintenance of 
the Rental Car Fueling System.  Prior to commencing any such extra work the Operator will furnish a 
proposal for any such services requested including a description, scope of work and the estimated cost.   
 
The Operator, upon written approval of the Authority, may subcontract any extra work requested.  If 
subcontracting is determined appropriate, the Authority’s Contract Manager may require the Operator to 
obtain up to three (3) competitive quotations for work proposed to be performed by another company.   
 
The Operator shall submit the quotations, as applicable, to the Authority for approval before proceeding 
with the work.  This requirement may be waived by the Authority for good cause.  The Authority shall 
reimburse the Operator for all parts and materials required and approved to perform the work, to include 
freight and shipping charges as a direct pass through.  The Operator shall be required to submit 
supporting documentation with all invoices.   
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12. Rental Car Fueling System Software Support and Change Management 
 

The Operator may, with prior approval of the Authority, enter into and furnish evidence of an 
appropriate arrangement or agreement with system or component manufacturers and/or other certified 
and qualified vendors or component providers as appropriate as it relates to timely service and support 
on associated Fueling System proprietary software, firmware, or hardware, to ensure proper 
maintenance, repairs, and continuous functionality, and to provide for comprehensive Fueling System 
software or hardware service and support, to include programming version upgrades, updates and 
patches, as required and authorized by the Fueling System manufacturer or component provider, to 
include appropriate response to system emergencies or technical support issues, via remote access 
connectivity if necessary. 
 
In addition, the Operator will coordinate with the Authority’s Contract Manager in the implementation of 
a Rental Car Fueling System Change Management Program to establish positive controls for system 
changes, to establish system accesses and clearances, and to retain copies and backups of prior versions 
of the system software programming.  

 
13. Equipment  
 

A. The Operator shall provide a minimum of one (1) new model personal computer, with printer, as 
approved by the Authority’s Contract Manager, which shall be equipped with current 
Windows™ operating system, internet access, Microsoft™ Office software, and e-mail 
capability via the Operator’s corporate office, which will be used for operational and 
administrative purposes and special projects.  The computer(s) shall be compatible with 
hardware and software systems utilized by the Authority.   

 
In addition, this computer shall be integrated with the Fueling System inventory, safety, and 
reporting systems, to include the FuelMaster® reporting system at each Fueling Company QTA, 
and the Pneumercator system located at the tank farm, or any replacement systems as applicable.  
The cost of these items shall be considered as depreciation and amortized in the Operating 
Budget over the course of up to three (3) years on a straight line basis, or other amortization 
period as deemed appropriate.    

 
B. The Operator shall be required to furnish, as a reimbursable fixed asset expense as deemed 

necessary and upon prior approval of the Authority, one new (1) utility pick-up truck (Ford 
F-150 or approved equivalent), for use to effectively and efficiently operate, manage, and 
maintain the Rental Car Fueling System at RSW.   

 
All operational service vehicles shall be licensed, insured, and registered to the Operator, be 
properly maintained in accordance with the manufacturer’s recommendations, kept in a clean 
and organized condition, and shall be subject to inspection by the Authority upon  request.  The 
Operator shall maintain primary ALI insurance on the vehicle and incorporate this expense into 
the Management Fee.     

 
The initial expense for this vehicle shall be considered as depreciation and amortized on a 
straight line basis in the Operating Budget over the course of a fixed term, as determined 
appropriate, or funded as a lump sum purchase as determined by the Authority’s Contract 
Manager.  In the event the Agreement were to terminate prior to full amortization of the vehicle, 
the Authority reserves the right to require the Operator to transfer the vehicle to the Authority 
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and the Authority will pay the remaining straight line unamortized portion of the vehicle to the 
Operator, who will transfer title of same.       

 
C. The Operator will furnish common industry-standard hand tools for use in the operation, 

management, and maintenance of the Rental Car Fueling System.   
 

D. The Operator may be required to procure and/or lease, as a reimbursable expense as approved, 
additional site or project specific tools, materials, or equipment for use in support of the 
operation, management, and maintenance of the Rental Car Fueling System in order to fulfill the 
Operator’s obligations under the Management Agreement, consistent with the approved Annual 
Operating Budget.  The purchase of such items shall be at the Operator’s expense.  The 
Authority will then reimburse the Operator the total lump sum cost, or a straight line 
amortization amount, such items or equipment over a fixed time periods, as approved in 
advance, consistent with the Annual Operating Budget.  The Operator shall inventory and 
maintain in good repair and safe working order all vehicles/equipment/tools acquired by the 
Operator for use in the operation, management, and maintenance of the Rental Car Fueling 
System at Southwest Florida International Airport. 

 
E. Right of Approval of Fixed Assets 

 
Any fixed asset vehicle and/or equipment replacement, deletion, addition, or improvement used 
in the operation, management, and maintenance of the Rental Car Fueling System and 
recommended by the Operator shall require prior written approval from the Authority.  For 
purposes of the Management Agreement, fixed assets shall include, but are not limited, to any of 
the following items with a per unit cost in excess of $1,000: office equipment/furniture, 
copiers/fax/scanner equipment, communications systems, and additional computers and printers.   
 
Title to any fixed assets acquired by the Operator and reimbursed by the Authority, shall transfer 
to the ownership of the Authority once such assets are fully amortized and paid in full by the 
Operator, and subsequently reimbursed, as applicable, by the Authority, unless otherwise 
directed.    

 
F. The Operator shall identify any additional equipment that might be required to provide the 

required services at the Airport, to include general purpose and service vehicles, diagnostic, or 
support equipment, and cleaning equipment.   

 
If the Authority exercises its option(s) to extend the term of the Management Agreement, the 
Operator may be required to acquire replacement equipment, as authorized, for those items 
transferred to the Authority at the conclusion of the initial term of the Agreement.  The types, 
quantities, method of acquisition and reimbursement of said replacement equipment, and any 
additional required equipment, for any subsequent term will be negotiated between the Authority 
and the Operator.   
 

 

14. Operator’s Reporting Requirements  
 

A. The Operator’s Supervisor, or Regional Manager, as appropriate, shall have regular meetings 
with the Authority’s management staff regarding day-to-day Rental Car Fueling System 
operation, management, and maintenance activities on the Airport.  The intent of these meetings 
is to encourage the Operator to inform and update Authority staff as to the services being 
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performed, and the general status of the operation, management, and maintenance of the Fueling 
System, as well as to promote a cooperative working relationship and open communications to 
discuss issues and problems and the prompt resolution of same.   

 
 B. The Operator, through its supervisory and support personnel, will circulate throughout the 

Rental Car Fueling System and report on a daily or, as appropriate, immediate basis to the 
Authority’s Contract Manager, the need for any sign replacement(s), any damage (structural or 
aesthetic), unsafe or unsecured facilities, or other conditions or situations. 

  
 C. The Operator shall be required to submit various operational reports including daily, weekly and 

monthly operational, financial and administrative reports in a format acceptable to the Authority.   
 
15. Security 
 

It will be the Operator’s responsibility to operate, manage, maintain, and monitor the Rental Car Fueling 
System, to the extent practicable, and immediately report any suspicious activity to the Airport Police 
Department (APD) and fully cooperate in assisting patrons in finding lost vehicles or in furnishing 
general directions and/or aid. 
 

16. Additional Services  
 

The Operator shall, at no additional cost to the Authority, as overhead expenses to be included in the 
annual Management Fee, and in addition to the services described above, perform certain Additional 
Services in support of the operation, management, and maintenance of the Rental Car Fueling System 
which may benefit the Airport, the Fueling Companies, and the Authority, including, but not limited to 
the following: 

 
 A. Annual Rental Car Fueling System Environmental Evaluation/Inspection  
 

Annually, as scheduled with the Authority’s Contract Manager, the Operator shall, via a 
properly qualified and certified employee from the Operator’s Environmental Compliance 
Department, or other approved subconsultant, conduct a comprehensive Environmental 
Evaluation/Inspection of the Rental Car Fueling System, to evaluate the current condition of the 
system, identify environmental issues which might require attention, and identify items of a 
regulatory or compliance nature which might need to be considered for future enhancements or 
updates to the Fueling System and related components.  This service will be furnished at no 
additional cost to the Authority.   
 

 B. Annual Rental Car Fueling System Structural Evaluation/Corrosion Analysis  
 

Annually, as scheduled with the Authority’s Contract Manager, the Operator shall, via an a 
properly qualified and certified employee from the Operator’s Structural Integrity or Corrosion 
Analysis Department, or other approved subconsultant, conduct a comprehensive Structural 
Review and Corrosion Analysis of the Rental Car Fueling System, to evaluate the current 
condition of the system, identify potential structural or corrosion-related issues which might 
require attention, and identify items of a structural or regulatory nature which may need to be 
considered for future enhancements or updates to the Fueling System and related components.  
This service will be furnished at no cost to the Authority.   
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 C. Assist with Department of Environmental Protection (DEP) Annual Inspections 
 

The Operator shall assist the Authority with escorts, information and documentation in support 
of any annual or other Florida Department of Environmental Protection (FDEP) inspections or 
inquiries, in accordance with Chapter 62-761 of Florida Statutes.  In addition, the Operator shall 
ensure that all applicable certifications, notices, and placards required by the DEP are properly 
posted as necessary throughout the Rental Car Fueling System and storage areas.  This service 
will be furnished at no cost to the Authority.   

 
D. Miscellaneous 

 
Other fueling system – related projects or services not contemplated at this time which may be 
requested and approved by the Authority as provided for herein.  These services will be 
furnished at no cost to the Authority.   

 
17. Operations and Procedures Manual      
 

A. Operator is responsible for providing an Operations and Procedures Manual to the Authority’s 
Contract Manager for review and approval thirty (30) days prior to the Commencement Date of 
the Management Agreement.  The Manual is subject to Authority approval prior to 
implementation.  The Manual shall be kept current by the Operator throughout the term of this 
Agreement, and shall be revised as approved by the Authority.  The Manual and all revisions 
thereto, shall be automatically incorporated into and made part of the Management Agreement 
upon approval of the Authority.  

 
If there are any conflicting terms between the Manual and the Management Agreement, the 
terms of the Agreement shall prevail.  The Manual shall be provided to the Authority’s Contract 
Manager in both hard copy and in electronic format acceptable to the Authority.  The failure of 
the Operator to submit the Manual to the Authority’s Contract Manager in the established time 
will be considered an event of default by under the Management Agreement.  

 
B. The Operations and Procedures Manual shall detail the procedures and guidelines established for 

the operation of the Rental Car Fueling System facilities.  The Manual should include, but not be 
limited to the following items: 

 
1) Table of Contents with Notice of Revision Index 
 
2) Environmental and Structural Compliance and Inspection Review Page  
 
3)  Purpose and Operational Overview 
 
4) Organizational and Staffing Chart 
 
5) Employee Position Description and Standards of Conduct 
 
6) Personnel Initial and Recurrent Training Policy and Forms 
 
7) Description of Covered Facilities (Rental Car Fueling Facilities) 
 
8) General Services 



RFB #19-12 Operation, Management, and Maintenance of the Rental Car Fueling System 
at Southwest Florida International Airport  
 

Page 45 of 58 

9) Fuel Inventory Auditing and Reporting Procedures 
 
10) Operational Procedures 
 
11) Preventative Maintenance Schedules and Records 
 
12) Repair and Project Maintenance Records 
 
13) Tank Gauging System and Leak Detection 
 
14) FuelMaster® Inventory Recording and Reporting Procedures 
 
15) Emergency and Disaster Recovery Procedures 
 
16) Spill Response Procedures and Reporting Guidelines 
 
17) Safety and Security 
 
18) Customer relations and training 
 
19) System Exhibits 
 
20) Site Plans, Inspection Forms, SPCC Plans, FDEP Forms, MSDS, References 
 
21) Other Necessary Operating Procedures 

  
C. The Operator shall comply with all guidelines and standards outlined in the Operation and 

Procedures Manual.  Failure to perform in accordance with the Manual may result in the 
following penalties: 

 
If Operator fails to meet or exceed any of the guidelines established in the Manual, the 
Authority’s Contract Manager may issue Operator one (1) written notice (“Notice Letter”) for 
each guideline the Operator fails to meet.  If the Authority’s Contract Manager has issued a 
Notice Letter for Operator’s failure to perform in  accordance with the guidelines contained in 
the Operation and Procedures Manual and, thereafter Operator fails to perform in accordance 
with the same standard, the Authority may issue Operator a written warning  (“Warning Letter”) 
for each failure and any subsequent failure.  Issuance of three (3) Warning Letters with respect 
to Operator’s failure to meet any of the guidelines contained in the Manual within any twelve 
(12) month period shall constitute a Default under the Management Agreement. 

   
18. Modifications to the Scope of Services 
 
 The Authority may, at any time, by written notice, make changes to the Rental Car Fueling System 

Operation, Management, and Maintenance Scope of Services to either accommodate the needs of the 
Fueling Companies, or changes in the design or use of the Airport facilities.  Listed below are some 
changes that may be required.  
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A. Changes to the Operations and Procedures Manual 
 
 Either party may propose a revision to the Operations and Procedures Manual, and shall initiate 

an intended revision by sending such intended revision to the Operator or Authority as 
appropriate.   Each party shall review such intended revision.  All manual revisions shall be 
subject to the approval of the Authority before the revision is incorporated in the Manual.  Each 
approved revision shall be effective immediately and incorporated into the Management 
Agreement by reference without need for an amendment.  

 
B. Changes to the Rental Car Fueling System Facilities 
 
 The Authority reserves the right during the term of the Management Agreement and with thirty 

(30) days written notice to the Operator to, 1) open and close certain portions of the Rental Car 
Fueling System, equipment, and ancillary areas and facilities; 2) assign the Operator new, 
temporary and/or permanent fueling systems or equipment in an existing, expanded, or new 
fueling facility; 3) operate, manage, and maintain the new or additional fueling facilities or 
delete the existing facilities; 4) designate certain areas as additional fueling products, storage 
areas, or dispensing areas; 5) rearrange fueling storage or dispensing area entrance and exit lanes 
or withdraw the same from use, all as directed by and subject to written approval from the 
Authority.    

 
Any additional, temporary, relocated, or altered facilities shall be operated, managed and 
maintained by the Operator subject to all the terms, provisions, and conditions of this 
Management Agreement.  Any such changes shall not affect the amount of the Management Fee 
set forth herein.  The Operator shall be reimbursed for additional reimbursable costs and 
expenses incurred as a result of the changes made to the Rental Car Fueling System Facilities 
and Services.  In addition, the Annual Operating Budget may be reduced in the event of a 
reduction of the Rental Car Fueling System Facilities and Shuttle Services herein.   

 
C. Changes to the Annual Operating Budget 
 
 All changes shall be incorporated and reflected in the Annual Operated Budget. 
 
D. Changes to Coverage Times, Maintenance Schedules, and Staffing Levels 
 
 Any changes with regards to the staffing levels for the site manager, technician(s), or 

mechanic(s), at the request of the Authority’s Contract Manager will be reflected in the Annual 
Operating Budget.  The Authority may, at its sole discretion, add, reduce, and alter the 
Operator’s staff schedules, coverage periods, and staffing levels, as deemed appropriate.   
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PART E – FORMS Note:   These forms must be submitted with the Bidder’s Bid submittal.  
 
FORM 1 - BIDDER’S CERTIFICATION 

 
I have carefully examined this Port Authority Request for Bids (RFB) which includes scope, requirements for 
submission, general information and the evaluation and award process. 
 
I acknowledge receipt and incorporation of the following addenda, and the cost, if any, of such revisions has been 
included in the price of the bid. 
 

Addendum #  Date:   Addendum #  Date:  

Addendum #  Date:   Addendum #  Date:  
 
I hereby propose to provide the services requested in this bid. I agree to hold pricing for at least 120 days so that 
the Authority will have time to properly evaluate this bid.   

I certify that all information contained in the bid is truthful to the best of my knowledge and belief.  I further 
certify that I am duly authorized to submit this bid on behalf of the company as its agent and that the company is 
ready, willing and able to perform if awarded a contract. 

I further certify, under oath, that this bid is made without prior understanding, agreement, connection, discussion, 
or collusion with any other person, company, or corporation submitting a bid for the same product or service; no 
officer, employee or agent of the Port Authority or of any other Company who is interested in said bid; and that 
the undersigned executed this Bidder’s Certification with full knowledge and understanding of the matters therein 
contained and was duly authorized to do so. 

   
NAME OF BUSINESS  MAILING ADDRESS 

   
AUTHORIZED SIGNATURE  CITY, STATE & ZIP CODE 

 
 

 
NAME, TITLE, TYPED  TELEPHONE NUMBER / FAX NUMBER 

   
FEDERAL IDENTIFICATION #  EMAIL ADDRESS 

State of:  

County of:  
 

This foregoing instrument was acknowledged before me this  day of 

 , 2019, by  , who is personally known to 

me or produced  as identification. 
 
 
Signature of Notary Serial/Commission No. 
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FORM 2 - OFFICIAL BID FORM 
 

 
BID NO. RFB 19-12  BIDDER'S NAME:   

 
 

DATE: MAY 2, 2019 
 

TIME: 2:00 P.M. LOCAL TIME 
 

Purchasing Office 
Lee County Port Authority 
Southwest Florida International Airport 
11000 Terminal Access Road, Suite 8671 
Fort Myers, Florida 33913 
 
Ladies/Gentlemen: 
 
The Undersigned, hereinafter called "BIDDER," having become familiar with the local conditions, nature, and 
extent of the work, and having examined carefully the bid documents, including but not limited to, General 
Information, Special Instructions and Requirements, Specifications and other Contract Documents, and having 
fulfilled bid requirements herein, bidder is to furnish all labor, materials, equipment, and other items, facilities and 
services for the purchase of: 
 

Operation, Management, and Maintenance of the Rental Car Fueling 
System at Southwest Florida International Airport 

 
in full accordance with the specifications prepared in accordance with the requirements of the solicitation and  
contract documents and all other documents related thereto on file in the Purchasing Office and, if awarded the 
contract, to complete the said work within the term specified for the total bid price awarded, which is based on the 
following bid schedule: 
 
The undersigned submits the following Annual Management Fees: 

 
Contract Year 1:    $      
 

 $            
(in writing) 

 
Contract Year 2:    $      
 

 $            
(in writing) 

 
Contract Year 3:    $      
 

 $            
(in writing) 
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Contract Year 4:    $      
 

 $            
(in writing) 

 
 

 
  Total Annual Management Fees  
 for Contract Years 1, 2, 3 and 4:  $      

 
 $            

(in writing) 
 
 
 

 
 
 
 
 
 

 
[THE REMAINDER OF THIS PAGE LEFT INTENTIONALLY BLANK.] 
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FORM 3:  LOBBYING AFFIDAVIT 
 
STATE OF:  
 
COUNTY OF:  
 
 , 

being first duly sworn, deposes and says that he or she is the (sole owner) (general partner) (joint venture partner)  
(president) (secretary) or (authorized representative) (circle one) of   
(bidder), maker of the attached bid and that neither the bidder nor its agents have lobbied to obtain an award of the 
Agreement required by this Port Authority Bid from the Lee County Board of Port Commissioners, members of the 
Airports Special Management Committee, or employees of the Lee County Port Authority, individually or 
collectively, regarding this Port Authority Bids.  The prospective bidder further states that it has complied with the 
federal regulations concerning lobbying activities contained in 31 U.S.C. 1352 and 49 CFR Part 20 and the Lee 
County Lobbying Ordinance, No. 03-14. 
 

 
AFFIANT 

 
 
The foregoing instrument was acknowledged before me on  ,  
by (name of person, officer or agent, title of officer or agent), of 
          (corporation or partnership, if applicable), a 
               (State of incorporation or partnership, if applicable), on behalf of 
the              (Corporation or partnership, if applicable).  He/She is personally 

known to me or has produced  as identification. 
 
 
 

Signature of person taking acknowledgment 
 
 

Name typed, printed, or stamped 
 
 

(Title or rank) 
 
 

Signature of Notary            (Serial or Commission No.) 
 
 
 
 
 

NOTE:  THIS FORM IS REQUIRED FROM ALL BIDDERS 
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FORM 4: PUBLIC ENTITY CRIMES FORM  
  

  
SWORN STATEMENT PURSUANT TO SECTION 287.133(3)(a) FLORIDA STATUTES  
  
A person, affiliate, or corporation who has been placed on the convicted vendor list following a conviction for a 
public entity crime may not submit a bid on a contract to provide any goods or services to a public entity, may not 
submit a bid on a contract with a public entity for the construction or repair of a public building or public work, 
may not submit bids on leases of real property to a public entity, may not be awarded or perform work as a bidder, 
supplier, subcontractor, or consultant under a contract with any public entity, and may not transact business with 
any public entity in excess of the threshold amount provided in Section 287.017, Florida Statutes, for 
CATEGORY TWO for a period of thirty-six (36) months from the date of being placed on the convicted vendor 
list.  
 
The bidder certifies by submission of this form that neither it nor its principals are presently debarred, suspended, 
proposed for debarment, declared ineligible, or voluntarily excluded from participation in this transaction by any 
State or Federal entity, department or agency. 
 
I UNDERSTAND THAT THE SUBMISSION OF THIS FORM TO THE CONTRACTING OFFICER FOR THE 
PUBLIC ENTITY IDENTIFIED IN PARAGRAPH 1 (ONE) ABOVE IS FOR THAT PUBLIC ENTITY ONLY 
AND, THAT THIS FORM IS VALID THROUGH DECEMBER 31 OF THE CALENDAR YEAR IN WHICH IT 
IS FILED.  I ALSO UNDERSTAND THAT I AM REQUIRED TO INFORM THE PUBLIC ENTITY PRIOR TO 
ENTERING INTO A CONTRACT IN EXCESS OF THE THRESHOLD AMOUNT PROVIDED IN SECTION 
287.017, FLORIDA STATUTES FOR CATEGORY TWO OF ANY CHANGE IN THE INFORMATION 
CONTAINED IN THIS FORM.  
 
 
 
BIDDER'S NAME:  
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FORM 5:  BIDDER’S SCRUTINIZED COMPANIES CERTIFICATION 
 
 
Bidder/Proposer/Consultant hereby certifies under penalties of perjury as of the date of this bid, proposal or letter 
of qualifications to provide goods and services to the Lee County Port Authority that it has not been placed on the 
Scrutinized Companies with Activities in Sudan List or the Scrutinized Companies with Activities in the Iran 
Petroleum Energy Sector List as defined in Section 287.135, Fla. Stat., is not engaged in business operations in 
Cuba and Syria; and is not on the Scrutinized Companies that Boycott Israel List or is engaged in a boycott of 
Israel.  
 
I further certify that I am duly authorized to submit this certification on behalf of the company as its agent and that 
the company is ready, willing and able to perform if awarded a contract. 
 
I UNDERSTAND THAT THE SUBMISSION OF THIS FORM TO THE CONTRACTING OFFICER FOR THE 
PUBLIC ENTITY IDENTIFIED IN PARAGRAPH 1 ABOVE IS FOR THAT PUBLIC ENTITY ONLY AND, 
THAT FALSIFICATION OF THIS CERTIFICATION MAY RESULT IN TERMINATION OF THE 
CONTRACT, DEBARMENT OF THE COMPANY FROM SUBMITTING A BID OR PROPOSAL FOR A 
PERIOD OF THREE (3) YEARS FROM THE DATE THE CERTIFICATION IS DETERMINED TO BE 
FALSE, CIVIL PENALTIES, AND THE ASSESSMENT OF ATTORNEY’S FEES AND COSTS AGAINST 
THE COMPANY.  I ALSO UNDERSTAND THAT I AM REQUIRED TO INFORM THE PUBLIC ENTITY 
PRIOR TO ENTERING INTO A CONTRACT OF ANY CHANGE IN THE INFORMATION CONTAINED IN 
THIS FORM.  

  
 __________________________________________________   

           [Signature]  
  
  

Notary Public  
State of __________________ 
County of _________________     
   

Sworn to and subscribed before me this _______ day of _____________________, 20________, 
by ____________________________________________ who produced the following as identification   
_________________________________ (Type of identification) or is personally known to me.  My Commission 
Expires________________. 
 
[stamp or seal] 
 
_____________________________ 
[Signature of Notary Public] 
 
_____________________________ 
[Typed or printed name] 
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FORM 6:  LOCAL PREFERENCE AFFIDAVIT 
 
The firm submitting the attached bid is either (please check one): 
 
 A firm whose principal place of business is located within the boundaries of Lee County, Florida. 

Please identify the firm name and physical address below: 
_____________________________ 
_____________________________ 
_____________________________ 
_____________________________ 
_____________________________  (in Lee County, Florida) 

 
 A firm that has provided goods or services to Lee County or the Lee County Port Authority on a regular 

basis for the preceding consecutive three (3) years and has the personnel, equipment, and materials located 
within the boundaries of Lee County sufficient to constitute a present ability to perform the service or 
provide the goods for this project. 

Please provide the following information: 
 
Number of employees currently working in Lee County full time = _____ 
 
Projects completed in Lee County over the last consecutive three (3) years: 
______________________________ Began in 20___ Completed in 20__ 
______________________________ Began in 20___ Completed in 20__ 
______________________________ Began in 20___ Completed in 20__ 
______________________________ Began in 20___ Completed in 20__ 
______________________________ Began in 20___ Completed in 20__ 
______________________________ Began in 20___ Completed in 20__ 
 
Current Lee County location of equipment, materials and personnel that will be used full time on 
this project: 
_____________________________ 
_____________________________ 
_____________________________ 
_____________________________ 
_____________________________  (in Lee County, Florida) 
 

 A firm whose principal place of business is located within the boundaries of an adjacent county with a 
reciprocal Local Vendor Preference agreement. 

Please identify the firm name and physical address below: 
_____________________________ 
_____________________________ 
_____________________________ 
_____________________________ 
_____________________________ 

 
 Not a Local Vendor as defined by Lee County Ordinance 00-10, as amended by Lee County Ordinance 

Nos. 08-26.and 17-16. 
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FORM 6: LOCAL PREFERENCE AFFIDAVIT (Continued) 
  
 
 _______________________________________ 
 Printed Name 
 _______________________________________ 
 Title  
 _______________________________________ 
 Signature 
 
 
 
Notary Public – State of ___________________ 
County of ______________________________ 
Sworn to and subscribed before me this ______ day of _______________, 20  _____________ 
Personally known ________________________ or produced identification _____________________. 
My Commission Expires _________________ 
(Type of identification) ________________________ 
__________________________________________ 
Printed, typed or stamped commissioned name of Notary Public 
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References  
 
Bidders are required to provide this reference request form to a minimum of three firms with whom they have 
recently completed a similar project.  DO NOT use current Lee County Port Authority employees as 
references.   
 
References ARE NOT to be submitted with Bidder’s Request for Bid package; the firm providing the reference 
will return this form via email directly to the Purchasing Agent listed on the form.   
 
It is the bidder’s responsibility to confirm directly with the requested references that their required forms have been 
submitted. DO NOT contact the Port Authority directly to request if references have been submitted.      
 
1) Bidder to complete:   

a) Section 1 – Reference Respondent information; 
b) Section 2 – Your Firm Name and Project Name 

 
2) Referencing Firm to complete Section 3; complete reference check form, additional pages may be used if 

needed and submit form DIRECTLY to Lee County Port Authority Purchasing Agents email listed on 
form.  References should not be returned by the Consultant. 
 

A minimum of two (2) reference responses are required, where the Bidder has operated, managed, and 
maintained successful continuous or on-call (24/7) aircraft and/or vehicle or related fueling systems at least 
as complex as those requested at the Southwest Florida International Airport during the prior five (5) years. 

 
Failure to have references submitted directly to Lee County Port Authority Purchasing Agents email, on or 
before the due date noted on the Reference Check form, may cause your firm to be considered 
nonresponsive. 
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FORM 7:  PROFESSIONAL REFERENCES  
  

RFP #19-12: OPERATION, MANAGEMENT, AND MAINTENANCE OF THE 
RENTAL CAR FUELING SYSTEM AT   

SOUTHWEST FLORIDA INTERNATIONAL AIRPORT  

 
1. How long have you done business with this company? 

 
 
2. What type(s) of business have you done with this company?  
 
  
3. What is your overall impression of this company’s qualifications? 
 
 

E (Excellent) G (Good) S (Satisfactory) NS (Not Satisfactory) 
 

4. How would you rate the Company’s overall service quality?       

5. How would you rate their supervisors and staffing?  

6. How would you rate their communication? 

7. How would you rate their preventative maintenance program? 

8. How would you rate their responsiveness? 

9. How would you rate their invoicing and reporting process? 

10. WOULD YOU USE THIS COMPANY AGAIN?  

11. Do you have any additional comments regarding the quality of the 
services this company has furnished and performed at your facility? 

 

 

Section 1 Reference Respondent Information – Please Print Legibly Please return completed form to: 

Name & Title:  
 
Purchasing Agent:  Toni A. Elias 

Due Date:  May 1, 2019 

Total # Pages: 

Phone:  239-590-4558   Fax:  239-590-4539 

Email:  taelias@flylcpa.com 

Company:  

Email:  

Phone:  

Section 2                

Firm Name:  

Project Name:  

You or your company has been given as a reference on the project identified above. Please provide responses in Section 3: 
Section 3  

E G S NS 

E G S NS 

E G S NS 

E G S NS 

E G S NS 

E G S NS 

YES NO 
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FORM 8:  BID BOND  
 
SOLICITATION NUMBER RFB 19-12 
 

BID BOND  
 

KNOW ALL MEN BY THESE PRESENTS, that we       as 
(BIDDER'S NAME) 

Principal, and      a Corporation licensed to do business under the laws of the 
(SURETY'S NAME) 

State of Florida as a Surety, are held and firmly bound unto LEE COUNTY PORT AUTHORITY,  
LEE COUNTY, FLORIDA (obligee), in the SUM OF     ($  ) 
for the payment whereof, well and truly to be made, we bind ourselves, our heirs, successors, personal 
representatives and assigns, jointly and severally, firmly, by these presents. 
 
SIGNED AND SEALED this     day of     , 2019. 
 

WHEREAS, said Principal is herewith submitting a bid for:  
 

RFB 19-12, Operation, Management, and Maintenance of the Rental Car Fueling System  
at Southwest Florida International Airport 

 
NOW, THEREFORE, the condition of the above obligation is such that if said Principal shall be awarded the 
contract upon said bid within the specified time and shall enter into a written Contract, satisfactory in form, and 
shall provide an acceptable Performance and Payment Bond from a Surety acceptable to the LEE COUNTY PORT 
AUTHORITY as well as other insurance as may be required to the Port Authority within fifteen (15) calendar days 
after the written Notice of Award date, or within such extended period as the Port Authority may grant, then this 
obligation shall be null and void.  Otherwise, said Principal and Surety shall pay to said Port Authority in money 
the difference between the amount of the bid of said Principal and the amount for which said Port Authority may 
legally contract with another party to perform said work, if the latter amount be in excess of the former, together 
with any expenses and reasonable attorney's fees incurred by said Port Authority if suit be brought hereon, but in 
no event shall said Surety's liability exceed the penal sum hereof plus such expenses and attorney's fees.  For 
purposes of unsuccessful bid protests filed by the Principal herein, this obligation shall bind the Surety to pay costs 
and damages associated with the bid protest or delays to the project upon finding from the Board of Port 
Commissioners for Lee County that the bid protest was frivolous and/or lacked merit.  
 
Witness as to Principal:  (SEAL) 
 (Principal)  
   

 (By)  

Witness as to Surety:  (SEAL) 
 (Surety’s name)  
   

 (By-As Attorney in Fact, Surety)  
 

Affix Corporate Seals and attach proper Power of Attorney for Surety. 



RFB #19-12 Operation, Management, and Maintenance of the Rental Car Fueling System 
at Southwest Florida International Airport  
 

Page 58 of 58 

FORM 9:  OPTIONAL FORM 
 
Note:  This form is optional – The Purchasing Office requests that this form be returned to the purchasing 
office if you are not submitting a bid.  
 

 
NO BID SUBMISSION 

 
 
If you are not submitting a Bid, please indicate the reason(s) by checking any appropriate item(s) listed below and 
return this form to Toni A. Elias, Sr. Purchasing Agent, Lee County Port Authority, 11000 Terminal Access Road, 
Suite 8671, Fort Myers, Florida, 33913 taelias@flylcpa.com, (239) 590-4539 (fax). 
 
We are not responding to this Port Authority Bid for the following reason(s): 
 

 Services are not available through our company 

 Our services do not meet the Scope of Services 

 Circle one - Scope of Services were - 

 
not clearly understood; not applicable; too vague; too rigid; 
Insufficient time allowed for preparation 

 Other reason(s):  
          
How did you learn about this solicitation?  
 

 Public Purchase 
 Word of mouth 

  
 
Name of Firm:  
 
Name of Individual:  
 
Telephone Number:  Fax:  
 
Email Address:  
 
 
DATE:    
 
 
 
 



"EXHIBIT A" Rental Car Fueling System

FY 2015/16
Oct-15

Nov

Dec

Jan-16

Feb
Mar

Apr
May
June

July
Aug
Sept

Contract Fuel Consumption & Delivery Totals FY2015 I (
Budget

1,199
9,742

15,533
18,481
21,761
22,110
12,524
7,108
5,305
1,026

972
571

116,332

Avis
24,888
21,969
19,178
22,977
21,365
31,498
18,397
15,816
15,399
16,554
15,604
14.055

237,700

AIamo National
70,879
74,130
83,048
95,647
99,480

115,660
93,532
66,711
55,172
51,887
46,884

.47,786

900,816

Enterprise

3,457
6,805
7,938
7,684
9,376

20,386
13,165
3,020

729
1,000

73,560

Hertz

44,433
49,084
49,682
57,921
52,334
63,512
48,657
36,157
30,699
34,863
28,911
29.789

526,042

-FY2018 19YTD
Thrifty Dollar

3,436
5,134
9,283

12,707
15,236
22,478
16,292
5,805
3,878
4,391
3,274
1,880

103,794

Totals
148,292
166,864
184,662
215,417
219,552
275,644
202,567
134,617
111,182
109,721
95,645
94,081

1,958,244

Deliveries

176,686
177,391
168,386
233,159
226,709
249,173
203,267
148,874
118,532
117,852
84,547

100,313

2,004,889

FY 2016/17
Oct-16

Nov

Dec

Jan-17

Feb
Mar

Apr
May
June

July
Aug
Sept

Budget
8,095
8,117

11,699
9,371

13,670
15,786
11,422
2,047
3,521
3,132
1,633
3.649

92,142

Avis
17,786
18,291
17,760
20,451
28,668
32,118
23,522
16,521
13,430
14,233
13J98
18.668

234,646

Alamo National

60,679
77,171
85,593
91,309
89,104

102,042
95,595
74,699
55,370
58,181
58,168
43.047

890,958

Enterprise

1,535
4,780
5,525

10,212
12,173
30,109
18,357

223
3,505
2,900

772
8.313

98,404

Hertz

51,212
51,582
67,955
63,830
48,019
59,867
51,359
35,416
27,078
23,193
21,287
26.754

527,552

Thrifty Dollar
3,333
5,113
7,985

11,818
12,531
22,705
18,611
6,596
5,691
5,349
5,471
5.063

110,266

Totals
142,640
165,054
196,517
206,991
204,165
262,627
218,866
135,502
108,595
106,988
100,529
105,494

1,953,968

Deliveries
135,878
167,524
203,604
203,604
195,599
263,618
212,096
136,017

85,082
110,595
119,033
102,150

1,934,800

FY 2017/18
Oct-17

Nov

Dec

Jan-18

Feb
Mar

Apr
May
June

July
Aug
Sept

Budget
7,719

10,124
15,335
15,367
22,476
26,105
15,835
4,131
2,454
2,986
5,385
1,114

129,031

Avis
18,879
19,695
16,245
20,585
25,098
28,615
19,814
16,765
17,103
14,040
10,534
13,108

220,481

Alamo National

63,421
82,733
84,060
97,751

102,102
130,483
110,194
77,596
54,638
58,922
48,131
43,650

953,681

Enterprise

1,790
7,313
7,093

11,737
12,013
14,768
3,449
1,259
1,337

5,572
1,047

67,378

Hertz

39,995
36,538
38,875
41,059
41,272
47,094
37,993
33,070
30,773
27,657
24,894
24,361

423,581

Thrifty Dollar
7,521

11,841
14,314
21,724
24,275
29,968
22,060
12,153
9,493
9 J 00
7,079
3,954

173,482

Totals
139,325
168,244
175,922
208,223
227,236
277,033
209,345
144,974
115,798
112,705
101,595
87,234

1,967,634

Deliveries

126,205
204,220
161,516
229,521
229,815
280,807
229,020
144,274
119,040
84,816
85,023

110,560

2,004,817

FY 2018/19
Oct-18

Nov

Dec

Jan49
Feb
Mar

Apr
May
June

July
Aug
Sept

Budget
5,226
6,443

17,389
7,064

36,122

Avis
17,794
22,512
11,069
26,864

78,239

Alamo National
58,917
69,147
75,213

IOOJ52

304,029

Enterprise

1,174
3,529
6,560

12,968

24,231

Hertz

41,068
48,367
44,433
50,574

184,442

Thrifty Dollar
9,293

12,074
12,149
19,145

52,661

Totals
133,472
162,072
166,813
217,367

679,724

Deliveries

144,594
169,949
161,528
195,467

671,538



Lee County Contract No.

LEE COUNTY PORT AUTHORITY

MANAGEMENT AGREEMENT FOR THE

OPERATION, MANAGEMENT, AND MAINTENANCE OF THE

ON-AIRPORT RENT-A-CAR FUELING SYSTEM

AT SOUTHWEST FLORIDA INTERNATIONAL AIRPORT

(RFB 19-12)

THIS AGREEMENT is entered this _ day

of _, 20 , between the LEE COUNTY PORT

AUTHORITY, a political subdivision and special district of the State of Florida

("Authority"), at 11000 Terminal Access Road, Suite 8671, Fort Myers, Florida, 33913,

and _, a _, ("Operator"),
at , Federal Identification Number

WITNESSETH

WHEREAS, the Authority operates the Southwest Florida International Airport

("Airport") in Fort Myers, Florida and provides for the operation of a Rental Car Fueling

System on the Airport under a series of On-Airport Rent-A-Car Concession Agreements

(collectively, the "Rent-A-Car Concession Agreement") between the Authority and

various On-Airport Rent-A-Car concessionaires, as they currently exist, and such other

concessionaires as may be added or deleted over the term of this Agreement

(collectively the "Fueling Companies"); and
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WHEREAS, Authority desires to enter a Management Agreement for the

operation, management, and maintenance of the Rental Car Fueling System at the

Airport; and,

WHEREAS, the Authority has solicited competitive bids from qualified rental car

and aviation fueling system management companies for the operation, management,

and maintenance of the Rental Car Fueling System; and

WHEREAS, the Operator certifies that it possesses vaiid licenses to do business

in the State of Florida and in Lee County, Florida; and,

WHEREAS, the Operator has reviewed the services required under the

Authority's Request for Bids No. 19-12 and all Addenda, and this Agreement, and

states that it is qualified, willing and able to provide and perform all such services

according to the provisions, conditions and terms below.

NOW, THEREFORE, in consideration of the foregoing and the mutual

consideration described below, the parties agree as follows:

1.0 DEFINITIONS

Addendum or Addenda - means any interpretation, revision or addition to the

Request for Bids (RFB) issued in the form of a written Addendum by the Authority

during the bidding process.

Airport - means Southwest Florida International Airport, located in Lee County,

Florida.

Airport Terminal - means the commercial airline passenger terminal building and

any modifications or additions thereto.
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Annual Operatinci Budget - means the annual budget for maintaining, operating

and managing the Rental Car Fueling System for each Contract Year of the Agreement.

The budget shall include a detailed projection of monthly total fuel consumption and

deliveries, along with allowable operating expenses.

Authority or Port Authority - means the Lee County Port Authority as the

governing body of the Airport.

Bid - means the document requested by the Authority and submitted by the

Operator in accordance with the Request for Bids (RFB).

Bidder - means the individual or business entity submitting a response to the

Request for Bids.

Commencement Date - means the date for commencing operations under this

Agreement at the Airport, October 1,2019.

Contract Year - means the period beginning on the Commencement Date and

ending September 30, 2020, and continuing each twelve-month period thereafter, until

the date of expiration or termination of this Agreement, as may be amended or

extended.

County - means Lee County, a political subdivision of the State of Florida.

Expansion to Renta! Car Fueling System - means any additions, modifications,

enhancements, or adjustments that the Authority determines to be required for the

Rental Car Fueling System or Fueling System.

Extraordinary Cost - means a non-recumng expenditure or obligation that: (1) is

not part of the normal and regular ongoing expense of operating the Fueling System;
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and (2) is not financed in such a way as to be discharged by level monthly payments

spread over a period of more than twelve (12) months.

Fueling System Charge - means the monthly charge payable to the Authority by

the Fueling Companies for the Fueling Companies' use of the Rental Car Fueling

System pursuant to Article 5, Section 5.1(4) of the Rent-A-Car Concession Agreement,

as may be amended, extended, or revised.

Gallon - means a U.S. gallon.

Gallonacie - means the total number of Gallons of Gasoline (or related product,

as approved) dispensed from the Fueling Companies' designated QTA area dispensers

at the Airport during the relevant period. The Galionage of each Fueling Company will

be the total of aii Gasoline dispensed from each respective Fueling Companies' QTA

area dispenser(s) at the Airport during the relevant period.

Gasoline - means the Gaiionage of a Fueling Company for the previous month or

the stated month or series of months under consideration.

Management Agreement or Agreement - means this Management Agreement

between the Authority and the Operator for the non-exclusive right, privilege and

obligation to operate, manage, and maintain the Rental Car Fueling System at the

Airport.

Management Fee - shai! mean the monthly fee paid to the Operator by the

Authority as compensation for the operation, management, and maintenance of the

Rental Car Fueling System at the Airport.
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Monthly Gallonaae - means the Gailonage of a Fueling Company for the

previous month or the stated month or series of months under consideration.

Non-Reimbursabie Expenses - means the following expenses which are

specifically excluded from the Annual Operating Budget and shall be provided by the

Operator;

A. Salaries, costs, and expenses related to legal services, offsite or indirect
audit, accounting, administrative, design, engineering, bookkeeping, and
executive personnel of the Operator.

B. The cost of licenses and permits, fees excluding registration fees for
authorized fleet vehicles, obtained pursuant to existing federal, state,
county or city statute, ordinance, rule or regulation.

C. Internal accounting and audit costs obtained pursuant to existing federal,
state, county or city statute, ordinance, rule, or regulation.

D. Home office travel, home office teiephone/communication expenses,
home office entertainment, travel accommodations, and off site general
office expenses.

E. The cost of any and ail penalties and fines paid by the Operator and its
employees.

F. The cost or expenses of legal representation.

G. The cost of secondary audits as provided for in the Agreement.

H. The cost of any and all bonds, guaranties or Letters of Credit, and the
cost of the insurance requirements set forth herein, except as otherwise
provided for, which the Operator is required to obtain in accordance with
the Agreement.

Any contract negotiation expenses.

J. Financing costs associated with Operator's working capital.

K. Any computer equipment necessary to support Operator's home office
operations within the Airport and as required by this Agreement.
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L. Costs arising or resulting from negligence, disregard, neglect, failure,
carelessness or inattention of Operator or Operator's employees.

M. Operator's cost of funds necessary to pay Operating Expenses prior to
reimbursement by the Authority.

N. The cost of any payments made by the Operator to the Authority related
to the indemnification section of the Agreement.

0. Federal, state, and loca! income, personal and applicable sales use and
personal property taxes incurred by the Operator or individuals of the
Operator, its agents and employees in its operations.

P. Any late payments or interest charges incurred.

Q. Long distance telephone charges not directly related to services provided
under this Agreement, including long distance telephone charges between
the local and home/corporate office and personal calls.

R. Any Operating Expense not included below as a reimbursable item, and
not approved in writing by the Authority.

S. Start up and transition costs related to the commencement of operations
under the Agreement. Expenses related to acquiring, by lease or
purchase, suitable operating/office space required to support operators
under this Agreement, as described in the Request for Bids, to include
associated utilities, taxes, cleaning and maintenance costs.

Operatlnci Expenses - means all direct expenses, without markup, relating to the

direct local operation, management, and maintenance of Rental Car Fueling System at

the Airport.

Operations and Procedures Manual or Manual - means the procedures and

standards for the operation, management, and maintenance of Rental Car Fueling

System at the Airport as prepared by the Operator and approved by the Authority.
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Operator - means the person or legal entity selected by the Authority as the

Operator to provide for the operation, management, and maintenance of Rental Car

Fueling System at the Airport.

Other Products - any material, other than gasoline stored in or put through the

Fueling System for use in connection with the Rental Car Fueling System and for the

benefit of the Fueling Companies.

Reimbursable Expenses - means ail anticipated Operating Expenses to be

incurred by the Operator in the normal operation of the Rental Car Fueling System, and

included in the Annual Operating Budget, including but not limited to, the following:

A. Fueling System On-Site Manager/Supervisor and staff salaries, as
authorized, which are subject to prior approval by the Authority and all
other associated payroll costs, such as payroll taxes, health care program
costs and related benefits, etc.

B. Staffing costs of all other employees whether full-time or part-time that are
necessary to operate the Fueling System Facilities. Any overtime
reimbursement requested from the Authority shall be within the overtime
allowance established in Operator's approved budget and may require an
explanation of the need for such overtime.

C. All payroU taxes and any similar charges, employee benefit costs including
workers' compensation insurance and unemployment insurance, and any

simiiar charges, as approved, relating to salaries and wages under
Subsections A & B above.

D. The cost of uniforms. Any Operator issued articles missing from the
inventory or those not returned upon termination of an employee shall be
non-reimbursable.

E. The cost of training for existing local employees, employee seminars, and
employee mileage claims, as approved by the Authority.

F. Ail materials and supplies, including sales tax and applicable use taxes,
required for such operation, including but not limited to office supplies,
postage, other supplies and sundry items, forms and printing paper.
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G. The cost of utilities that are not directly connected to the Authority's main
meter and telephone service, less any interest or late charges generated
by the late payment from the Operator.

H. The cost of cellular telephones for the On-Site Manager/Supervisor and
staff, as authorized.

I. The cost of any employee bonus or award program, subject to the
Authority's prior written approval.

J. The cost of Jocaf employment screening, hiring, and training of
employees.

K. Cost of repairs and maintenance of the Fueling System and any other
repairs necessary for the direct operation of the Fueling System as
provided for in the Agreement.

L. The cost of acquiring, maintaining, repairing, and fueling all transportation
equipment used in the operation, management and maintenance of the
Rental Car Fueling System by the Operator, including sales and use taxes
and registration.

M. Any capital expense, upon prior approval by Authority, that is deemed
necessary for the direct operation of the Fueling System.

N. The cost of acquiring and maintaining Contractor's Pollution and
Environmental Insurance, as required under this Agreement.

Rental Car Fueling System for Fueling System) - means a system for storing and

transporting unleaded gasoline (or such other fuel or fuels as may be approved by the

Authority in writing), consisting of six (6) 25,000 gallon fuel tanks (150,000 galions total

capacity), oil-water separators, pneumercator bulk inventory and system status

reporting system, bulk delivery unloading and fill port stations, FuelMaster automated

fuel monitoring and reporting system, 96 duplex fuel pumps with breakaway retractable

hoses, and associated doubie-walled piping with low-point lead detection system linking
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the fue! farm with the fuel island(s) in the Fueling Companies' respective QTA fueling

areas, as well as certain other equipment, improvements and/or appurtenances thereon

or as described herein, or as otherwise may be added, subtracted, modified, enhanced,

or placed in stock to support the Fueling System on the Airport.

2.0 SCOPE OF SERVICES AND INCORPORATION BY REFERENCE - Operator

hereby agrees to operate, manage, and maintain the Rental Car Fueling System

at the Airport as described in the Request for Bids and all Addenda; Operator's

Bid, dated _; and any other written clarifications of that Bid

received by Authority prior to the date of this Agreement. The Request for Bids,

aii Addenda, and Operator's Bid are hereby merged into and incorporated by

reference as part of this Agreement. If there are any conflicts between the

terms of this Agreement and the Request for Bids; or between this Agreement

and Operator's Bid; the terms of this Agreement will control.

3.0 TERM - The term of this Agreement is four (4) years commencing October 1,

2019, and expiring September 30, 2023, unless terminated sooner as provided

by this Agreement. At its sole discretion, the Authority may extend this

Agreement for two (2) additional two-year terms under the same terms and

conditions. Authority shall give notice of its desire to extend this Agreement no

later than one hundred twenty (120) days prior to the expiration date of the initial

term of this Agreement or any subsequent term.
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4.0 OPERATIONS AREAS - The Authority grants to the Operator and the Operator

takes from the Authority the right to use and occupy the Rental Car Fueling

System Facilities to perform the services required by this Agreement.

4.1 Operator shall be entitled to use, in common with others, the Operational

Areas, together with ali facilities, equipment, improvements, and services

provided in connection with the Operational Areas for the purpose of

conducting services under this Agreement.

4.2 Operator may not use the assigned Operational Areas for any commercial

or other activity except for the services outlined in this Agreement.

4.3 The Authority reserves the right to expand, contract, or modify the

Operational Areas described above or to create additional fueling system

or related facilities in its sole discretion. Upon completion of any

expansion, contraction, or modification to the fueling system or related

facilities, such facilities shall be included in Operator's services under this

Agreement upon the same terms and conditions.

4.4 The Operator shall not, at any time during the term of this Agreement,

abandon any or all of the Rental Car Fueling System services without prior

written approval from the Authority.

4.5 The Operator shall use the Operational Areas only for purposes

consistent with its responsibilities under this Agreement and for no other

purpose whatsoever. The Operator shall not install any coin or credit

card-operated devices such as pay telephones, vending machines or
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devices, nor install or permit commercial advertising signs or any other

type of concession activity without prior written permission of the

Authority.

4.6 Authority further grants to Operator the right of ingress to and egress from

the Airport over public roadways, subject to all laws, ordinances, rules,

and regulations as presently in effect and as may be established in the

future by the Authority, Lee County, or the State of Florida, as may be

required by Operator's operations. The Authority, or Lee County, may

substitute other means of ingress and egress to the Airport, and may

temporarily or permanently close any entrance or other roadway, from

time to time, during the term of this Agreement.

5.0 OPERATOR'S OBLIGATIONS - The obligations of the Operator with respect to

services authorized under this Agreement shall include, but are not limited to the

following:

5.1 Licenses - The Operator agrees to obtain, and maintain throughout the

term of this Agreement, all such licenses as are required to do business in

the State of Florida and in Lee County, Florida, including, but not limited

to, licenses required by any State board or other governmental agency

responsible for regulating and licensing the services provided and

performed by the Operator.

5.2 Personnel - The Operator agrees that when the services to be provided

and performed relate to service(s) which, under Florida law, requires a
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license, certificate of authorization or other form of legal entitlement to

practice such service(s), to employ and/or retain only qualified personnel

to be in charge of all such services provided under this Agreement.

6.0 PROJECT MANAGERS " The Authority hereby designates its

at 11000 Terminal Access Road, Suite 8671, Fort Myers, Florida, 33913, (239)

to serve as Authority's Contract Manager for this Project. The

Operations Manager for the Operator is _, whose

address and telephone number is

7.0 OPERATOR AN INDEPENDENT CONTRACTOR - The Operator is an

independent contractor and is not an employee or agent of the Authority.

Nothing in this Agreement shai! be interpreted to establish any reiationship other

than that of an independent contractor between the Authority and the Operator,

its employees, agents, subcontractors, or assigns, during or after the

performance of this Agreement.

8.0 INSURANCE - Operator must furnish proof of insurance acceptable to the

Authority. A copy of the Operator's current insurance certificate verifying the

Operator's insurance coverage must be submitted upon execution of this

Agreement. The minimum required insurance coverage is not intended to, and

shal! not in any manner, limit or reduce liabilities and obligations assumed by the

Operator, its agents, employees, or subcontractors.

Draft for Discussion Purposes Only - 12

Port Authority Attorney's Office
April 1,2019

EXHIBIT "B"



Operator shall furnish the following coverages either through existing policies or

by virtue of a specific project policy, with deductible limits acceptable to the

Authority:

8.1 Commercial General Liability and Umbrella Liability Insurance - The

Operator shall carry limits of insurance no less than the following.

Insurance coverage shall include iiabiiity arising from independent

contractors and contractual liability. Uniess otherwise approved in

advance, limits of iiabiiity carried by subcontractors to the Operator shall

be the same as required of Operator.

Bodily Injury/Property Damage $ 2,000,000 Each Occurrence
Products/Completed Operations $ 2,000,000 Each Occurrence
Personal Injury & Advertising injury $ 2,000,000 Each Occurrence
General Aggregate $ 5,000,000 Annually
Excess Liability $10,000,000 Annually
Fire Legal LiabiHty $ 2,000,000
Medical Payments $ 50,000
Employee Dishonesty and Fidelity $ 1,000,000

The Lee County Port Authority shali be named as an additional insured on

the General Liability policy. The Operator's insurance will be primary and

include a waiver of subrogation, by both Operator and its insurers, in favor

or the Authority. Any work performed Airside will require a minimum of

$5,000,000.00 in liability coverage. The insurance provided will include

coverage for all parties employed by the Operator. At the discretion of

the Authority, a!! insurance limits may be reevaluated and increased or
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decreased at the sole discretion and at any time during the term of the

Agreement.

8.2 Business Auto Liability Insurance - Operator shall carry a Business Auto

Liability Policy, which includes contractual liability, with a Bodily Injury &

Property Damage Limit not less than $5,000,000 each accident. Such

coverage shall cover liability arising out of the use of any automobile

(including owned, hired, and non-owned autos). The Lee County Port

Authority shall be an additional insured on the Business Auto policy. A

waiver of subrogation by both Operator and its insurers, in favor or the

Authority, is required for this coverage.

8.3 Contractor's Pollution and Environmental Liabiiitv - Operator shall carry

Contractor's Pollution and Environmental Liability insurance with limits no

iess than $5,000,000.00. The Lee County Port Authority shall be named

as an additional insured or certificate hoider on all coverages.

8.4 ProfessionaLJ-iabilitv (as aporopriate) - $2,000,000.00 Each

Occurrence/Aggregate.

8.5 Workers Compensation - Workers Compensation and Employer's Liability

insurance in an amount required by Florida state law. Employer's

Liability limits of at least the following are required:

Per Employee $1,000,000
Per Employee $1,000,000 (Disease)
Policy Limit $1,000,000 (Disease)
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A waiver of subrogation by both Operator and its insurers, in favor of the

Authority, is required for this coverage. Operator's insurance certificate

should note any exceptions.

Upon executing this Agreement, Operator shali furnish to the Authority a

properly executed certificate of insurance. The appointed insurance

agent or carrier shaii be duly licensed to provide coverage and honor

claims with Florida. All certificates shall reference this Agreement and

evidence and provide for written notice to the Authority prior to the

cancellation or material change of any policies.

Failure of the Authority to demand such certificates or other evidence of

full compliance with these insurance requirements or failure of the

Authority to identify a deficiency from evidence that is provided shall not

be construed as a waiver of the Operator's obligation to maintain such

insurance. Operator shall furnish certified copies of any or all insurance

policies required above within ten (10) days of the Authority's written

request for said copies.

The Operator wiil be responsible for acts or omissions arising out of the

operations of any subcontractor, independent contractor or material

supplier providing services or materials at the Operator's direction. The

Operator will furnish the Authority's Risk Manager with a list of all

subcontractors and independent contractors prior to the beginning work

on Authority property or for the benefit of the Authority. Unless otherwise
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approved in advance, limits of liability coverage carried by subcontractors

to the Operator shail be the same as required of the Operator. The

Operator shali require and ensure that ali subcontractors and independent

contractors carry insurance as required of the Operator.

8.6 Lapse in Coverage - Should at any time Operator not maintain the

insurance coverages required in this Agreement, Authority may cancel the

Agreement, or at its sole discretion, be authorized to purchase such

coverages and charge Operator for such coverage purchased. The

Authority shail be under no obligation to purchase such insurance, nor

shall it be responsible for the coverage purchased or the insurance

company/companies used. The decision of Authority to purchase such

insurance coverage shall in no way be construed to be a waiver of its

rights under this Agreement.

9.0 COMPENSATION AND METHOD OF PAYMENT

9.1 Rental Car Fueling System Management and Operation Services - The

Authority shall pay the Operator for all requested and authorized services

completed in the amount and according to the procedures set out in the

Request for Bids and the Operator's Bid.

Contract Years 1-4 Management Fee.................. $_

9.2 Payment When Services Are Terminated at the Convenience of the

Authority - In the event of termination of this Agreement for the

convenience of the Authority, the Authority shaii compensate the Operator
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for: (1) all services performed prior to the effective date of termination;

(2) reimbursable expenses then due; and (3) reasonable expenses

incurred by the Operator in effecting the termination of services and work.

9.3 Payment When Services Are Suspended - in the event the Authority

suspends the Operator's services or work on ail or part of the services

required by this Agreement, the Authority shall compensate the Operator

for all services performed prior to the effective date of suspension and any

reimbursable expenses then due along with any reasonable expenses

incurred or associated with, or incurred as a result of, such suspension.

9.4 Non-Entitiement to Anticipated Fees in the Event of Service Termination,

Suspension, Elimination, Canceilation and/or Decrease in Scope of

Services - In the event the services required under this Agreement are

terminated, canceled, or decreased due to; (1) termination; (2)

suspension in whole or in part; and (3) and/or are modified by the

subsequent issuance of Amendment(s) to this Agreement; the Operator

shall not be entitled to receive compensation for anticipated fees; profit,

general and administrative overhead expenses or any other anticipated

income or expense which may be associated with the services which are

terminated, suspended, eliminated, canceled or decreased.

10.0 ASSIGNMENT, TRANSFER AND SUBCONTRACTS - The Operator shall not

assign or transfer any of its rights, benefits or obligations hereunder, except for

transfers that result from the merger or consolidation of Operator with a third
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party. Operator may subcontract small portions of the work required hereunder

to subcontractors with prior written approval of the Authority.

11.0 MAINTENANCE OF RECORDS - Operator will keep adequate records and

supporting documentation which concern or reflect its services hereunder. The

records and documentation will be retained by Operator for a minimum of five (5)

years from the date of termination of this Agreement, or any extension to this

Agreement. Authority, the Federal Aviation Administration, the Comptroller

General of the United States or any duly authorized agents or representatives of

any of them shall have the right to audit, inspect and copy all such records and

documentation as often as they deem necessary during the period of this

Agreement and during the period of five (5) years thereafter; provided, however,

such activity shall be conducted only during normal business hours.

12.0 PUBLIC RECORDS - COMPLIANCE WITH SECTION 119.0701. FLORIDA
STATUTES

To the extent Operator is "acting on behaif" of Authority in providing services

under this Agreement, Operator specifically acknowledges its obligations to

comply with Section 119.0701, Florida Statutes, with regard to public records,

and shall:

12.1 Keep and maintain public records that ordinarily and necessarily would be

required by the Authority in order to perform the services required under

this Agreement;
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12.2 Upon request from the Authority, provide the Authority with a copy of the

requested records or allow the records to be inspected or copied within a

reasonable time at a cost that does not exceed the cost provided in

Chapter 119, Florida Statutes, or as otherwise provided by law;

12.3 Ensure that public records that are exempt or confidential and exempt

from public records disclosure requirements are not disclosed, except as

authorized by law; and

12.4 Meet all requirements for retaining public records and transfer, at no cost

to the Authority, ail public records In possession of Operator upon

termination of this Agreement and destroy any duplicate public records

that are exempt or confidential and exempt from public records disclosure

requirements. All records stored electronically must be provided to the

Authority in a format that is compatible with the information technology

system of the Authority.

IF THE OPERATOR HAS QUESTIONS REGARDING THE
APPLICATION OF CHAPTER 119, FLORIDA STATUTES, TO
THE OPERATOR'S DUTY TO PROVIDE PUBLIC RECORDS
RELATING TO THE CONTRACT, CONTACT THE
CUSTODIAN OF PUBLIC RECORDS AT (239) 590-4504,
11000 TERMINAL ACCESS ROAD, STE. 8671, FORT
MYERS, FL 33913, PUBUCRECORDS®FLYLCPA.COIVI,
HTTPS://FLYLCPA.COM/PUBLICRECORDSREQUESTS.

13.0 PUBLIC RECORDS EXEMPTIONS

Operator agrees not to divulge, furnish or make available to any third person,

firm or organization, without Authority's prior written consent, or unless incidental
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to the proper performance of Operator's obligations hereunder, or in the course

of judicial or legislative proceedings where such information has been properly

subpoenaed, any non-public information concerning the services to be rendered

by Operator hereunder. Operator shall require all of its employees, agents, and

subcontractors to comply with the provisions of this Article, and acknowledges

that any information concerning its services may be exempt from disclosure

under the Florida Public Records Law as follows:

13.1 Airport Security Plans - The Southwest Florida International Airport

security plan, and other critical operational materials designated by the

Authority, are exempt from disclosure as public records under Section

331.22, Rorida Statutes (2001).

Operator agrees not to divulge, furnish, or make available to any third

person, firm, or organization, without the Authority's prior written consent,

the airport security plan, or any photograph, map, blueprint, drawing, or

similar material that depicts critical operational information; and also any

threat assessments; threat response plans; emergency evacuation plans;

shelter arrangements; security manuals; emergency equipment; and

security training that the Authority determines couid jeopardize airport

security if generally known.

13.2 Buiiding Plans - Operator further acknowledges that Section

119.071(3)(b), Florida Statutes (2005), exempts building plans, blueprints,

schematic drawings, and diagrams depicting internal layouts and
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structural elements of a public building from the disclosure requirements

of the Florida Public Records Law.

Operator agrees not to divulge, furnish, or make available to any third

person, firm, or organization, without the Authority's prior written consent,

any of the documents or materials listed above, and shall require ali of its

employees, agents, and subcontractors to comply with the provisions of

this section.

13.3 Airport Security Systems - Section 281.301, Florida Statutes, exempts

information relating to the security systems for any property owned by or

leased to the Authority and information relating to the security systems for

any privateiy-owned or leased property which is in Authority's possession,

including all records, information, photographs, audio and visual

presentations, schematic diagrams, surveys, recommendations, or

consultations or portions thereof relating directly to or revealing such

systems or information, and all meetings relating directly to or that would

reveal such systems or information, are confidential and exempt from

disclosure.

Operator agrees not to divulge, furnish, or make available to any third

person, firm, or organization, without the Authority's prior written consent,

any of the documents or materials listed above, and shall require ail of its

employees, agents, and subcontractors to comply with the provisions of

this section.
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14.0 OWNERSHIP OF DOCUMENTS

Upon completion or termination of this Agreement, all records, documents,

tracings, pians, specifications, maps, evaluations, reports and other technical

data, other than working papers, prepared or developed by Operator or

consultants to Operator under this Agreement, shall be delivered to and become

the property of Authority. Operator may retain copies thereof for its files and

internal use.

15.0 COMPLIANCE WITH TAXES. LICENSES. PERMITS. AND RULES

15.1 Operator shall comply and cause its subcontractors to comply with all

municipal, state and federal laws, applicable national and local codes, the

Authority's rules and regulations applicable to work conducted under this

Agreement including compliance with Authority's Airport Master Security

Plan, and the Operator shali obtain ai! necessary permits, pay all required

fees and taxes and otherwise perform its services in a legal manner.

15.2 Operator shall obtain the appropriate security badges in accordance with

the Airport Security Plan and procedures as applicable and necessary.

All security badges are the property of the Authority. Operator is

responsible for all security badges issued to its employees or any

subcontractor's employees. Operator must agree to pay the Authority

$25 per badge for any badge not returned within thirty (30) days of the

date an employee leaves Operator's empioyment or ceases work at the

Airport or the date this Agreement is terminated or expires.
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15.3 As between the Operator and the Authority, the Authority agrees to pay, in

addition to the prices herein quoted, the amount of any tax based upon

the transfer, use, ownership, or possession of the equipment to which this

Agreement relates, imposed by any iaw enacted after the date of the

Agreement or imposed upon the Authority by an existing law. By so

agreeing, the Authority does not in any way admit the validity of any such

tax.

15.4 Operator's personnel shall immediately report all accidents or unusual

incidents occurring on the Airport premises to the Authority

Communications Center and Operations Department. Unusual or

catastrophic events involving personnel or equipment covered by the

Agreement shall be documented by a written report to the Authority

detailing the circumstances surrounding the event and the actions taken

or to be taken by the Operator. The written report shall be provided no

more than five (5) days after the event.

15.5 The Operator shall use all reasonable care consistent with its rights to

manage and control its operation, and shall not employ any persons, use

any labor, use or have any equipment, supplies or materials or permit any

condition to exist which may cause, or be conducive to, any complaint,

trouble, dispute or controversy which interferes or is likely to interfere with

the operation of the Airport or with other Airport employees or Contractors.

The Authority may reject any of Operator's employees if the employee is
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deemed to be unsuitable to work at Southwest Florida International

Airport, and the Operator shall immediately replace said empioyee.

15.6 If any type of strike, boycott, picketing or work stoppage is directed

against the Operator at the Airport, which results in the discontinuance of

services performed hereunder, the Authority shai! have the right during

said period to, by itself or by any third person or persons, perform said

services and invoice the Operator for any costs in excess of the agreed

prices. Operator will not be paid for any services not performed. The

Authority will prorate payments for work completed by Operator but not

invoiced by the Operator up until the time of any work stoppage.

15.7 The prevailing minimum wage rates under the Agreement must be posted

above each time clock in both the English and Spanish languages.

15.8 Ali bulletins and general information for the benefit of the employees must

be posted in both the English and Spanish languages.

16.0 INDEMNIFICATION - The Operator agrees to be liable for, and shall indemnify,

defend and hold Lee County and the Authority and their respective

commissioners, officers, employees and agents, harmless from any and all

claims, suits, judgments or damages, losses and expenses, including court

costs, expert witness and professional consultation services, and attorneys' fees

arising out of the Operator's errors, omissions, and/or negligence in providing

services under this Agreement, claims arising from, including acts of the
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Authority, except where such claims are attributable to the sole negligence of the

Authority.

17.0 PERFORWIANCE GUARANTY - A performance bond, letter of credit, or a

cashier's check, made payable to the Lee County Port Authority Board of Port

Commissioners, shall be provided in the amount of two hundred-fifty thousand

dollars ($250,000.00), within fifteen (15) calendar days from the date of written

notice of award. The performance guaranty assures that the Operator wili

promptly compiete the work in accordance with the terms of this Agreement. An

acceptable from of a Performance Bond is attached as Exhibit "A."

18.0 PAYMENT GUARANTY - A separate payment bond, letter of credit, or a

cashier's check, payable to the Lee County Port Authority Board of Port

Commissioners, shall be provided in the amount of twenty-five thousand dollars

($25,000.00), within fifteen (15) calendar days from the date of written notice of

award. The payment guaranty assures that the Operator will promptly pay in full

all bills and accounts for materials and labor used in the completion of the work.

An acceptable form of a Payment Bond is attached as Exhibit "B."

19.0 APPLICABLE LAW - This Agreement shall be governed by the laws, rules and

regulations of the State of Florida, or the laws, rules, and regulation of the United

States when providing services funded by the United States government.

20.0 F.AA. NONDISCRIMINATION CLAUSE - The Operator, for itself, its successors

in interest, and assigns, as part of the consideration hereof, does hereby

covenant and agree that in the furnishing of services to the Authority hereunder,
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no person on the grounds of race, color, national origin, disability, age or sex

shall be excluded from participation in, denied the benefits of or be otherwise

subjected to discrimination in the furnishing of services under this Agreement in

the award and performance of any DOT-assisted contract or in the

administration of Authority's D.B.E. program or the requirements of 49 CFR Part

26.

21.0 F.A.A. DISADVANTAGED BUSINESS ENTERPRISE (D.B.E. CLAUSE) - The

Operator as subrecipient (of Authority) or subcontractor shall not discriminate on

the basis of race, color, national origin or sex in the performance of this contract.

The Operator shall carry out applicable requirements of 49 CFR Part 26 in the

award and administration of DOT-assisted contracts. Failure by the Operator to

carry out these requirements is a material breach of this contract, which may

result in the termination of this contract or such other remedy as the recipient

(Authority) deems appropriate.

22.0 WAIVER OF BREACH - No waiver by Authority at any time of any of the terms,

conditions or covenants of the Agreement, or noncompliance therewith, shall be

deemed or taken as a waiver at any time thereafter of the same or any other

term, condition, covenant or agreement herein contained, nor of the strict and

prompt performance thereof by Operator. No delay, failure or omission of

Authority to exercise any right, power, privilege or option arising from any default

nor subsequent payment of charges then or thereafter accrued, shall impair any
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such right, power, privilege or option, or be construed to be a waiver of any such

default or relinquishment thereof or acquiescence therein.

23.0 SECURING AGREEMENT

Operator warrants that it has not empioyed or retained any company or person,

other than a bona fide employee working solely for Operator, to solicit or secure

this Agreement and that Operator has not paid or agreed to pay any person,

company, corporation, individual or firm, other than a bona fide employee

working solely for Operator, any fee, commission, percentage, gift or any other

consideration contingent upon or resulting from the award or making of this

Agreement. Operator shall sign the Tmth-in-Negotiation Certificate attached

hereto and made a part hereof as Exhibit C. The original Agreement price and

any additions thereto shall be adjusted to exclude any sums by which Authority

determines the Agreement price was increased due to inaccurate, incomplete, or

noncurrent wage rates and other factual unit costs.

24.0 CONFLICT OF INTEREST

Operator represents that it presently has no interest and shall acquire no

interest, either direct or indirect, which would conflict in any manner with the

performance of the Work required hereunder. Operator further agrees that no

persons having any such interest shall be employed to perform those services.

25.0 WAIVER OF CLAIMS - Operator hereby waives any ciaim against the Lee

County Port Authority, or Lee County, Florida, and their respective officers,

agents or employees for loss of anticipated profits caused by any suit or
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proceedings directly or indirectly attacking the validity of the Request for Bids,

the Bid evaluation or award or this Agreement or any part thereof, or by any

judgment or award in any suit or proceeding declaring the Bid process or this

Agreement null, void, or voidable, or delaying the same, or any part hereof, from

being carried out.

26.0 TIME OF THE ESSENCE - Time is expressed to be of the essence of this

Agreement.

27.0 CONTRACT MADE IN FLORIDA - This Agreement has been made in and shal!

be construed in accordance with the laws of the State of Florida. All duties,

obligations and liabilities of Authority and Operator are expressly set forth herein

and this Agreement can only be amended in writing signed by both parties, it is

agreed that the venue of any action brought under this Agreement shall be in

Lee County, Florida.

28.0 DEFAULT AND TERMINATION - Except as otherwise provided herein, in the

event that:

(a) The Operator fails to keep, perform and observe each and every covenant

and agreement set forth in this Agreement and such failure shall continue

for a period of more than five (5) days after delivery to the Operator of a

written notice of such breach or default; or

(b) The Operator's occupational or business license shall terminate or

Operator shal! fail to furnish the Authority with any performance guaranty
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or evidence of insurance as required by the Request For Bids or this

Agreement for any reason; or

(c) The Operator shall become insolvent, or shall take the benefit of any

present or future insolvency statute, or shall make a general assignment

for the benefit of creditors, or file a voluntary petition in bankruptcy or a

petition or answer seeking an arrangement for its reorganization, or the

readjustment of its indebtedness under the federal bankruptcy laws, or

under any other law or statute of the United States or any State thereof or

shall consent to the appointment of a receiver, trustee or liquidator of all or

substantially all of its property; or

(d) The Operator shall have a petition under any part of the federal

bankruptcy laws, or an action under any present or future insolvency laws

or statute, fiied against it, which petition is not dismissed within fifteen (15)

days after the filing thereof; then, the Lee County Port Authority, in its

discretion, shall have the right to terminate this Agreement for default,

which termination shall be effective twenty-four (24) hours after written

notice of such termination is given to the Operator. In the event that the

Authority terminates this Agreement for default, the Operator shall receive

compensation earned to the date of termination (but the Authority shall

have the right to offset its damages and any amounts owed by the

Operator to the Authority against any amount owed to Operator).

Operator shall not be compensated for any profits earned or claimed after
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the receipt of the Authority's Notice of Termination by default. The

Authority's election to terminate this Agreement for Operator's default

shall in no way be construed to limit the Authority's right to pursue and

exercise any other remedy available to it pursuant to the terms of the

Agreement or otherwise provided by law or equity.

(e) Notwithstanding anything else herein contained, the Lee County Port

Authority may terminate this Agreement in whole or in part at any time for

its convenience by giving the Operator sixty (60) days written notice, in

that event, the Operator shall proceed to complete any part of the Work,

as directed by the Authority and shall settle all its claims and obligations

under the Agreement, as directed by the Authority.

(f) The Operator may request that this Agreement be terminated by

submitting a written notice to the Authority dated not iess than one

hundred and twenty (120) calendar days prior to the requested

termination date and stating the reason(s) for such a request. However,

the Authority reserves the right to accept, or reject, the termination

request submitted by the Operator, and no such termination request

submitted by the Operator shall become effective until Operator is

notified, in writing, by the Authority of Its acceptance.

29.0 AIR OPERATIONS AREA (AOA) SECURITY MAINTENANCE - Employees of

the Operator or subcontractors who must work full or part time within the
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Secured Area/Air Operations Area (AOA) at the Southwest Florida International

Airport must qualify for and obtain the appropriate Airport-issued identification

badges which must be worn at all times while within the aforementioned areas.

Badges shall be worn on outer, uppermost garments so as to be dearly visible in

order to distinguish, on site, employees assigned to a particular Operator.

Badges shail be issued individually. Drivers of delivery or hauling vehicles will not

require badges but must be under the continuous escort of a properly badged

employee while within the Secured Area/AOA. The Operator and/or

subcontractors), as applicable, shall be required to execute a Letter of

Agreement with the Airports' Police Department for the purpose of the following:

(a) They will be responsible for any other persons in their employment

including subcontractor and their employees, and material suppliers.

(b) Employees issued the temporary 1.D. badge wii! be restricted to the

immediate area of the work. The Airports' Police Department will issue

an eight-hour (8) temporary I.D. to contractor's employees should they

leave their issued I.D. (unescorted access) at home. Employees that lost

or forgot their issued I.D. may not be escorted within the Secured

Area/SIDA/AOA.

(c) Any employee of the Operator or subcontractor found outside their area of

work shall be removed from that area. The Operator or subcontractor

may not be permitted to utilize this individual for any further work on

Airport(s) property, as determined appropriate by the Authority.

Draft for Discussion Purposes Only - 31 -

Port Authority Attorney's Office

April 1,2019

EXHIBIT "B"



(d) Any badged employee of the Operator found outside their area of work by

an FAA or TSA Security Inspector, and causing a fine to be assessed

against the Airport, shall be responsible for the payment of the fine.

Operator shall be jointly liable for the payment of any fine assessed and

the Service Agreement may be subject to termination.

(e) Operator and subcontractors are responsible for control of I.D. badges

issued to their employees. Employees who quit or are terminated must

return their cards to their respective supervisor. The respective Operator

and/or subcontractors must return the l.D. badges to the Airports' Police

Department within twenty-four (24) hours of receipt. It shall be the

contractor's responsibiiity to notify the Authority Police Department

immediately at the moment of awareness of any employee who has

terminated their employment. The Authority Police Department may be

reached by calling (239) 590-4810. The Operator is also responsible for

submitting a letter, on company letterhead, regarding the status of the

employee. This letter is to be directed to the Authority Police Department

and is to be submitted within twenty-four (24) hours of the termination.

(f) The Operator and subcontractors will be required to obtain additional

access privileges and media to work in the Federal Inspection Station

(FiS), including the International Arrivals Building (IAB) and the !n-Transit

Lounge (ITL). This access and the conditions and requirements thereof
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are administered directly by U.S. Customs and Border Patro! (C&BP) at

the Southwest Florida International Airport.

30.0 PARKING - The Authority will provide free parking at a place or place(s)

designated by the Authority for all on-site Operator personnel directly engaged in

the performance of the Agreement.

31.0 NOTICE REGARDING PUBLIC ENTITY CRIMES - Section 287.133(3)(a),

Florida Statutes, (1995), requires the Authority to notify Bidder/Lessee/Tenant of

the provisions of Section 287.133(2)(a), Florida Statutes.

Section 287.133(2)(a), Florida Statutes, prohibits a person or affiliate who has

been placed on the convicted vendor list maintained by the Florida Department

of Management Services following a conviction for a public entity crime from:

(a) Contracting to provide goods or services to a public entity.

(b) Submitting a bid on a contract for construction or repair of a public
building or public work.

(c) Submitting bids on leases of real property to a public entity.

(d) Being awarded or perform work as a contractor, supplier, subcontractor,
or consultant under a contract with any public entity in excess of
$10,000.00.

The prohibitions listed above apply for a period of thirty-six (36) months from the

date a person or an affiliate is placed on the convicted vendor list.

32.0 HEADINGS " The headings of the Articles, Sections, Exhibits, and Attachments

as contained in this Agreement are for the purpose of convenience oniy and
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shall not be deemed to expand, limit or change the provisions contained in such

Articles, Sections, Exhibits and Attachments.

33.0 ENTIRE AGREEMENT - This Agreement, including the referenced Exhibits and

Attachments, constitutes the entire Agreement between the parties and shall

supersede ail prior agreements or understandings, written or oral, relating to the

matters set forth herein.

34.0 NOTICES AND ADDRESS

34.1 NOTICES BY OPERATOR TO AUTHORITY - All notices required and/or

made pursuant to this Agreement to be given to the Operator to the

Authority shall be in writing and shai! be given by the United States Postal

Service, to the following Authority address of record:

LEE COUNTY PORT AUTHORITY
11000 Terminal Access Road, Suite 8671
FortMyers,FL33913
Attention: Airport Executive Director

34.2 NOTICES BY AUTHORITY TO OPERATOR - All notices required and/or

made pursuant to this Agreement to be given by the Authority to the

Operator shall be made in writing and shall be given by the United States

Postai Service, to the following Operator's address of record:

Attention:
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34.3 CHANGE OF ADDRESS - Either party may change its address by written

notice to the other party given in accordance with the requirements of this

Article.

35.0 AMENDMENTS - The terms and provisions contained in this Agreement may be

amended, in writing, by the Agreement of both parties. In the event of any

conflicts between the requirements, provisions and/or terms of the Agreement

and any written Amendment(s), the requirements, provisions and/or terms of the

latest executed Amendments) shall take precedence.

36.0 IVIODIFICATIONS - Modifications to the terms and provisions of this Agreement

shall only be va!id when issued in writing as a properly executed Amendment(s)

or Supplemental Task Authorlzation(s). In the event of any conflicts between

the requirements, provisions, and/or terms of this Agreement and any written

Amendments) or Supplemental Task Authorization(s), the latest executed

Amendments) or Supplemental Task Authorization(s) shall take precedence.

37.0 ACCEPTANCE - Acceptance of this Agreement shall be indicated by the

signature of the duly authorized representative of the parties in the space

provided.

IN WITNESS WHEREOF, the parties have executed this Agreement effective

the day and year first written above.

ATTEST: CHARLIE GREEN
Clerk of the Circuit Court

By:.
Deputy Clerk
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By:_
Chair or Vice Chair
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APPROVED AS TO FORM:

By:.
Port Authority Attorney's Office

Signed, Sealed and Delivered
in the presence of: OPERATOR

Witness

Witness

SEAL

Signature

By:.
Printed Name

Title
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EXHIBIT "A"
PERFORMANCE BOND

LEE COUNTY CONTRACT NO,
BOND NO.

PERFORMANCE BOND

KNOW ALL MEN BY THESE PRESENTS: That
, Contractor, located at
, telephone number [Telephone Number of Contractor], as Principal, and
, as Surety, located at,

(Business Address), telephone number ( )
are held and firmly bound unto the Lee County Port Authority, Lee County,
Florida, 11000 Terminal Access Road, Suite 8671, Fort Myers, Florida, 33913,
telephone number (239) 590-4800, as Obligee and contracting public entity, in
the sum of
($ . ), lawful money of the United States, for the payment
whereof we bind ourselves, our heirs, executors, personal representatives,

successors and assigns, jointly and severaliy, firmly by these presents.

The owner of the property being improved is Lee County, Florida, Post Office
Box 398, Fort Myers, Florida, 33902, telephone number (239) 533-21 11.

WHEREAS, Principal has entered into a contract (hereinafter "the Contract")

dated the _ day of _, 20_, with Obligee for the
Maintenance, Operation, and Management of Parking Facilities and Shuttle
Services at the Southwest Florida International Airport Project in accordance with
the conditions and provisions further described in the aforementioned contract,
which is by reference made a part hereof.

WHEREAS, the property to be improved is located at:

11000 Terminal Access Road, Fort Myers, Fiorida, 33913.

The improvements covered by the Contract is generally described as:,
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THE CONDITIONS OF THIS BOND are that if Principal

1. Fully, promptly, and faithfully performs the Contract at the times and in the
manner prescribed in the Contract, and

2. Pays Obligee any and all losses, damages, costs and attorney's fees that
Obligee sustains because of any default by Principal under the Contract,
including, but not limited to, a!! delay damages incurred by Obligee; and

3. Performs the guarantee of all work and materials furnished under the
Contract applicable to the work and materials, then this bond is void;
otherwise it remains in full force.

4. The Surety, for value received, hereby stipulates and agrees that no
changes, extensions of time, alterations or additions to the terms of the
Contract or other work to be performed hereunder, or the specifications
referred to therein shal! in anyway affect its obligation under this bond,
and it does hereby waive notice of any such changes, extension of time,
alterations or additions to the terms of the Contract or to work or to the
specifications.

5. In no event shall the Surety be liable in the aggregate to Obligee for more
than the penalty of its performance bond regardless of the number of suits
that may be filed by Obligee.

IN WITNESS WHEREOF, the above bounden parties have executed this
instrument under several seals this _ day of _, 20_, the
name and corporate seal of each corporate party being hereto affixed and these
presents duly signed by its undersigned representative, pursuant to authority of its
governing body.

PRINCIPAL:

BY:
Authorized Signature (Principal)

Printed Name

Title of Person Signing Above

38-

EXHIBIT "B"



STATE OF _))ss

COUNTY OF _)
I HEREBY CERTIFY that on this day, before me, an officer duly authorized in the

State aforesaid and in the County aforesaid, to take acknowledgments, personally
appeared before me
, who is personally known to me or who has produced
as identification, and who acknowledged that he/she executed the foregoing instrument
freely and voluntarily for the uses and purposes expressed herein.

WITNESS my hand and official seal in the County and State last aforesaid this_

day of _, 20_.

BY:

Signature of Notary

Printed Name of Notary
(SEAL)

Notary Public State of

My Commission Expires

Commission Number

As Attorney in Fact (Attach Power)

Printed Name

Agency Name

Agency Mailing Address

Agency Telephone Number
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STATE OF _))ss

COUNTY OF _)
i HEREBY CERTIFY that on this day, before me, an officer duly authorized in the

State aforesaid and in the County aforesaid, to take acknowledgments, personally
appeared before me
, who is personally known to me or who has produced
as identification, and who acknowledged that he/she executed the foregoing instrument
freely and voluntariiy for the uses and purposes expressed herein.

WITNESS my hand and officia! seal in the County and State last aforesaid this,

day of _, 20_.

Signature of Notary

Printed Name of Notary

(SEAL)
Notary Public State of

My Commission Expires

Commission Number:
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EXHIBIT "B"
PAYMENT BOND

LEE COUNTY CONTRACT NO.
BOND NO.

PAYMENT BOND

BY THIS BOND, We,
, Contractor, located at

, telephone number ( ) _, (hereinafter called the
"Principal"), and
, (hereinafter called the "Surety"), located at
, telephone number ( ) _, a surety insurer chartered and
existing under the laws of the State of _ and
authorized to do business in the State of Florida, are held and finniy bound unto the
LEE COUNTY PORT AUTHORITY, Lee County, Florida, as principal contracting entity,
11000 Terminal Access Road, Suite 8671, Fort Myers, Florida, 33913, telephone
number (239) 590-4800 (hereinafter calied the "Obligee") in the sum of^
($_), for payment of which we bind ourselves, our heirs,
personal representatives, successors, and assignees, Jointly and severally.

The owner of the property being improved is Lee County, Florida, P.O. Box 398,
Fort Myers, Florida, 33902, telephone number (239) 533-2111 .

WHEREAS, the property to be improved is located at 11000 Terminal Access
Road, FortMyers, Florida, 33913.

WHEREAS, the Principal and Obligee have reached a mutual agreement
(hereinafter referred to as the "Contract") as of _, 20_, (the
Contract date) for the purpose of providing maintenance, operation, and management
of parking facilities and shuttle services at the Midfield Terminal Complex at the
Southwest Florida international Airport, said Contract being made a part of this Bond by
this reference.

A. NOW THEREFORE, THE CONDITION OF THIS BOND IS THAT IF THE
PRINCIPAL:

1. Shall promptiy make payments to all claimants as defined in Section
255.05(1), Florida Statutes, supplying the Principal with labor, materials, or
supplies, used directly or indirectiy by the Principal in the prosecution of the
work provided for in the Contract; and
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2. Shai! pay the Obligee for all losses, damages, expenses, costs, and
attorney's fees, including those resulting from appellate proceedings, that the
Obligee sustains because of a default by the Principal under the Contract in
regard to payment for such labor, materials, or supplies furnished to the
Principal; then this Bond is void; otherwise, this Bond remains in full force and
effect.

B. BE IT FURTHER KNOWN:

1. Any changes in or under the Contract and compliance or noncompliance with
any formalities connected with the Contract or alterations which may be made
in the terms of the Contract, or in the work to be done under it, or the giving
by the Obligee of any extension of time for the performance of the Contract,
or any other forbearance on the part of the Obligee or Principal to the other,
shall not in any way release the Principal and the Surety, or either or any of
them, their heirs, personal representatives, successors or assigns from
liability hereunder, notice to the surety of any such changes, aiternations,
extensions or forbearance being hereby waived.

2. Certain claimants seeking the protection of this Bond by instituting an action
for payment must timely comply with the strict requirements set forth in
Section 255.05, Florida Statutes, and specifically the notice and time
limitations contained in Section 255.05 (2), Florida Statutes, and otherwise
provided by law.

3. As concerns payment for labor, materials and supplies, as affects certain
claimants, no legal action shall be instituted against the Principal or Surety on
this Bond after one (1 ) year from the performance of labor or the completion
of delivery of the materials or supplies as is specifically mandated pursuant to
Section 255.05, Florida Statutes.

THIS BOND DATED _ day of _, 20_, (the date of issue
by the Surety or by the Surety's agent and the date of such agent's power-of-attorney).

ATTEST PRINCIPAL:

By:.
Witness Authorized Signature (Principal)

Witness Printed Name

Title of Person Signing Above

OR
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Witness
BY:

As Attorney in Fact (Attach Power)

Witness Printed Name
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STATE OF

COUNTY OF )
)ss.

I HEREBY CERTIFY that on this day, before me, an officer duly authorized in the
State aforesaid and in the County aforesaid, to take acknowledgments, personally
appeared before me
who is personally known to me or who has produced
as identification, and who acknowledged that he/she executed the foregoing instrument
freely and voluntarily for the uses and purposes expressed herein.

WITNESS my hand and official seal in the County and State last aforesaid this

day of _, 20_.

(SEAL)

ATTEST

Notary Public, State of

Printed Name of Notary^

Commission Number:

My Commission Expires:

Printed Name:

Business Address:

Witness Authorized Signature

Witness Printed Name

OR

Witness As Attorney in Fact (Attach Power)

Witness Printed Name

-44-

EXHIBIT "B"



STATE OF

COUNTY OF

Agency Name

Agency Mailing Address

Agency Telephone Number

)ss.

I HEREBY CERTIFY that on this day, before me, an officer duly authorized in the
State aforesaid and in the County aforesaid, to take acknowledgments, personally
appeared before me
who is personally known to me or who has produced
as identification, and who acknowledged that he/she executed the foregoing
instrument freely and voluntarily for the uses and purposes expressed herein.

WITNESS my hand and official seal in the County and State last aforesaid this

day of _, 20_.

(SEAL)

Signature of Notary

Notary Public State of

My Commission Expires

Commission Number:

Notary Public, State of

Printed Name of Notary
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EXHIBIT "C"

RENTAL CAR FUELING SYSTEM ILLUSTRATIONS
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Rental Car Fueling System Overview
Rental Car Fueling System Management Agreement

Drawing 1
Created Jan. 2010
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5/2/2019 Detail by FEI/EIN Number

DIVISION OF CORPORATIONS

\,i r/iy'jjoi. oi

^fe^/^r9 Cui^uiwnu^'^
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Department of State / Division of Corporations / Search Records / Detail By Document Number /

Detail by FEI/EIN
Foreign Profit Corporation

Number

SWISSPORT FUELING INC.

Filing Info rmation

Document Number

FEI/EIN Number

Date Filed

State

Status

Last Event

AMENDMENT

Event Date Filed

Event Effective Date

Principal Address

45025 AVIATION DRIVE
SUITE 350
DULLES,VA20166

Changed: 04/23/2007

Mailing Address

45025 AVIATION DRIVE
SUITE 350
DULLES,VA20166

Changed: 04/23/2007

P09196

54-0642003

02/21/1986

DE

ACTIVE

NAME CHANGE

07/24/2000

NONE

Registered Agent Name & Address

CORPORATION SERVICE
1201 HAYS STREET
TALLAHASSEE, FL 32301

COMPANY

Name Changed: 04/05/1999

Address Changed: 04/23/2007

Qfficer/Di rector Detail

Name & Address

Title Secretary

search.sunbiz.org/lnquiry/CorporationSearch/SearchResultDetail?inquirytype=FeiNumber&directionType=1nitial&searchNameOrder=540642003P0919... 1/3



5/2/2019 Detail by FEI/EIN Number
04/18/2014 " ANNUAL REPORT

04/19/2013 - ANNUAL REPORT

04/05/2012 -. ANNUAL REPORT

04/19/2011 " ANNUAL REPORT

04/07/2010 " ANNUAL REPORT

04/07/2009 - ANNUAL REPORT

03/31/2008 - ANNUAL REPORT

04/23/2007 - ANNUAL REPORT

04/11/2006 -- ANNUAL REPORT

02/04/2005 - ANNUAL REPORT

03/29/2004 - ANNUAL REPORT

03/24/2003 " ANNUAL REPORT

04/08/2002 - ANNUAL REPORT

04/10/2001 - ANNUAL REPORT

07/24/2000 - Name Change

04/28/2000 - ANNUAL REPORT

05/10/1999 - ANNUAL REPORT

04/05/1999 - Reg. Agent Change

04/15/1998-ANNUAL REPORT

05/15/1997 " ANNUAL REPORT

05/01/1996-ANNUAL REPORT

05/01/1995 - ANNUAL REPORT

View image in PDF format

View image in PDF format

View image in PDF format

View image in PDF format

View image in PDF format

View image in PDF format

View image in PDF format

View image in PDF format

View image in PDF format

View image in PDF format

View image in PDF format

View image in PDF format

View image in PDF format

View image in PDF format

View image in PDF format

View image in PDF format

View image in PDF format

View image in PDF format

View image in PDF format

View image in PDF format

View image in PDF format

View image in PDF format

search.sunbi2.org/[nquiry/CorporationSearch/SearchResultDetail?Jnquirytype=FeiNumber&directionType=lnitia)&searchNameOrder=540642003P0919... 3/3
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From: Name:

Department:

Fax Number:

Voice Phone:

Lee County Tax Collector
2480 Thompson Street
Fort Myers , FL 339U1

www.leetc.com

Kirstin Fiint
Customer Support

To: Name:

Company:

Fax Number:

# of Pages;

2397686697

123976S6697
3

Fax Notes:
Florida has a very broad public records law. Most written communication to or from Tax Collector employees are

considered to be public records and will be made available to the public and the media upuu request. Under Florida law;

e-mail addresses arc public records. ff you do not want your e-mail address released in response to a public records

requeiiL, do not send eiech'omc mail to this entity. Instead, contact this office by phone or in writing.

The Lee County TiDc Collector's offlceii are open Monday thru Friday ^:30 am to 5:OU pm except for holiday clusings.

Please visit our web-site atwww.1eetc.com for additional information.

Date and time of transmission: 05-08-2019 11:17 AM

Number of pages including this cover slicct: -TotalPagcs'
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v&ecot^

Tax CoSSs^tor'^̂
S-f

^
^ofFV^0

Local Business Tax Receipt

Dear Business Owner:

Your 2018-2019 Lee County Local Business Tax Receipt is attached below for account number 0801485.

If there is a change in one of the following, refer to the instructions on the back of this receipt.

• Business name

• Ownership

• Physical location
• Business closed

This is not a bill. Detach the bottom portion and display in a public location.

I hope you have a successful year.

Sincerely,

^̂
^-•i

Lee County Tax Collector

^
2018 - 2019

LEE COUNTS LOCAL BUSmESS TAX RECEIPT

Account Number: 0801485 Account Expires: September 30, 2019

Location:

11000 TERMINAL ACCESS RD STE 8670
FT MYERSFL 33913

SERVISAIR
SERVISAIRUSAINC
45025 AVIATION DR STE 350
DULLESVA20166

May engage in the business of:

BUSINESS SERVICE

THIS LOCAL BUSINESS TAX RECEIPT IS NON REGULATORY

Payment Information:

PAID 493954-33-1 10/01/2018 01:20 PM

$50.00
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CHANGES TO YOUR LOCAL BUSINESS TAX ACCOUNT

Change of Business Name and/or Ownership:
Submit a new Local Business Tax Application
Submit other required documents, If applicable (e.g. Fictitious Name Registration, State or County License, etc,
Submit a Bill of Sale (if changing ownership)
A 10% transfer fee applies to ownership changes
The Lee County Property Appraiser's office should be notified of any change in the business name and/or
ownership

Change of Location:
• Submit a new Local Business Tax Application

• Obtain zoning approval, or provide a copy of a city local business tax receipt, if relocating from:
• Commercial to Commerciai
• Commercial to Residential
• Residential to Commercia!

• A 10% transfer fee applies to location changes
• The Lee County Property Appraiser's office should be notified of any change in business location

Tangible Taxes:
Tangible Personal Property Tax Returns must be filed with the Property Appraiser's office by Apri! 1 st of each
year Contact the Property Appraiser's office 239.533.6140.

Closing Your Business:
If you are closing or no longer In business, the owner/qualifier must do the following:

• Sign, date and submit the Out of Business Affidavit below
• File a Tangible Disposition Letter form with the Property Appraiser, www.leepa.orgorcali239.533.6140

to avoid receiving future tangible tax notices

!f you plan to liquidate your merchandise, contact our office at 239.533.6000 for instructions on obtaining a
Going Out of Business Permit.

Information/Questions: call 239,533,6000 or visit our officia! website at www.leete.com.

Out of Business Affidavit

Tangible Personal Property Account Number for the business:

The business named on the reverse side of this notice ceased operations and disposed of the assets by: Account No: 0901485

|—| Retention for personal use || Scrapped, junked, or likewise disposed of, etc.

Date Sold: Purchase Price:

Complete the buyer information below:

Name: Phone Number;
Addrc.oa:

Ail of the tangible assets were | | were not | | sold to the purchaser.

Owner/Qualifier Name Phone Number Date Closed

Street or PO Box Number (your current mailing address)

City/State/Zip Signature of Owner/Qualifisr

Return this Out of Business Affidavit to; Lee County Tax Collector, PO Box 1549, Fort Myers, FL 33902-1549



Lee County Tax Collector - Print Results Page 1 of 1

Business Tax Account Information .'-!'Ki-
.Saawlt.^:

SERVISAIR
11000 TERMINAL ACCESS RD STE 8670

Business

Account

Description

Year

Account is paid current.

FT MYERSFL 33913
(239)768-6696
0801485
BUSINESS SERVICE
SERVISAIRUSA1NC
45025 AVIATION DR STE 350
DULLESVA20166

Outstanding Balance Due as of 5/8/2019

Year Processed

200811/19/2007
2009 8/28/2008
20108/17/2009
2011 8/23/2010
20128/22/2011
2013 8/2/2012
2014 8/7/2013
2015 9/29/2014
20168/31/2015
20179/26/2016
2018 10/2/2017
2019 10/1/2018

12 match(es)

Additional Options:

eNotif\

• Payments

As Paid

11/19/2007
8/28/2008
8/17/2009
8/23/2010
8/22/2011
8/2/2012
8/7/2013
9/29/2014
8/31/2015
9/26/2016
9/29/2017
9/28/2018

Made

Amount Paid

$50.00

$50.00

$50.00

$50.00

$50.00

$50.00

$50.00

$50.00

$50.00

$50.00

$50.00

$50.00

Amount

$0.00

https: //www. leetc. com/ncp/search_detail.« 5/8/2019



WillisTowersWatson U'n.l

CERTIFICATE OF INSURANCE
Issued on behalf of Insurers by

WiIIis of Texas - Global Aviation
920 Memorial City Way; Suite 500

Houston, TX 77024
Telephone (713) 961-3800, Fax (713) 961-0069

This is to certify to:

Lee County Port Authority
11000 Terminal Access Road #8671
Fort Myers, FL 33913-8899

^r
<r-7- /y

/T.^

(Sometimes referred to herein as the Certificate Holder(s))

that the Insurers listed below, each for their own part and not one for the other, are providing the following
insurance:

NAMED INSURED:

NAMED INSURED'S

ADDRESS:

POLICY PERIOD:

SWISSPORT INTERNATIONAL LTD and/or their associated and subsidiary
and affiliated companies including Inter Alia, SWISSPORT NORTH AMERICA
HOLDINGS, INC, SWISSPORT NORTH AMERJCA, INC, SWISSPORT
HOLDINGS, INC., SWISSPORT CFE, INC., SWISSPORT FUELING, INC.,
SWISSPORT FUEUNG OF NEVADA, INC., SWISSPORT CORPORATION,
SWISSPORT USA, INC, DAPSCO, INC., HALLMARK AVIATION
SERVICES, L.F., SWISSPORT CARGO HOLDINGS, INC, SWISSPORT
CARGO SERVICES, INC., SWTSSPORT CARGO SERVICES, L.P,
SWISSPORT LOUNGE, LLC, SWISSPORT CANADA HANDLING, INC.,
AKA MANUTENTION SWISSPORT CANADA, INC, BWID, LLC,
SWISSPORT SAUSA, LLC, fka SERVISAIR USA LLC; GLOBAL GROUND
SERVICES INC.; SERVISAIR AMERICAS, LLC; SWISSPORT SA, LLC, fka
SERVISAIR LLC; SERVISAIR INC.; SERVISAIR DEICING SERVICES
INC.; SERVISAIR LEASING CORP.; SWISSPORT SA FUEL SERVICES,
LLC, fka SERVTSAIR FUEL SERVICES LLC; SERVTSAIR FUEL LEASING
CORP.; AND GLOBEGROUND FUEL SERVICES INC. for their respective
rights and interests hereinafter the insured

SWISSPORT NORTH AMERICA HOLDINGS, WC.

45025 Aviation Dr.
Dulles,VA20166
USA

From 30 November 2018 to 30 November 2019 both days inclusive at Greenwich

Mean Time

The insurance extends to include SERVISAIR USA Inc.

And/or their associated subsidiary or affiliated companies
From 23rd December 2013

SVUSA 232a Lee County



WillisTowersWatson l«lililil

PAGE TWO

INSURANCE COVERAGES:

GEOGRAPHICAL LIMITS:

LIMITS OF LIABILITY:

USE OF VEHICLES INSURED:

Aviation Liability Insurance (including Premises, Proudcts, Compluted
Operations, Hangarkeepers and Contractual Liability, Combined Single Limit

Bodily Injm-y, Property Damage including Passengers) and Cargo Legal

Liability.

Worldwide

Note: Aggregate Limits may be reduced due to paid claims

As respects Aviation Liability Insurance to cover the Insured's Legal Liability

arising out of their Aviation Operations for a Sum Insured of not less than a

Combined Single Limit (Bodily Injury/Property Damage) USD10,000,000 any
one occurrence and in the aggregate in respect of Products Legal Liability.

includmg Grounding Legal Liability which is limited to USD10,000,000 any one
grounding and in the aggregate.

However, the following sublimits apply as part of and not in addition to the limit

stated above:

As respects War and Allied Perils are covered in accordance with Extended

Coverage Endorsement AVN52E, as contained in the policy, with paragraph 3
subject to a sub-Umlt of USD10,000,000 any one occurrence and in the annual

aggregate.

As respects Personal Injury to third parties other than passengers not less

than US$10,000,000 any one occurrence, any one offense, in the aggregate
annually.

Solely as respects Aviation Liability Insurance: Any automobile and/or

ground mobile equipment operated by the Named Insured on restricted airport

premises.

Coverage is subject to:-
Date Recognition Exclusion Clause AVN2000A
Date Recognition Limited Coverage Clause AVN2001A
Date Recognition Limited Coverage Clause AVN2002A

CONTRACT(S): Into-Plane Fueling Services Agreement with Lee County Port Authority (RSW)

SECURITY (the "Insurers")

As respects Aviation Liability:

Insurer/Address PoUcv Number

Alllanz Global Corporate and Specialty (Primaiy US$250,000,000) A1PR000573318AM

SVUSA 232a Lee County



WillisTowersWatson UTU

Several Liablitv Notice

The subscribing insurers obligations under contracts of insurance to which they subscribe are several and not joint and are

limited solely to the extent of their individual subscriptions. The subscribing insurers are not responsible for the subscription
of any co-subscribing insurer who for any reason does not satisfy all or part of its obligations.

SPECIAL PROVISIONfS)

Subject always to the scope of the policies noted above and the policies' declarations, insuring agreements, terms, conditions,

limitations, exclusions, deductibles warranties and endorsements remaining paramount: Solely as respects: (i) the Coverage(s)

noted above; (ii) the Contract(s) (and then only to the extent of the Named Insured's obligation to provide insurance under the terms of

the Contract s)); and (iii) the operations of the Named Insured; the following provision(s) apply(les):

As respects Liability Coverage(s): Lee County Port Authority, its employees, elected officials, agents and

representatives are hereby named as Additional Insureds. However, no party shall be included as an Additional Insured as
respects is legal liability as manufacturer, repairer, supplier or servicing agent of the Equipment or any part thereof.

Solely as respects Liability Coverage(s): This insurance is primary and without right of contribution from any other
insurance as may be carried by the Additional Insureds.

As respects All Coverage(s): Insurers waive their rights of subrogation against the Additional Insureds but only to the

same extent that the Named Insured has waived its rights of recovery against and/or indemnified the Additional Insureds

in the Contract(s)

As respects All Coverage(s): In the event of cancellation or material change of the policies by Insurers, which would
adversely affect the interests of the Additional Insureds, Insurers agree that such cancellation or change shall not be

effective as to the Additional Insureds until thirty (30) days (seven (7) days or such shorter period as may be customary in
the case of War Risks and Allied Perils Insurance and Extended Coverage Endorsement (Aviation Liabilities) / ten (10)
days in the event of cancellation due to non-payment of premium) after issuance of notice to the Certificate Holder(s).

As respects each Certificate Holder(s) respective interests, this Certificate of Insurance shall automatically terminate upon the

earlier of: (i) Policy expiration; (ii) Cancellation of the policies prior to policy expiration, as notified to the Certificate
Holder(s) as required herein; (ui) termination of the Contract(s); and/or in the case of physical damage insurance relating to
those Certificate Holder(s) who have an insurable interest in the Equipment as of the date of issuance of this Certificate of
Insurance: Termination of the Named Insured's and/or the Certificate Holder(s) insurable interest in the Equipment,

This Certificate of Insurance is issued as a summary of the insurances under the policies noted above and confers no rights

upon the Certificate Holder(s) as regards those insurances other than those provided by the policies. The undersigned has

been authorized by the above insurers to issue this certificate on their behalf and is not an insurer and has no liability of any

sort under the above policies as an insurer as a result of this certification.

DATE OF ISSUE: May 7, 2019

AUTHORIZED REPRESENTATIVE:

Willis of Texas, Inc.

Global Aviation

SVUSA 232a Lee County

























































































11. RECOMMENDED APPROVAL

DEPUTY EXEC 
DIRECTOR 

Gary E. DuncanGary E. DuncanGary E. DuncanGary E. Duncan    

COMMUNICATIONS 
AND MARKETING 

Victoria B. Victoria B. Victoria B. Victoria B. 
MorelandMorelandMorelandMoreland    

OTHER 

N/AN/AN/AN/A    

FINANCE 

Brian W. Brian W. Brian W. Brian W. 
McGonagleMcGonagleMcGonagleMcGonagle    

PORT ATTORNEY 

Gregory S. Gregory S. Gregory S. Gregory S. 
HagenHagenHagenHagen    

EXECUTIVE DIRECTOR 

Jeffrey A. MulderJeffrey A. MulderJeffrey A. MulderJeffrey A. Mulder    

12. SPECIAL MANAGEMENT COMMITTEE
RECOMMENDATION:

APPROVED 
APPROVED as AMENDED 
DENIED     
OTHER 

13. PORT AUTHORITY ACTION:

APPROVED 
APPROVED as AMENDED 
DENIED 
DEFERRED to 
OTHER 

BOARD OF PORT COMMISSIONERS 
OF THE 

LEE COUNTY PORT AUTHORITY 
1. REQUESTED MOTION/PURPOSE: Request Board approve a First

Amendment and Extension to Service Provider Agreement for
Elevator and Escalator Maintenance and Repair at Southwest Florida
International Airport, with KONE, Inc., extending the initial term of
Contract No. 7511 for a combined additional four (4) years as
provided for in the original Agreement.

2. FUNDING SOURCE:  General Operating Revenues collected during
the normal operation of RSW, Account WJ5422941200.503490, Other
Contracted Services, contingent upon approval of associated annual
operating budgets.

3. TERM:  October 1, 2019 to September 30, 2023
4. WHAT ACTION ACCOMPLISHES: Extends Lee County Contract No.

7511 with KONE, Inc., for Elevator and Escalator Maintenance and
Repair at the Airport for two (2) additional two-year extension periods
for a combined additional four (4) years, as provided for in the
original Agreement.

5. CATEGORY: 6. 
Consent Agenda

6. ASMC MEETING DATE: 6/11/2019

7. BoPC MEETING DATE:  6/27/2019

8. AGENDA:

CEREMONIAL/PUBLIC PRESENTATION 

X CONSENT 

ADMINISTRATIVE 

9. REQUESTOR OF INFORMATION:
(ALL REQUESTS)
NAME  Gary Duncan

 DIV.     Aviation 

10. BACKGROUND:

On September 8, 2016, the Board awarded RFB 16-13, Elevator and Escalator Maintenance and Repair at Southwest 
Florida International Airport, to KONE, Inc., to furnish and perform maintenance, repair, and related services for the 
airport’s vertical transportation systems made up of fourteen (14) elevators and twelve (12) escalators within the terminal 
building and six (6) elevators within the parking garage.  Throughout the term of the agreement, KONE, Inc. has 
performed elevator and escalator repair and maintenance services in a consistent and satisfactory manner. 

The First Amendment and Execution to the Service Provider Agreement for Elevator and Escalator Maintenance and 
Repair at Southwest Florida International Airport authorizes an extension of the initial term of this Agreement by 
exercising both of the two (2) year extension option periods, as provided for in the original Agreement.  The First 
Amendment provides for continued comprehensive elevator and escalator maintenance, repair, emergency callout, 
inspection, code compliance, project and related services. 



Background (continued) 

 

Staff has successfully negotiated the contract amendment and extension with KONE, Inc., to include a revised 
compensation schedule as provided in the contract extension agreement.  Service fees increased 6.87% while the 
remaining terms and conditions of the contract are unchanged.  Staff recommends approval to provide continued 
elevator and escalator maintenance, repair, project and related services at Southwest Florida International Airport.  
 
 
Attachment:  
(1) First Amendment and Extension to Lee County Port Authority Service Provider Agreement Southwest Florida 
International Airport RFB 16-13. 
 

 



Vendor No. 106206

Contract No. 7511

FIRST AMENDMENT AND EXTENSION TO

LEE COUNTY PORT AUTHORITY

SERVICE PROVIDER AGREEMENT

SOUTHWEST FLORIDA INTERNATIONAL AIRPORT

RFB 16-13

THIS FIRST AMENDMENT AND EXTENSION AGREEMENT is entered into this

day of_, 2019, between the LEE COUNTY PORT AUTHORITY, a

political subdivision and special district of the State of Florida ("Authority"), located at

11000 Terminal Access Road, Suite 8671, Fort Myers, Florida, 33913, and KONE, INC.,

a Delaware corporation ("Provider"), authorized to do business in the State of Florida

and located at 1440 Rail Head Boulevard, Suite #4, Naples, Florida, 34110, Federal

Identification Number 36-2357423, amending and extending the term of the Service

Provider Agreement for Escalator and Elevator Maintenance and Repair Services for

the Southwest Florida international Airport dated September 8, 2016 (the "Agreement").

WITNESSETH

WHEREAS, the Parties entered into a Service Provider Agreement for Escalator

and Elevator Maintenance and Repair Services for the Southwest Florida International

Airport ("Airport"), Lee County Contract 7511, on Septembers, 2016; and,

WHEREAS, the Parties desire to extend the initial term of the Agreement, which

expires on September 30, 2019, by exercising both of the two (2) year extension options

provided in the Agreement upon execution of this Amendment Agreement; and,



WHEREAS, Provider has reviewed the Scope of Services required under this

First Amendment and Extension Agreement and states that it is qualified, willing and

able to furnish and perform all such services according to the provisions, covenants and

terms of the Agreement; and

WHEREAS, the parties further desire to amend and replace Attachment "C",

Compensation Schedule, to establish revised compensation rates for the entire four (4)

year extension term of the Agreement and to further amend the Agreement as provided

below.

NOW, THEREFORE, in consideration of the foregoing and the terms and

provisions as contained herein, and the mutual consideration described below, the

parties agree to amend the correspondingly numbered section of the Agreement as

follows:

1. Section 4.0 - Term, of Agreement is amended to read:

Subject to earlier termination as provided in the Agreement, the parties

agree that the Authority may exercise both options to extend the initial

term of the Agreement, for a tota! extended term of an additional four (4)

years, subject to the same terms and conditions as those applicable to the

initial term, except as specifically amended in this First Amendment and

Extension Agreement. The term of the Agreement is extended from

October 1, 2019, until September 30, 2023.

The remaining terms of Section 4.0 shall remain in full force.

2. Section 8.0 Compensation and Method of Payment is amended to read:

Commencing October 1, 2019, the Compensation Schedule set out in

-2-



Attachment "C-1", which is attached and incorporated by reference, will

supersede the Pricing Schedule set out in Attachment "C" and will apply to

Provider's services during the entire extended term of the Agreement.

The remaining terms of Section 8.0 shall remain in full-force.

3. The Agreement is further amended to add the following Sections:

24.0 NOND1SCRIMINATION CLAUSE

Pursuant to Title 49, Code of Federal Regulations, Department of

Transportation, Subtitle A, Office of the Secretary, Part 21,

Nondiscrimination in Federally Assisted Programs of the Department of

Transportation-Effectuation of Title VI of the Civil Rights Act of 1964, the

Restoration Action of 1987, the Florida Civil Rights Act of 1992, and as

said Regulations may be amended, the Contractor/Consultant must

assure that "no person in the United States shall on the basis of race,

color, national origin, sex, creed or disability be excluded from

participation in, be denied the benefits of, or be othen/vise subjected to

discrimination under any program or activity," and in the selection and

retention of subcontractors/subconsultants, including procurements of

materials and leases of equipment.

The contractor will not participate directly or indirectly in the discrimination

prohibited by the Acts and the Regulations, including employment

practices when the contract covers any activity, project, or program set

forth in Appendix B of 49 CFR Part 21.

-3-



25.0 GENERAL CIVIL RIGHTS CLAUSE

The Provider agrees to comply with pertinent statute, Executive Orders

and such rules as are promulgated to ensure that no person shall, on the

grounds of race, creed, color, national origin, sex, age, or disability be

excluded from participating in any activity conducted with or benefiting

from Federal assistance.

This provision binds the Provider and subcontractors from the bid

solicitation period through the completion of the contract. This provision is

in addition to that required by Title Vf of the Civil Rights Act of 1 964.

26.0 E-VERIFY CLAUSE

Provider agrees that it will enroll and participate in the U.S, Department of

Homeland Security's E-Verify Program for Employment Verification in

accordance with the terms governing use of the Program. The Provider

further agrees to provide the Authority with proof of such enrollment within

thirty (30) days of the date of the Agreement. Once enrolled, Provider

agrees to use the E-Verify Program to confirm the employment eligibility

of:

26.1. All persons employed by Provider during the term of this

Agreement

26.2. All persons, including contractors and subcontractors,

assigned by the Provider to perform work or provide services under

the Agreement.

-4-



Provider further agrees that it will require each contractor or subcontractor

performing work or providing services under the Agreement to enroll in

and use the U.S. Department of Homeland Security's E-Verify Program for

Employment Verification to verify the employment eligibility of all persons

employed by the contractor or subcontractor during the term of the

Agreement.

Provider agrees to maintain records of its participation and compliance

with the provisions of the E-Verify Program, including participation by its

contractors and subcontractors as provided above, and to make such

records available to the Authority or other authorized state or federal

agency consistent with the terms of the Agreement.

Compliance with the terms of this Section is made an express condition of

this Agreement, and the Authority may treat failure to comply as a material

breach of the Agreement and grounds for immediate termination.

27.0 WAIVER OF BREACH

Waiver by either party of a breach of any provision of the Agreement shall

not be deemed to be a waiver of any other breach and shall not be

construed to be a modification of the terms of this Agreement.

28.0 TERMINATION OR SUSPENSION

28.1 Provider shall be considered in material default of the Agreement

and such default will be considered cause for Authority to terminate the

Agreement, in whole or in part, as further set forth in this section, for any

of the following reasons: (a) failure to begin work under the Agreement

-5-



within the times specified, or (b) failure to properly and timely perform the

semces as directed by Authority as provided for in the Agreement, or (c)

the bankruptcy or insolvency or a general assignment for the benefit of

creditors by Provider, or (d) failure to obey laws, ordinances, regulations

or other codes of conduct, or (e) failure to perform or abide by the terms

or spirit of the Agreement, or (f) for any other just cause. Authority may

so terminate this Agreement, in whole or in part, by giving Provider seven

(7) calendar days written notice.

28.2 If, after notice of termination of the Agreement, it is determined for

any reason that Provider was not in default, or that its default was

excusable, or that Authority was not entitled to the remedies against

Provider provided herein, then Provider's remedies against Authority shall

be the same as and limited to those afforded Provider under paragraph

8.0 of the Agreement.

28.3 Authority shall have the right to terminate the Agreement, in whole

or in part, without cause upon thirty (30) calendar days written notice to

Provider. In the event of such termination for convenience, Provider's

recovery against Authority shall be limited to that portion of the fee earned

through the date of termination, together with any retainage withheld and

any costs reasonabiy incurred by Provider that are directly attributable to

the termination, but Provider shall not be entitled to any other or further

recovery against Authority, including, but not limited to, anticipated fees or

profits on work not required to be performed.

-6-



Provider may request that the Agreement be terminated by submitting a

written request to Authority not less than one hundred twenty (120) days

prior to the requested termination date and shai! state the reason for the

request. Authority reserves the right to accept or reject the termination

request, and the termination request will not be effective until Provider

receives Authority's written approval of the request.

28.4 Upon termination, Provider shall deliver to Authority all original

papers, records, documents, drawings, models, and other material set

forth and described in this Agreement.

28.5 Authority shall have the power to suspend all or any portions of the

services to be provided by Provider hereunder upon giving Provider two

(2) calendar days prior written notice of such suspension. If all or any

portion of the services to be rendered hereunder are so suspended,

Provider's sole and exclusive remedy shall be an extension of time to its

schedule.

29.0 TERMINATION UNDER SECTION 287.135, F.S.

Notwithstanding any provision of the Agreement to the contrary, Authority

will have the option to immediately terminate the Agreement, in the

exercise of its sole discretion, if Provider is found to have submitted a

false certification under Section 287.135(5), F.S., or has been placed on

the Scrutinized Companies with Activities in Sudan List; Scrutinized

Companies with Activities in the Iran Petroleum Energy Sector List; is

-7-



engaged in business operations in Cuba or Syria; or is on the Scrutinized

Companies that Boycott Israel List or is engaged in a boycott of Israel.

4. The remaining provisions of the Agreement are in ful! force and effect as if set

forth in this First Amendment and Extension Agreement in fuli.

IN WITNESS WHEREOF, Authority and Provider have executed these presents

day of_, 2019.this

ATTEST: LINDA DOGGETT
Clerk of Circuit Court

BOARD OF PORT COMIVIISSIONERS
LEE COUNTY, FLORIDA

By:
Deputy Clerk

By: „
Chair or Vice Chair

APPROVED AS TO FORM:

Signed, Sealed, and Delivered
in the presence of:

U^t/ Os}//^
Witness

m^JU-. &.^
Witness

SEAL

By:_
Port Authority Attorney's Office

KONE, INC., PROVIDER

Printed Name
7^//Mel/m^

Title



ATTACHMENT C-1

COMPENSATION SCHEDULE

Terminal Passenger & Service Elevators 1-14 (KONE? KCM831 Hydraulic Elevators)

A. Preventative Maintenance (PM) Service and Inspections Performed During
Regular Operating Hours:

UNIT ID MONTHLY UNIT COST TOTAL ANNUAL COST

Eievator #1
Eievator #2
Elevator #3
Elevator #4
Elevator #5
Elevator #6
Elevator #7
Elevator #8
Elevator #9
E!evator#10
Elevator #11
Elevator #12
Elevator #13
Elevator #14

Total "A" Annual
Total "A"

$ 263.97
$ 263.97
$ 263.97
$ 263.97
$263.97
$263.97
$ 263.97
$ 263.97
$ 263.97
$ 263.97
$ 263.97
$ 263.97
$263.97
$ 263.97

Cost;
Cost (for all

X
x
x
x
x
x
x
x
x
x
x
x

x
x

12
12
12
12
12
12
12
12
12
12
12
12
12
12

Months
Months
Months
Months
Months
Months
Months
Months
Months
Months
Months
Months
Months
Months

$
$
$
$
$
$
$
$
$
$
$
$
$
i

$
$

3,167.64
3,167.64
3,167.64

3,167.64
3,167.64
3,167.64
3,167.64
3,167.64
3,167.64
3,167.64
3,167.64
3,167.64

3,167.64
.3J67.64

44,346.96
3,695.58

Terminal Passenger Escalators 1-12 (KONE' EC03000 Escalators)

B. Preventative Maintenance (PM) Service and Inspections performed during
Regular operating hours:

UNiTID MONTHLY UNIT COST TOTAL ANNUAL COST

Escalator #1
Escalator #2
Escalator^
Escalator #4
Escalator^
Escalator #6

$623
$623
$623
$623
$623
$623

.05

.05

.05

.05

.05

.05

x

x
x
x
x
x

12
12
12
12
12
12

Months
Months
Months
Months
Months
Months

$
$
$
$
$
$

7,476
7,476
7,476
7,476
7,476
7,476

.60

.60

.60

.60

.60

.60



ATTACHMENT C-1

COMPENSATION SCHEDULE (continued)

Escalator #7
Escalator #8
Escalator #9
Escalator #10
Escalator #11
Escalator #12

$
$
$
$
$
$

623
623
623
623
623
623

,05

.05

.05

.05

.05

.05

Total "B"Annua! Cost:
Total t'B" Monthly Cost (for al! units):

x 12 Months
>c12 Months
x 12 Months
x 12 Months
x 12 Months
x 12 Months

$ 7,476.60
$ 7,476.60
$ 7,476.60
$ 7,476.60
$ 7,476.60
$ 7.476.60

$89,719.20
$ 7,476.60

Parking Garage Elevators 1-3 & 6-8 (ThyssenKrupp TAG 20 Hydraulic Elevators)

C. Preventative Maintenance (PM) Service and Inspections performed during
Regular operating hours:

UNIT iD

Elevator #G1
Elevator #G2
Elevator #G3
Elevator #G4
Elevator #G5
Elevator #G6
Elevator #G7
Elevator #G8

MONTHLY UNIT COST

$263.97
$ 263.97
$ 263.97

N/A
N/A

$ 263.97
$ 263.97
$ 263.97

x 12 Months
x 12 Months
x 12 Months

x 12 Months
x 12 Months
x 12 Months

Total "C" Annual Cost:
Total "C" Monthly Cost (for all units):

TOTAL ANNUAL COST

$ 3,167.64
$ 3,167.64
$3,167.64

N/A
N/A

$3,167.64
$3,167.64
13,167,64

$ 19,005.84
$ 1,583.82

Terminal Passenger & Service Elevators 1-14 (KONE' KCIV1831 Hydraulic Elevators)

D. Preventative Maintenance (PM) Service and Inspections Performed Between
Midnight and 4:30 a.m.:

UNIT ID

Elevator #1
Elevator #2

MONTHLY UNIT COST

$321.68
$321.68

x 12 Months
x 12 Months

TOTAL ANNUAL COST

$3,860.16
$3,860.16



ATTACHIVIENTC-1

COMPENSATION SCHEDULE (continued)

Elevator #3
Elevator #4
Elevator #5
Elevator #6
Elevator #7
Elevator #8
Elevator #9
Elevator #10
Elevator #11
Elevator #12
Elevator #13
Elevator #14

$
$
$
$
$
$
$
$
$
$
$
$

321
321
321
321
321
321
321
321
321
321
321
321

.68

.68

.68

.68

.68

,68

.68

.68

.68

.68

.68

.68

x 12 Months
x 12 Months
x 12 Months
x 12 Months
x 12 Months
x 12 Months
x 12 Months
x 12 Months
x 12 Months
x 12 Months
x 12 Months
x 12 Months

Total "D" Annual Cost

Total "D" MonfNy Cost (for all units):

$3,860.16
$3,860.16
$3.860.16
$3,860.16
$3,860.16
$3,860.16
$3,860.16
$3,860.16
$3,860.16
$3,860.16
$3,860.16
$3,860.16

$ 54,042.24
$ 4,503.52

E.

Terminal Passenger Escalators 1-12 (KONE* EC03000 Escalators)

Preventatjve Maintenance (PM) Service and Inspections Performed Between
Midnight and 4:30 a.m.;

UNIT ID MONTHLY UNIT COST TOTAL ANNUAL COST

Escalator #1
Escalator #2
Escalator #3
Escalator #4
Escalator #5
Escalator #6
Escalator #7
Escalator #8
Escalator #9
Escalator #10
Escalator #11
Escalator #12

$
$
$
$
$
$
$
$
$
$
$
$

756.63
756.63
756.63
756.63
756.63
756.63
756.63
756.63
756.63
756.63
756.63
756.63

x
x
x
x
x
x
x
x
x
x
x
x

12
12
12
12
12
12
12
12
12
12
12
12

Months
Months
Months
Months
Months
Months
Months
Months
Months
Months
Months
Months

$
$
$
$
$
$
$
$
$
$
$
t

9
9
9
9
9
9
9
9
9
9
9
9

,079.

,079.

,079.

,079.

,079.
,079.

,079.

,079.

,079.

,079.

,079.

,079.

56
56
56
56
56
56
56
56
56
56
56
56

Total "E)) Annual Cost:

Total "E" Monthly Cost (for all units):
$108,954.72
$ 9,079.56



ATTACHMENT C-1

COMPENSATION SCHEDULE (continued)

Parking Garage Elevators 1-3 & 6-8 (ThyssenKrupp TAG 20 Hydraulic Elevators)

F. Preventative Maintenance (PM) Service and inspections Performed Between
Midnight and 4:30 a.m,:

UNIT ]D MONTHLY UNIT COST TOTALANNUALCOST

Elevator #G1
Elevator #G2
Elevator #G3
Elevator #G4
Elevator #G5
Elevator #G6
Elevator #G7
Elevator #G8

$
$
$

$
$
$

321.

321.
321.
N/A
N/A

321.
321.
321.

68
68
68

68
68
68

x
x
x
X
x
x
x
x

12
12
12
12
12
12
12
12

Months
Months
Months
Months
Months
Months
Months
Months

$
$
$

$
$
1

3
3
3

3
3
3

,860.

,860.

,860.

N/A
N/A

,860.

,860.

,860.

16
16
16

16
16
16

Total "F" Annual Cost:
Total "F" Monthly Cost (for all units);

$23,160.96
$ 1.930.08

Terminal Passenger Escalators 1-12 (KONE' EC03000 Escalators)

G. Annual Step and Escalator Cieandown Services (as Authorized):

UNIT ID TOTALANNUAL COST

Escalator #1
Escalator #2
Escalator #3
Escalator#4
Escalator#5
Escalator #6
Escalator #7
Escalator #8
Escalator #9
Escalator #10
Escalator #11
Escalator #12

$ 7,988.47
$ 7,988.47
$ 7,988.47
$ 7,988.47
$ 7,988.47
$ 7,988.47
$ 7,988.47
$ 7,988.47
$ 7,988.47
$ 7,988.47
$ 7,988.47
$ 7.988.47

?" Combined Annual Cost: $95,861.64



ATTACHMENT C-1

COMPENSATION SCHEDULE (continued)

Extra Work and Parts Costs

H. Extra Work Fixed Labor Rates:

Regular Premium Premium Holiday

1. Certified Elevator $252.21/Hour $333.43/Hour $369,58/Hour
Technician (GET)

2. Mechanic/Helper $183.82/Hour $2Q6,75/Hour $295.65/Hour

3. Team $413.58/Hour $600.18/Hour $670.57/Hour
(1 GET & 1 Helper)

Note: For authorized Callback services performed outside of Regular Operating
Hours or on Contractor-observed Holidays, the Contractor may invoice the
difference between the Premium OTor Premium Holiday Hourly Labor
Rate and the Regular Hourly Labor Rate, as applicable.

I. Contractor's Observed Holidays

For purposes of this Service ProviderAgreement, the Contractor's authorized
observed Holidays are New Years Day, Memorial Day, Independence Day, Labor
Day, Veteran's Day, Thanksgiving Day and the Friday after, and Christmas Day.

J. Percentage Markup or Discount from
Contract Retail List Price for Contractor
Direct-Furnished OEM Replacement Parts/Materials: 50% Discount

K, Percentage Markup or Discount from
Contract Cost for Non-Manufacturer
Replacement Parts/Materials: 30% Markup

L. Percentage Markup or Discount from
Contract Cost for Non-Standard
Equipment Rental (as approved): 15% Markup

*** End of Section ***



11. RECOMMENDED APPROVAL

DEPUTY EXEC 
DIRECTOR 

Gary E. DuncanGary E. DuncanGary E. DuncanGary E. Duncan    

COMMUNICATIONS 
AND MARKETING 

Victoria B. Victoria B. Victoria B. Victoria B. 
MorelandMorelandMorelandMoreland    

OTHER 

N/AN/AN/AN/A    

FINANCE 

Brian W. Brian W. Brian W. Brian W. 
McGonagleMcGonagleMcGonagleMcGonagle    

PORT ATTORNEY 

Gregory S. Gregory S. Gregory S. Gregory S. 
HagenHagenHagenHagen    

EXECUTIVE DIRECTOR 

Jeffrey A. MulderJeffrey A. MulderJeffrey A. MulderJeffrey A. Mulder    

12. SPECIAL MANAGEMENT COMMITTEE
RECOMMENDATION:

APPROVED 
APPROVED as AMENDED 
DENIED     
OTHER 

13. PORT AUTHORITY ACTION:

APPROVED 
APPROVED as AMENDED 
DENIED 
DEFERRED to 
OTHER 

BOARD OF PORT COMMISSIONERS 
OF THE 

LEE COUNTY PORT AUTHORITY 
1. REQUESTED MOTION/PURPOSE: Request Board approve, after-the-

fact, total project costs exceeding Board approved On-Call General
Repair and Maintenance and Project Services, limited to $300,000.00,
for the Concourse-D restrooms renovation project in the amount of
$170,559.25.

2. FUNDING SOURCE:  General Operating Revenues collected during
the normal operation of the SWFIA, Account WJ5422941200.503490,
Other Contracted Services, contingent upon approval of associated
annual operating budgets.

3. TERM:  June 1, 2018 to May 31, 2021
4. WHAT ACTION ACCOMPLISHES: Authorization to exceed the Board-

approved project task authorization limit of $300,000.00 for the
Concourse-D restrooms renovation total project costs.

5. CATEGORY: 7 
Consent Agenda

6. ASMC MEETING DATE: 6/11/2019

7. BoPC MEETING DATE:  6/27/2019

8. AGENDA:

CEREMONIAL/PUBLIC PRESENTATION 

X CONSENT 

ADMINISTRATIVE 

9. REQUESTOR OF INFORMATION:
(ALL REQUESTS)
NAME  Gary Duncan

 DIV.     Aviation 

10. BACKGROUND:
The Scope of Services in Exhibit-A under the On-Call General Repair and Maintenance and Project Services 
Agreement,  Contract  #7111, with Chris-Tel Company of Southwest Florida, states that:”no individual On-Call task or 
project may exceed the amounts provided for in F. S. 255.20, currently limited to tasks or projects which are estimated 
(in accordance with generally accepted accounting  principles) to cost more than $300,000.”  

In July, 2017 a task authorization was approved for Chris-Tel to subcontract design services to renovate three restrooms 
located on Concourse-D.  The design fee for this service totaled $21,166.25.  

In August, 2018 after the design was completed, it was discovered the available electrical load capacity on the existing 
transformer and electrical sub-panel feeding those restrooms were insufficient to support the renovation.  A task 
authorization was approved to upgrade that transformer and electrical sub-panel for a total of $39,478.00.   

In September, 2018 a task authorization in an amount not-to-exceed $300,000.00 was approved for Chris-Tel to initiate 
Concourse-D restroom renovations.  As allowed for in the contract, the Port Authority purchased directly and supplied 
$109,915.00 in project materials. The project was completed in January 2019 and Chris-Tel was paid $299,999.71. 



Background (continued) 

 

  
 
The individual On-Call task authorization error was discovered after the project was completed due to the ACM 
Department Director’s misinterpretation and application of the language stipulated in the contract’s scope of services 
which limits the task’s total costs. 
 
Request Board approve, after-the-fact, the combined cost for design, electrical modifications, direct material purchases, 
and general contractor services for the project, totaling $470,558.96. 
 

 



11. RECOMMENDED APPROVAL

DEPUTY EXEC 
DIRECTOR 

Mark R. FisherMark R. FisherMark R. FisherMark R. Fisher    

COMMUNICATIONS 
AND MARKETING 

Victoria B. Victoria B. Victoria B. Victoria B. 
MorelandMorelandMorelandMoreland    

OTHER 

N/AN/AN/AN/A    

FINANCE 

Brian W. Brian W. Brian W. Brian W. 
McGonagleMcGonagleMcGonagleMcGonagle    

PORT ATTORNEY 

Gregory S. Gregory S. Gregory S. Gregory S. 
HagenHagenHagenHagen    

EXECUTIVE DIRECTOR 

Jeffrey A. MulderJeffrey A. MulderJeffrey A. MulderJeffrey A. Mulder    

12. SPECIAL MANAGEMENT COMMITTEE
RECOMMENDATION:

APPROVED 
APPROVED as AMENDED 
DENIED     
OTHER 

13. PORT AUTHORITY ACTION:

APPROVED 
APPROVED as AMENDED 
DENIED 
DEFERRED to 
OTHER 

BOARD OF PORT COMMISSIONERS 
OF THE 

LEE COUNTY PORT AUTHORITY 
1. REQUESTED MOTION/PURPOSE: Request Board approve a federal

grant (Other Transaction Agreement - OTA) between the United
States of America, as represented by the Transportation Security
Administration (TSA), and the Lee County Port Authority for
$3,249,358.02 to partially reimburse the Port Authority for costs
related to the baggage handling system for the Midfield Terminal
Complex.

2. FUNDING SOURCE:  N/A
3. TERM:  N/A
4. WHAT ACTION ACCOMPLISHES: This OTA provides partial

reimbursement to the Port Authority for costs related to the baggage
handling system for the Midfield Terminal Complex.

5. CATEGORY: 8. 
Consent Agenda

6. ASMC MEETING DATE: 6/11/2019

7. BoPC MEETING DATE:  6/27/2019

8. AGENDA:

CEREMONIAL/PUBLIC PRESENTATION 

X CONSENT 

ADMINISTRATIVE 

9. REQUESTOR OF INFORMATION:
(ALL REQUESTS)
NAME  Mark Fisher

 DIV.     Development 

10. BACKGROUND:
The design of the RSW Midfield Terminal Complex (MTC) began in 1999 and was nearing completion when the terrorist 
attacks of September 11, 2001, occurred. The original design envisioned up to 18 individual airline-by-airline conveyor 
systems taking bags from each airline's curbside check-in and ticket counters to their individual airline bag make-up 
areas.  As a result of the 9/11 attacks, the creation of the Homeland Security Department and the Transportation 
Security Administration (TSA), and subsequent federal security mandates that all passenger luggage be screened, the 
RSW Midfield Terminal bag system had to be completely redesigned. The new design was a state-of-the-art common-
use automated baggage handling system utilizing the latest technology, which allowed the TSA to efficiently screen all 
bags. Unlike the original system, which was simply 18 independent conveyors, the new system would co-mingle all 
airline bags and electronically read bag tags, measure bag length and width, adjust belt speeds, as well as utilize 
complicated software programs to automatically guide a bag through various levels of TSA screening and ultimately to its 
final airline destination.   

The RSW Midfield Terminal opened on September 9, 2005 and was the sixth such automated in-line baggage handling 
system to be designed and installed at any airport in the US since 9/11. Costs for the design and construction changes 
($21 million) were incorporated into the existing MTC contracts and absorbed within the Board-approved Total Project 
Budget. Port Authority staff has been diligently working with TSA and Congress for reimbursement of the costs to install 



Background (continued) 

 

this legacy system. To date, TSA has provided a portion of the $21 million requested reimbursement, which includes $4 
million in 2005, $4,061,697.53 in 2018, and now $3,249,358.02 in 2019.   
 
LCPA staff continues to work with Congress and TSA to secure the additional reimbursement funds. When LCPA 
secures the additional EDS reimbursement funding, the Board is asked to authorize the Executive Director to approve 
any future OTA’s related to this item on behalf of LCPA. 
 
As it relates to the FY19 OTA, the Executive Director signed the required document as the TSA requested it be returned 
within fifteen business days after the Port Authority received the notice of award. The Port Authority requests the Board 
ratify this action. 
 
Attachment: 
RSW Reimbursement OTA FY19 

 



^ Transportation
^1 Security

Administration
OTHER TRANSACTION AGREEMENT

OTA NUMBER REQUISITION NUMBER

70T04019T9CAP1129 2119-209-AP1129

ISSUED TO ISSUED BY
Name: Lee County Port Authority
Southwest Florida Airport (RSW)

Address: Lee County Port Authority
11000 Terminal Access Road, Suite 8671,
Fort Myers,FL 33913-8899

DUNS: 781566419

Melyssa Bertucci, Contracting Officer
Transportation Security Administration
701 S. 12th St
Arlington, VA 20598-6025

Email: melyssa.bertucci@tsa.dhs.gov

PROGRAM TITLE

Program Office: Acquisition Program Management

Program: Electronic Baggage Screening Program
Period of Performance: 6 months from date of award

PSC: C1BE, Architect and Engineering - Construction: Airport Terminals

FISCAL DATA

PR Number: 2119209-AP1129
Accounting Line: 5PC191B010D2019SWE045GE0137230076727200AP/
5903001118030000/251B/TSA DIRECT/DEF. TASK
Obligated Amount: $3,249,358.02

PURPOSE

See following pages.

AUTHORIZED SIGNATURES
IN WITNESS WHEREOF, the Parties have entered into this Agreement by their duly authorized officers.

Q^m^
i^n^ure

? /-> //'<?
Date

Jeff A. Mulder, A.A.E., Executive Director

PRINTED NAME AND TITLE

Contracting Officer's Signature Date

Melyssa Bertucci, TSA Contractine Officer
PRINTED NAME AND TITLE
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AGREEMENT

BETWEEN

U.S. DEPARTMENT OF HOMELAND SECURITY
TRANSPORTATION SECURITY ADMINISTRATION (TSA)

AND

Lee County Port Authority

Relating to

In-Line Baggage Screening System Partial Reimbursement OTA

Negotiated by the TSA pursuant to Aviation and Transportation Security Act, Pub. L. 107-71,
115 Stat. 597, 49 U.S.C. 114(m)(l), 49 U.S.C. 106(1)(6), and the Homeland Security Act of 2002

(Pub.L. 107-296,116 Stat. 2135, enacted November 25, 2002)

OTA NUMBER
70T04019T9CAP1129

Page 2 of 9



ARTICLE I - PARTIES

This Other Transaction Agreement (hereinafter referred to as "Agreement" or "OTA") is entered into

between the U.S. Department of Homeland Security, Transportation Security Administration
(hereinafter referred to as "TSA") and Lee County Port Authority (hereinafter referred to as the
"Airport") relating to the in-line baggage screening system partial reimbursement (herinafter referred
to as "Project"). The TSA and the Airport are referred to in this Agreement as the "Parties."

ARTICLE II - LEGAL AUTHORITY

TSA and the Airport enter into this Agreement under the authority of the Aviation and Transportation
Security Act, Pub. L. 107-71, 115 Stat. 597, specifically 49 U.S.C. 106(1)(6) and 114(m)(l), which
authorizes agreements and other transactions on such terms and conditions as the Administrator
determines necessary.

ARTICLE III - PURPOSE

The purpose of this agreement is to memorialize the disbursement of $50 million, congressionally
appropriated to TSA in fiscal year 2018, and $40 million, congressionally appropriated to TSA in
fiscal year 2019, for distribution to eligible airports that incurred costs in developing inline baggage-
screening systems between November of 2001 and August of 2007, pursuant to TSA's Seven-Step
Plan as described below.

ARTICLE IV - BACKGROUND

The Aviation and Transportation Security Act of 2001 (ATSA) (P.L. 107-71) required that all checked
baggage must be screened at all the nation's airports with an Explosives Detection System (EDS) or a
suitable alternative as soon as possible but not later than December 31, 2002, later extending the
deadline to December 31, 2003 by the Homeland Security Act of 2002 (P.L. 107-296). During this

time, a number of airports undertook construction projects to incorporate in-line baggage screening
systems into U.S. airports. A number of these projects were undertaken following discussions with
TSA in which there was a reasonable anticipation by the airports that the airports would be reimbursed
for the costs of these projects.

On or about August 3, 2007, pursuant to the Implementing Recommendations for the 9/11 Commission
Act of 2007 (Public Law 110-53) (the "9/11 Commission Act"), codified at 49 U.S.C. § 44923, the

TSA was required to create a prioritization schedule for airport security projects defined under 49
U.S.C. §44923. On or about, December 18, 2015, under the Joint Explanatory Statement, House
Report 114-215, and Senate Report 114-68, which accompanied the Fiscal Year (FY) 2016
Department of Homeland Security (DHS) Appropriations Act, Public Law 114-113, Congress directed
TSA to develop a process or plan to validate reimbursement requests from airports that incurred
potential eligible costs for in-line baggage screening systems built without a funding agreement with
the government. In accordance with that requirement, TSA developed a seven-step plan1 ("TSA's
Seven-Step Plan") to solicit, review and validate airport requests for reimbursement for in-line baggage

' TSA's seven-step plan is set forth in the Reimbursement Review and Validation Plan for In-hne Baggage Screening

Systems, Fiscal Year 2016 Report to Congress (June 16, 2016).
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screening projects initiated after November 19, 2001 and prior to August 3, 2007 (enactment of the
9/11 Commission Act).

On or about November 30, 2017, TSA completed all seven steps of the TSA's Seven-Step Plan and
developed a final list of 16 projects at 14 airports determined to be eligible for reimbursement, with a
total verified and confirmed cost for all projects eligible for reimbursement in the amount of
$217,879,013.75. On March 23, 2018, pursuant to the Explanatory Statement accompanying the FY
2018 Consolidated Appropriations Act, Public Law 115-141, Congress made $50 million in
appropriations available to TSA "to begin to reimburse" airports that incurred costs associated with the
development of a partial or completed in-line baggage system prior to August 3,2007. TSA
considered several options for allocation of the $50 million and ultimately determined that a pro rata
distribution is an objective, reasonable, transparent and equitable distribution of the appropriations
made available for purpose of reimbursing airports for eligible projects. In fiscal year 2019, Congress
made an additional $40 million in appropriations available to TSA for this purpose.

In consideration of the promises contained herein and for good and valuable consideration, the Parties
hereby agree to the terms of this OTA.

ARTICLE V - DISTRIBUTION VALUE

Upon execution of this Agreement, TSA agrees to pay Airport, solely in the manner described in this
Agreement and subject to its terms, an amount equal to Three Million, Two Hundred and Forty-
Nine Thousand, Three Hundred Fifty-Eight Dollars and Two Cents ($3,249,358.02) (the
"Distribution Value") as reimbursement to the Airport that incurred eligible costs associated with the
development of a partial or completed in-line baggage system initiated after November 19, 2001 and
prior to August 3, 2007, and in consideration of a release of claims pursuant to Article X below.

ARTICLE VI - FUNDING AND LIMITATIONS

A. Eligible Reimbursement Amount

The Parties agree that TSA shall satisfy its payment obligation under Article V solely by
providing reimbursement to Airport, up to the amount of the Distribution Value, in connection
with the partial reimbursement of the incurred costs of the Project. TSA acknowledges that it
has requested and received from Airport certain invoices, payment documentation, and
supporting documentation relating to the Project. This included invoices from contractors,
proof of payment receipts, copies of contracts, change orders, design documentation, among

other items. TSA represents that, upon review of those materials, it has concluded that the
Airport has incurred allocable and allowable costs in the amount of $17,699,173.04 ("Eligible
Reimbursement Amount") with respect to activities or expenses that are eligible for
reimbursement under the Project. TSA agrees that no further documentation is required in
order to substantiate Airport's claim to reimbursement for the Eligible Reimbursement
Amount.

OTA 70T04018T9CAP1158 awarded to the Airport on September 7, 2018 obligated
$4,061,697.53. This OTA obligates the second pro rata distribution to the Airport in the
amount of $3,249,358.02.
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B. Payment Obligation

Funds in the amount of $3,249,358.02 are hereby obligated to the accountling line below and
made available for payment to the Airport via Article VII Billing Procedure and Payment.

PR: 2119-209-AP1129
Accounting Line: 5PC191B010D2019SWE045GE0137230076727200AP/

5903001118030000/251B/TSA DIRECT/DEF. TASK
Amount: $3,249,358.02

ARTICLE VII - BILLING PROCEDURE AND PAYMENT

A. Payment / Performance Provisions

The Parties agree that partial reimbursement of the Eligible Reimbursement Amount shall be
effectuated and confirmed in the following manner:

The United States Coast Guard Finance Center performs the payment function on behalf of the
TSA. For purposes of submission to the Coast Guard Finance Center, the Airport must submit a
completed Summary Invoice. Registration in the System for Award Management (SAM) is
mandatory for invoice payment. To obtain information regarding SAM, please refer to
https://www.sam.gov/portal/public/SAM/.

(A) Invoicing

The Airport invoice format is acceptable. However, the invoice shall, at a minimum, include
the following:

1. Agreement Number

2. Invoice Number and Invoice Date
3. Airport Code (ABC)
4. Name and Address of the Airport Requesting Fund Disbursement
5. Point of Contact, with Address, Telephone, Fax and E-mail Contact Information
6. Tax Identification Number and DUNS Number
7. Total Amount of Funds Requesting to be Disbursed by TSA (the Distribution Value, as

stated in Article V of this Agreement)
8. Electronic Funds Transfer (EFT) Banking Information (If Applicable)
9. Remittance Address
10. Certification of Requester, including the following language: This is to certify that the

incurred costs billed were actually expended in furtherance of this Agreement, and we
understand that intentional falsification of the information contained herein may be
subject to civil and criminal penalties under applicable federal laws and/or regulations.

11. Signature of Requester's Authorized Representative with Date

The Invoice may be submitted by standard mail or by electronic transmission to the following
address(s):
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Billing Address: United States Coast Guard Finance Center
TSA Commercial Invoices
P.O. Box 4111
Chesapeake, VA 23327-4111

Email: FIN-SMB-TSAFNVOICES@uscg.mil

Notwithstanding any other payment clause in this Agreement, the Government shall make
invoice payments under the terms and conditions specified in this Article. Payment shall be
considered made on the day the check is dated and deposited in the US mail, or an electronic
funds transfer is completed. All days referred to in this provision are calendar days, unless
otherwise specified.

B. Approval for Payment

(1) The TSA Contracting Officer (CO) and the Contracting Officer Representative (COR)
are required to review and the TSA CO will approve all invoices prior to payment. Upon
completion of the review of the total distribution amount and upon receipt of the executed
Agreement, the TSA CO and COR will advise the Coast Guard Finance Center regarding
payment of the Summary Invoice. The Parties also agree that the Airport shall bear the cost of
any administrative or other fees that may be assessed by the Airport's financial institution in
connection with such payments, and that the assessment of any such fees shall not be deemed to
reduce the amount of payments received by the Airport under this Agreement.

(2) The Parties contemplate that the invoice payment will follow promptly and as a matter of
course from the execution of the OTA. Nonetheless, in the event of a technical difficulty in
fulfilling the request for payment, the Parties agree to coordinate in good faith to take any
additional measures or furnish any additional information reasonably necessary to effectuate the
payments to the Airport as expeditiously as possible.

(3) Once the Distribution Value has been successfully received by the Airport, the Airport shall
notify TSA in writing that the payment required by this Agreement has been successfully
effectuated.

(4) If, after provision of the notice described in subparagraph (3) above, the Airport cannot
determine to its satisfaction that payment has been received, the Airport shall promptly—and in
any event no later than sixty (60) days after invoice submittal inform TSA in writing that the

Airport has not received payment, and provide any available documentation that supports this
conclusion. The Parties thereafter shall take any and all additional measures reasonably
necessary to effectuate payment of the Distribution Value as expeditiously as possible. As soon
as the Airport has received payments that amount to the Distribution Value, the Airport shall
immediately notify TSA that payment of the Distribution Value has been received. Upon
providing such notice, the payment shall be deemed confirmed for purposes of Article X.C. of
this Agreement.
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C. Conditions of Payment

TSA's payment obligation under this Agreement is further subject to the following conditions:

(1) Once the Airport has received payments in the manner described in subparagraph A above
amounting in the aggregate to the Distribution Value, TSA shall be under no further obligation
to make any additional payments under this Agreement.

(2) In no event shall this Agreement be construed to require or obligate TSA to pay in full the
Eligible Reimbursement Amount for the Project described above. The Parties specifically agree
that nothing in this Agreement obligates TSA to reimburse in full the Eligible Reimbursement

Amount incurred by the Airport, or any other amount, to the extent that such costs exceed the
amount necessary to fulfill TSA's payment obligation under Article V of this Agreement.

(3) This Article VII does not affect any remaining reimbursement pursuant to the Eligible
Reimbursement Amount or any payment obligation arising under any source other than this
Agreement that TSA owes or may in the future owe to the Airport.

(4) The Airport shall have 6 months from effective Agreement date to submit an invoice for the
Distribution Value as stated in Section A above. Should the Airport need additional time to
submit an invoice, the Airport must contact the Contracting Officer at least 30 days in advance
to the expiration of the Agreement.

(5) Each Party will also bear its own costs in connection with the preparation and performance
of this Agreement.

ARTICLE VIII - NO ADMISSION OF FAULT

This Agreement is not, is in no way intended to be, and should not be construed as, an admission of
liability or fault on the part of any of the Parties, or of the United States, or of any of its agencies, agents,
servants, employees, or former employees, and it is specifically denied that they are liable to the Airport
for any damages, attorney's fees, or other relief of any kind, except as otherwise provided herein, except
with the acknowledgment of the Eligible Reimbursement Amount. This Agreement is entered into by
the Parties for the purpose of distributing the Distribution Value and the associated Release of Claims as
provided in Article X below. None of the terms of this Agreement shall be offered or received in
evidence, or in any way referred to, in any civil, criminal, or administrative action in which the Parties
or counsel for the Parties have or may acquire an interest, except by court order or as is necessary to

implement or enforce the terms of this Agreement.

ARTICLE IX - WARRANTY AND THIRD PARTY BENEFICIARIES

A. Warranty of Capacity

The Airport represents and warrants that no other person or entity or third-party beneficiary has
or has had any interest in the claims, demands, obligations, or causes of action referred to in
this Agreement. The Airport expressly represents and warrants that it has the sole and
exclusive authority to execute this Agreement; and that the Airport has not sold, assigned,
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transferred, conveyed, or otherwise disposed of any of the claims, demands, obligations, or
causes of action referred to in this Agreement. The persons signing this Agreement warrant
and represent that they possess full authority to bind the persons on whose behalf they are
signing to the terms of the settlement.

B. No Third Party Beneficiaries

The Parties agree that this Agreement is not for the benefit of any party other than those who
have entered into this Agreement and gives no rights or remedies to any third party.

ARTICLE X - RELEASE OF CLAIMS

A. The Airport hereby agrees to waive, release and forever discharge the TSA, its affiliates,
agencies, agents, contractors, directors, former directors, employees, former employees,

officers, and former officers, individually and/or in their official capacities (the "Released
Entities"), from any and all claims, demands, grievances, and causes of action of every kind,
nature or description, whether known or unknown, regarding the following:

1. TSA's development and adjudication of the seven-step plan to solicit, review and
validate airport requests for reimbursement for in-line baggage screening projects
initiated after November 19, 2001 and prior to August 3, 2007 (Date of enactment of
the Implementing Recommendations of the 9/1 1 Commission Act of 2007), as set
forth in the Reimbursement Review and Validation Plan for In-line Baggage
Screening Systems, Fiscal Year 2016 Report to Congress (June 16, 2016);

2. TSA's final assessment, evaluation, and determination of the Airport's eligibility
criteria, and specifically in regards to the Airport's final Eligible Reimbursement
Amount;

3. TSA's decision to use the pro rata method to disburse current and, if available, any
future funds; and

4. Receipt of funds in the aggregate amount of the Distribution Value.

B. The Airport agrees that the releases described herein shall be binding upon the Airport, its
successors in interest, and its past, present, and future officers, directors, subsidiaries,

representatives, and assigns. The TSA agrees that the releases described herein all be binding
upon the TSA, their successors in interest, their past, present, and future officers, representatives,

and assigns, and past, current, and future Administrations and agencies.

C. The waivers, releases, and discharges described herein shall not become effective until
confirmation, in the manner described in Article V above, that the Airport has successfully
received payment(s) in the amount of the Disbursement Value.

ARTICLE XI - DISPUTES

In the event of any disagreement between the Parties concerning the performance of this Agreement,
before availing themselves of any other legal or equitable remedies, the Parties shall meet and confer in
good faith in an attempt to resolve the dispute.
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ARTICLE XII - CHANGES AND/OR MODIFICATIONS

This Agreement may not be altered, modified, supplemented, withdrawn, waived, rescinded, or canceled
except by a written instrument executed by the Parties or their duly authorized representatives.

ARTICLE XIII - CONSTRUCTION OF THE AGREEMENT

This Agreement is issued under 49 U.S.C. §106 (1)(6) and §114(m) and is not a procurement contract,
grant, cooperative agreement, or other financial assistance. It is not intended to be, nor shall it be
construed as, a partnership, corporation, or other business organization. Additionally, each Party
acknowledges that all Parties hereto participated equally in the negotiation and drafting of this
Agreement, and that, accordingly, this Agreement shall not be construed more stringently against one
Party than against the other. The Agreement constitutes the entire agreement between the Parties with
respect to the subject matter and supersedes all prior agreements, understanding, negotiations and
discussions whether oral or written. Any statement, representation, remark, agreement, or understanding,

whether oral or written, that is not contained in this Agreement shall not be enforced, recognized, or used
to interpret this Agreement or its attachments. Each Party acknowledges and agrees that no promise or
representation not contained in this Agreement has been made; acknowledges that it has not executed
this Agreement in reliance on any such promise or representation; and acknowledges and represents that
this Agreement contains the entire understanding between the Parties.

In the event that any Article and/or parts of this Agreement are determined to be void or otherwise invalid
or unenforceable, such Article or portions thereof shall lapse. No such lapse will affect the rights,
responsibilities, and obligations of the Parties under this Agreement, except as provided therein.

ARTICLE XIV - EXECUTION IN COUNTERPARTS

It is contemplated that this Agreement may be executed in several counterparts, each of which shall be
deemed an original, and all of which together constitute one and the same document. Facsimiles, hard
copies, and scanned electronic copies of signatures, including scanned electronic copies sent by email,
shall constitute acceptable, binding signatures for purposes of this Agreement.

ARTICLE XV - EFFECTIVE DATE

The effective date of this Agreement shall be the day immediately following execution by all the Parties

listed on the pages below. This Agreement shall expire within 6 months from date of execution.
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11. RECOMMENDED APPROVAL

DEPUTY EXEC 
DIRECTOR 

Mark R. FisherMark R. FisherMark R. FisherMark R. Fisher    

COMMUNICATIONS 
AND MARKETING 

Victoria B. Victoria B. Victoria B. Victoria B. 
MorelandMorelandMorelandMoreland    

OTHER 

N/AN/AN/AN/A    

FINANCE 

Brian W. Brian W. Brian W. Brian W. 
McGonagleMcGonagleMcGonagleMcGonagle    

PORT ATTORNEY 

Gregory S. Gregory S. Gregory S. Gregory S. 
HagenHagenHagenHagen    

EXECUTIVE DIRECTOR 

Jeffrey A. MulderJeffrey A. MulderJeffrey A. MulderJeffrey A. Mulder    

12. SPECIAL MANAGEMENT COMMITTEE
RECOMMENDATION:

APPROVED 
APPROVED as AMENDED 
DENIED     
OTHER 

13. PORT AUTHORITY ACTION:

APPROVED 
APPROVED as AMENDED 
DENIED 
DEFERRED to 
OTHER 

BOARD OF PORT COMMISSIONERS 
OF THE 

LEE COUNTY PORT AUTHORITY 
1. REQUESTED MOTION/PURPOSE: Request Board 1) approve a

contract amendment with Kimley-Horn for the design of Interim
Security Checkpoint Improvements at RSW; and 2) approve a Total
Project Budget in the amount of $1,727,652.

2. FUNDING SOURCE:  Net revenues from the normal operation of the
Airport. Account No 20861041234.506540.30

3. TERM:  N/A
4. WHAT ACTION ACCOMPLISHES: Provides needed interim security

checkpoint improvements to ease passenger congestion prior to the
completion of the RSW Terminal Expansion Project in 2023

5. CATEGORY: 9. 
Consent Agenda

6. ASMC MEETING DATE: 6/11/2019

7. BoPC MEETING DATE:  6/27/2019

8. AGENDA:

CEREMONIAL/PUBLIC PRESENTATION 

X CONSENT 

ADMINISTRATIVE 

9. REQUESTOR OF INFORMATION:
(ALL REQUESTS)
NAME  Mark Fisher

 DIV.     Development 

10. BACKGROUND:
The LCPA is in the process of expanding the Southwest Florida International Airport (RSW) passenger terminal to 
meet growing passenger demands. The RSW Terminal Expansion Project is at the 60% design stage and will result in 
the consolidation of the three existing TSA security checkpoints into a single consolidated checkpoint.  This will reduce 
passenger wait times by providing more efficiencies in the TSA screening process, while also providing connectivity 
between all concourses and additional concessions for RSW passengers. This project is scheduled for completion in 
2023. 

Unfortunately, during the RSW 2019 peak season (Feb-Mar), peak hour passengers increased by more than 18% 
compared to 2018. RSW airlines had 40 overnight aircraft departing in the morning from the RSW 27 gates. This 
created more than 90 minute security screening wait times for RSW passengers. With total passengers to date up 
almost 7% over 2018, there are concerns over even greater wait times for RSW passengers in the 2020, 2021 and 
2022 peak seasons prior to the completion of the terminal expansion project. 

Therefore, LCPA staff has been working with the TSA to develop an interim plan to add screening lanes to the existing 
concourse queuing slopes to increase screening capacity for the next three peak seasons. The exact number of 
screening lanes and their locations is dependent on the availability of TSA screening equipment. Attached is a Contract 
Amendment with Kimley-Horn (one of the LCPA’s on-call engineering firms) to work with the TSA to design the Interim 
Security Checkpoint Project.  Even though this Contract Amendment is for an amount of $37,895, when combined with 



Background (continued) 

 

design costs associated with this project anticipated to be authorized prior to this ASMC/Board approval, anticipated 
project design costs will total $132,775 which exceeds the Executive Director’s authorization level and therefore 
requires Board approval in accordance with the LCPA Purchasing Manual.  Once the design is complete, the project 
will be competitively bid by Owen-Ames-Kimball (one of the LCPA’s on-call Construction Manager/General Contracting 
firms) in accordance with Florida Statutes 255 and their Board-approved contract. 
 
In order to have a chance to have some of these improvements in place for the 2020 peak season, Board approval of a 
Total Project Budget in the amount of $1,727,652 is also requested at this time.  In accordance with the Board adopted 
LCPA Purchasing Manual, this will allow the Executive Director or authorized designee to execute contract changes 
under the Board approved Total Project Budget.  Fees will only be paid after work has been successfully completed 
and any costs above the Board approved Total Project Budget must have prior approval by the Board.  This will allow 
the LCPA to more rapidly respond to the construction needs of TSA equipment delivery and provide the best chance to 
reduce passenger screening wait times for the 2020, 2021 and 2022 peak seasons.       
 
Attachments: 
RSW Interim Security Checkpoints 
KH Contract Amendment 
TPB 5-31-19 

 
 

 



RSW Interim Security Checkpoint Expansion 

Existing TSA Security Checkpoints 



RSW Interim Security Checkpoint Expansion 

Relocated Screening Lane 

New Screening Lanes 

Sample – Concourse B 



CA No. 21 Vendor No. 362759

Contract No. 7781

Effective Date

LEE COUNTY PORT AUTHORITY
LOQ 17-01 General Archttectural and Engineering Services

CONTRACT AMENDMENT (CM

Upon the completion and execution of this Contract Amendment, signed by both parties, the parties
acknowiedgs the following work will be performed in accordance wrth the Contract. The intent of this
Contract Amendment is to amend the scope, time or dollars of the contract work. No work should be
performed without the execution of a written Task Authonzaffon, which shafl serve QS a Notice To Proceed
wSth the work. A!f the covenants terms, conditions, provisions and contents of the original Contract, as
amended, shall be and are applicable to this Contract Amendment unless specifically identified herein.

Description of work: RSW Checkooints. Destan Services for Additional TSA Screening Lanes

0 Budgeted TaskAA/ork
Q Error/OmissEon in Plans/Specs
a Owner Requested
a Cost Benefit to Project

Method of Negotiating Time of Work:

Consuitant/Contractor Records
Cost plus fixed fee
Force Account

(1)

(2)

Reasons for Amendment:
D
a
a
a
a

Programmed CIP Pro|ect(s)
Unforeseen Site ConditiDns
Design Change
Safety Considerations
Other,

Method of Negotiating Price of Work
_x. Lump Sum

Time and Materials
Unit Prices
Hourly plus expenses

.Other

(3) Acceptance
ft is understood and agreed fhat the execution and acceptance of this CA constitutes agreement by
both parties to amend the Contract in accorciance with the represented work and/or conditions, !t
shall be understood between both parties that this Amendment shall not be effective until approva!
from tha FAA and/or FDOT has been obtained, if required.

K1MLEY-HORN & ASSOC.. [NC* ARCHJTECT/ENGINEER ACCEPTANCE

Michael Carev ^-^A fi/^//^"7^7

~t
Gary R. Ratav

FDOT;_ _N/A FAA: N/A
FDOT Representative FAA Representative

Approved as to Form:
Port Attorney

LEE COUNTY PORT AUTHORITY AUTHORffATIOM

E3

D Board Item

By;,

By:.

Executive Director or Designee

N^A_
Chair - tee County Port Authority Board of Port Commissioners
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CA No. 21 Vendor No. 362759

Contract No. 7781

Effective Date

LEE COUNTY PORT AUTHORITY
LOQ 17-01 General Architectural and Engineering Services

CONTRACT AMENDMENT fCAl

Upon the completion and execution of this Contract Amendment, signed by both parties, the parties
acknowledge the foilowing work wit! be performed in accordance with the Contract. The intent of this
Contract Amendment is to amend the scope, time or dollars of the contract work. No work should be
performed without the execution of a written Task Authorization, which shall serve as a Notice To Proceed
with the work. All the covenants terms, conditions, provisions and contents of the original Contract, as
amended, shali be and are applicable to this Contract Amendment unless specifically identified herein.

DescriDtion of work: RSW Checkpoints, Desian Services for Additional TSA Screening Lanes

(1)

(2)

(3»

Reasons for Amendment
D Programmed CiP Project(s)
n Unforeseen Site Conditions
D Design Change
n Safety Considerations
a Other.

Method of Neaotiatina Price of Work
X Lump Sum

Time and Materials
Unit Prices
Hourly plus expenses
Other

13 Budgeted Task/Work
D Error/Omission En Plans/Specs
D Owner Requested
D Cost Benefit to Project

Method of Negotiating Time of Work:

Consuitant/Confractor Records
Cost pius fixed fee
Force Account

Acceptance
it is understood and agreed that the execution and acceptance of this CA constitutes agreement by
both parties to amend the Contract in accordance with the represented work and/or conditions. It
shall be understood between both parties that this Amendment shall not be effective unfi! approval
from the FAA and/or FDOT has been obtained, if required.

KIMLEY-HORN & ASSOC.. INC. ARCHITECT/ENGINEER ACCEPTANCE

Michael Carev

Gary R. Ratay

FDOT:_ N/A FAA: N/A
FDOT Representative FAA Representative

Approved as to Form:
Port Attorney

LEE COUNTY PORT AUTHORITY AUTHORIZATION

Ef

D Board Item

By:

By:.

Executive Director or Designee

N/A
Chair - Lee County Port Authority Board of Port Commissioners

Page 1 of 3



EXHIBIT A- SUBCONSULTANT/SUBCONTRACTOR INFORMATION

CANo. 21

The CONSULTANT or CONTRACTOR intends to engage the foilowing subconsultant(s) and/or
subcontractors) to assist in providing and performing the services, tasks, or work required under this
Contract Amendment. At any time during the performance of work outlined in this Contract Amendment that
the subconsultant(s)/subcontractor(s) identified below change, such change should be sent in writing to the
LCPA. Only those subconsu!tanfs(s)/subcontractor(s) whereby prior written notification has been given to
the LCPA are allowed to perform work under this Contract Amendment.

it is the responsibility of the CONSULTANT or CONTRACTOR to ensure that all subconsuitants
and/or subcontractors are properly licensed and insured prior to initiating any work in accordance with this
contract.

(If none, enter the word "none" in the space below.)

Service or Work to be
Performed

Name, Address, Phone and
e-mai! of Individual or Firm

Estimated Dollar
Value of
Subcontracted
Work

DBE,
WBE, or
MBE
(yes or
no)

if Yes, Estimated
Dollar Value of
DBE/WBE/MBE Work
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KimIey-Hom ArctiliactunifEng!n88nng Ssrvlci

Contract Amflndnnsnt 21

S Task

exHiarr B - CONTHACT SUMMARY

Board
Approved
Contract
Amount

Total
Project
Budget

Adjustments

Other
Contract

Adiy$ttTients

This
Contract

Adiustmei

TA issued
Siaa,000 Level

Maximum

$1,000,000
FVlMy

TA Issued
$100,000 Level

Maximum

$1,000,000
W 17-18

TA Issued
$100,000 Level

Maximum

$1,000,000
Eu&ia

Current

Contract

Y?)?
A/E
Fee

Subconsultant
css'As

TAs
Issued

Pending
TAs

Remaining
Contract

Balance

-1.

.2.

.3

4

_5

_6

.7.

_8

_9

^0

_ii

J2
13

J4
_15

.-1.6

.1.7.

_L8

-19

20

21

RSW parkjns Revenue Cantrol System

RSW Termina 1 Buiid in a M onitori na

RSWTerminajCurb Front Pavemenl; Marhinas

RSW Pedestrian LEa htina/Cuiti MotiiScations

RSW Lightning Protection, Grpynciins. UPS

RSW Temiinal Syijdins Vlbrstton Monitorino

RSW Rental Car Faciiitv Exit Lane Assessment

RSWTermina! Departyre Lanes/Chiiler Door

RSWSouthLake Berm Breach EvajuaApn

RSW C emex A! ico Roa d Quany Expjsimson.

RSWAnnua! inspecd onLetter

RSWAfflvais Curb Front Seca nda nf Access

RSW Outfaii Canal Erosion

RSW Security Gate 64 Location

RSW Gate C1 Aircraft Lead-in Li ne_E valuation

RSWTerrninaiByiidina Vibration Monitoring

RSW Daniels Paricwav/PJD Parkway/^sessment

RSW Annual inspection Letter

RSW Concourse B.C&DAdd! TSA Screen Lanes

RSW TAR Pavement Evaluation

RSW ISA Desisn Services

J_„1 _^
J_1.
J_„j_^
J_-_
J_„
j_...
J_-^
J_„^_-_
£

^_^1 _^JE_^
JE_-. i.

j_1.
j_1.
j_^.
s _„.
_$_-_

J_„
J-_ „

JE. . ,_ „

s

^_^.
.$_-_
s __s _^.
J_^.
^_-_
J_^.
J_^.
JE_„
J^ , „

s _^J_^J_-_
_s_~_
s

.s_^.

s _^.
A.

j_^.
^_-_
.$_^..
s -

£ _=.
£ __JE_^.
^_„^_„1_^.
J_^.j_^j__J_-^
J_1.
s ,,„-.

s.............................

i_„

^
A.

A.

A.

A.

A.

JL
A.

A-

_s-

$

A.

-$_

JL
A.

A.

A.

A.

A.

A.

A. _3.7.895,p0

-s.

A-

A-

s

-s_

A.

A.

A.

A.

JL
1.

^.

A.

A-

A-

A-

JL
s

^
A.

A.

53.795.00

22,300.00

10,420.00

13.830.00

23.750.00

A.

JL
A-

A.

$

A-

A.

A.

A.

A.

A.

A.

A.

£.

A.

A.

A.

1.

s
$

i.

48,320.00

23.005.00

11,980.00

17,635.00

14.735,00

2,270,00

16.750.00

S.380.00

11.995.00

A.

x
A.

A.

A-

A.

$
-s-

-s-

A-

A.

£.

-£-

A.

A.

A.

A.

JL
^.

A.

A.

5,820.00

49,990.00

24,355.00

2.270.00

43,620.00

A.

A.

A.

A.

x
A-

_s.

$
$

JL
A.

A.

A.

A.

A.

A.

A.

^
A.

A-

A.

53,795.00

22,300.00

10,420,00

13.B30.00

23.750.00

43,320.00

23,005.00

11,980.00

17.635.00

14,735,00

2,270.00

16,750.00

6,380.00

11,995.00

5,820,00

45,990.00

24,355.00

2,270.00

43,620.00

16.524.75

37.895.00

A.

A.

JL
A.

A.

A-

s

s

$

A.

-£_

JL
A
A.

A.

A.

JL
A.

A.

A.

A

53,795.00

2.050.00

10.420.00

9.030.00

1.4,100.00.

5,320.00

18,805.00

11,380.00

17,635.00

1.235.00

2.270.00

16.750.00
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Scope of Services — Concourse B, C and D Additional TSA Screening Lanes Final
Construction Documents and Bid/Award Support Services

I. OBJECTIVE

The Lee County Port Authority (LCPA) desires to engage Kimley-Hom (KH) to prepare
construction documents to modify the existing security checkpoints at each concourse. The
purpose of these improvements is to increase the screening capacity until such time
permanent improvements can be initiated. This task also includes support services during
the bid/award process.

Each checkpoint currently consists of four (4) screening lanes. The intent is to increase the
number of screening lanes to five (5) for Concourse C (with capability to expand to 6) and
(6) for Concourses B and D. The Transportation Security Administration (TSA) will
provide the needed screening equipment while the Lee County Port Authority (LCPA) will

provide the needed infrastructure improvements.

DESCRIPTION

During peak periods of the travel season (generally Thanksgiving through Easter) security
lines backup at the TSA security checkpoints to the point customer service is being
affected. LCPA working with TSA would like to add two (2) additional screening lines at
Concourses B, and D and one (1) Additional lane at Concourse C. The intent is to increase
the processing at each checkpoint allowing passengers to access the secure areas quicker
and more efficiently.

This task will prepare construction documents and provide support during the bid and
award process.

II. SERVICES

Task 1- Development of Construction Documents

Building on work completed previously, the Kimley Horn (KH) team will prepare the
construction documents. Design Development has been completed in a separate task.

Once comments to the Design Development documents are received, KH will incorporate
the comments and complete the constmction documents. Documents will be prepared
sufficient for the Construction/Manager/General Contractor, CM/GC, to procure subtrade
bids, enter into a subcontract and construct the needed improvements. Improvements are

generally identified as follows:

• Relocate existing screening equipment to the new configuration. (New equipment
will be supplied and installed by TSA).

• Provide power and data ports to the relocated and new locations. Power sources
will be provided from closest available sources as identified in the site verification

memo.

• Provide Glass Walls to separate screening activities.

• Relocate private screening areas at each checkpoint

• Adjust existing cameras and provide new cameras for new configuration and
screening lanes.

1



• Verify and increase, if necessary, data storage for new cameras. Camera

placement will be developed in concert with local TSA officials with a viewing
verification element being written into the project requirements.

Final construction documents will be distributed to LCPA, TSA and the CM/GC for
project execution.

It is assumed all major work elements have been established and the completion of the
construction documents from Design Development documents to final completion is
limited to incorporating final comments from LCPA, TSA and the CM/GC as well as
final plan revisions and quality control.

Task 2 -Bid and Award Support Services

To support LCPA and the CM/GC during the bid and award process the KH team will
provide the following services.

• Attend a pre-bid meeting scheduled by the CM/GC which may include a site

watkthrough.

• Respond to a reasonable number of questions during the bid process and issue
addendum, if necessary.

• Evaluate bids and provide a recommendation to award, if warranted.

HI INFORMATION PROVIDED BY CLIENT

We shall be entitled to rely on the completeness and accuracy of all information
provided by the Client or the Client's consultants or representatives. The Client shall

provide all informaticm requested by KHA during the project, including but not limited
to the following:

• Electronic CAD drawings of equipment to be utilized by TSA. It is not KH s
intent to develop details of equipment for layout and usage.

IV DELFVERABLES

The deliverables will include the following:
1. Final Construction Plans and Specifications
2. Respond to questions issue addendum during construction
3. Recommendation to award

IV. SCHEDULE



It is the intent to have documents of sufficient detail to initiate the bidding process in July
2019. Construction documents will be provided within 15 calendar days of receipt of
comments from Design Development submittal.

V. SPECIAL CONDITIONS

A. Additional Services

The Consultant shall not perform any additional services without prior written consent of
the Port Authority. Any request for additional fees shall be submitted in writing to the Port
Authority Project Manager prior to any work performed. Any variance from the contracted
scope will be considered additional services. Additional services would include
architectural services related to reallocation of Concourse areas for the purpose of
increasing the screening areas.

VI. ASSUMPTIONS

Improvements to each checkpoint will be limited to utilizing existing space available. The
scope of work includes only minor architectural work associated with relocating a
screening room at each checkpoint location.

VII. FEE SUMMARY

KHA will perform the services for the total lump sum fee below. The fee includes, but is
not limited to, reimbursement for trips, long distance telephone calls, facsimiles, direct

expenses, postage, delivery, computer plots and work printing. All permitting, application,
and similar project fees will be paid directly by the Client.

Total Lump Sum Fee $ 37,895

Lump sum fees will be invoiced monthly based upon the overall percentage of services
performed. Payment will be due as required in contract.



LEE COUNTY PORT AUTHORITY
DBE and W/MBE Participation Form

Task/project Name

Task # (if available)

Concourse B, C and D Additional TSA Screening Lanes Design Development
Services

CA#

1) Consultant/Contracting Firm: Kimley-Hom and Associates

2) Scope of Service(s): Prepare 50% and 80% level construction documenSs to modify the existing security
checkpoints at Concourse B, C and D.

3) Identify subconsulting/subcontracting opportunity(s) under this task: Electrical Engineering

4) LCPA DBE Manager Consuitation Date: 5/31/2019

5) Appiicable Minority Certification(s): DBE D W/MBE [E3 Both D (Verify with DBE Manager)
(Only companies certified as DBE or W/MBE in the State of Florida can be applied toward the anticipated % goal.)

6) Anticipated Participation Goa!: 0 %

7) List all efforts that were taken in order to include and/or increase DBE or W/MBE participation under this task.
Attach a)l relevant supporting documentation.

1. No DBE will be used. Electrical Engineerina to be provided by OCI who has performed similar
work at the airport and is knowledgeabie aboui the existina security svstem.

2.

3.

4.

Attach Additional Sheets as Necessary

Consultant's Authorized Representative

Michael Carey

Printed Name

Senior Project Manager

Title

May 31, 2019

Date

Lee County Port Authority

C om m e n t^/&) n cu rrences

Date

Submit to: JulioA. Rodriguez
Lee County Port Authority

1 -t 000 Terminal Access Rd., Suite 8671
FortMyers,FL 33917



 



11. RECOMMENDED APPROVAL

DEPUTY EXEC 
DIRECTOR 

Mark R. FisherMark R. FisherMark R. FisherMark R. Fisher    

COMMUNICATIONS 
AND MARKETING 

Victoria B. Victoria B. Victoria B. Victoria B. 
MorelandMorelandMorelandMoreland    

OTHER 

N/AN/AN/AN/A    

FINANCE 

Brian W. Brian W. Brian W. Brian W. 
McGonagleMcGonagleMcGonagleMcGonagle    

PORT ATTORNEY 

Gregory S. Gregory S. Gregory S. Gregory S. 
HagenHagenHagenHagen    

EXECUTIVE DIRECTOR 

Jeffrey A. MulderJeffrey A. MulderJeffrey A. MulderJeffrey A. Mulder    

12. SPECIAL MANAGEMENT COMMITTEE
RECOMMENDATION:

APPROVED 
APPROVED as AMENDED 
DENIED     
OTHER 

13. PORT AUTHORITY ACTION:

APPROVED 
APPROVED as AMENDED 
DENIED 
DEFERRED to 
OTHER 

BOARD OF PORT COMMISSIONERS 
OF THE 

LEE COUNTY PORT AUTHORITY 
1. REQUESTED MOTION/PURPOSE: Approve Letter of Release from the

Federal Aviation Administration for parcels of land within Southwest
Florida International Airport’s inventory, commonly referred to as the
“Commerce Lakes Parcel”.

2. FUNDING SOURCE:  N/A
3. TERM:  N/A
4. WHAT ACTION ACCOMPLISHES: FAA approval to release

approximately 22.14 acres of surplus property from RSW airport’s
inventory.

5. CATEGORY: 10. 
Consent Agenda

6. ASMC MEETING DATE: 6/11/2019

7. BoPC MEETING DATE:  6/27/2019

8. AGENDA:

CEREMONIAL/PUBLIC PRESENTATION 

X CONSENT 

ADMINISTRATIVE 

9. REQUESTOR OF INFORMATION:
(ALL REQUESTS)
NAME  Mark Fisher

 DIV.     Development 

10. BACKGROUND:

RSW consists of approximately 13,555 acres, 6,555 of which is used for the daily operation and expansion of the airport 
and 7,000 acres that serve as Mitigation Park as a permit requirement for the airport’s expansion in 2005 and beyond.  
The Commerce Lakes Parcel consists of two (2) parcels of approximately 22.14 acres that are separated by a four-lane 
divided highway from contiguous airport property. There is no planned airport development for these parcels and, 
although the marketing of these parcels for lease has been ongoing for more than a decade, there has been little serious 
interest. However, there has been some recent interest in the property’s purchase. 

The Commerce Lakes Parcel is not needed for current of future airport operations or expansion.  Therefore, the LCPA 
advertised a competitive bid for the property’s sale and purchase. The fair market value of the Commerce Lakes Parcel 
is estimated at $2,042,695 - $2,222,695 based on the two appraisals. 1227 Holdings, LLC, as the only bidder, offered to 
purchase the Commerce Lakes Parcel for a price within the Fair Market Value range for a purchase price of $2,050,000. 

In accordance with our grant assurances and federal regulations, the Commerce Lakes Parcel is deemed surplus to 
future aviation needs and, therefore, FAA approval and fair market value compensation is required for its release from 
the RSW airport’s inventory.  With FAA’s endorsement, LCPA staff recommends the Board execute the attached Letter 
of Release with the accompanying conditions. 

Attachments: 
Commerce Lakes Parcel 



Background (continued) 

 

LCPA Request Letter 
FAA Letter of Release 

 



Commerce Lakes 
Parcel 

Gateway 
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LEE COUNTY PORT AUTHORITY
Direct Dial: (239) 590-4600

Fax: (239) 590-4688

January 25, 2019

JEFF MULDER. A.A.E.

EXECUTIVE DIRECTOR

RICHARD WM. WESCH

PORT AUTHORITY ATTORNEY

BOARD OF

PORT COMMISSIONERS

BRIAN HAMMAN

LARRY KlKER

FRANK MANN

JOHN E. MANNING

CECIL L PENDERGRASS

Ms. Marisol Elliot
Federal Aviation Administration
Orland Airports District Office
8427 South Park Circle, Suite 524
Orlando, Florida 32819

RE: Release of Surplus Property

Commerce Lakes Parcel

Dear Ms. Elliot:

In accordance with FAA Order 5190.6A, please let this letter serve as our

request to release approximately 22.14 acres of property previously identified on

the Southwest Florida International Airport (RSW) Airport Layout Plan. This
property is commonly referred to as the Commerce Lakes Parcel.

RSW consists of approximately 13,555 acres, 6,555 of which is used for the

daily operation and expansion of the airport and 7,000 acres that serve as a
Mitigation Park as a permit requirement for the airport's expansion in 2005 and

beyond. The Commerce Lakes Parcel actually consists of two (2) parcels

separated by Commerce Lakes Drive. The Commerce Lakes Parcel consists of

approximately 22.14 acres that are separated by a four-lane divided highway

from contiguous airport property. There is no planned airport development for

the Parcel and, although the marketing of the Parcel for lease has been ongoing

for more than a decade, there has been little serious interest. However, there has

been some recent interest in the property's purchase.

The Commerce Lakes Parcel is not needed for current or future airport

operations or expansion. Therefore, the LCPA advertised for competitive bids
for the property's sale and purchase. Conditions of the sale include:

• Two independent appraisals were completed which concluded that the
Fair Market Value for the Commerce Lakes Parcel is $2,042,695 -

$2,222,695.
• 1227 Holdings, LLC, as the only bidder, will purchase the Commerce

Lakes Parcel for a price within the Fair Market Value range for a

purchase price of $2,050,000.

• $2,050,000 will be paid by the Purchaser to the LCPA and immediately
deposited into an identifiable interest bearing account currently paying

the highest interest rate. The proceeds will remain in this account until
utilized in accordance with FAA Order 5190.6A.

SOUTHWEST FLORIDA INTERNATIONAL AIRPORT
11000 Terminal Access Road, Suite 8671 Fort Myers, Florida 33913-8213

www.flylcpa.com



Page Two
Marisol Elliot
January 25, 2019

The LCPA will expend, within five (5) years of the Deed of Release
execution date, the sum of $2,050,000 for purposes in accordance with
FAA Order 5190.6A. It is understood and agreed that this amount will

not be eligible as sponsor-matching funds for federally assisted airport

development. The LCPA will maintain records of these expenditures in

accordance with accepted business practices for three (3) years and keep
the records open for inspection by the FAA at any time.

All conditions of the FAA's Release shall the responsibility of the
Property Purchaser and be made a part of the purchase agreement, and

incorporate into the deed of conveyance, as appropriate.

The Purchaser shall ensure that they and any successor owners of the

property shall allow in perpetuity, for the use and benefit of the public,
the right of flight for the passage of aircraft in the airspace above the
surface of the subject property, the right for existing and future aircraft to

generate noise in that airspace, and the right to use the airspace to land

and take off from an airport.

Ensure that the Purchaser and their successors and assigns restrict the
height of structures, objects of natural growth, and other obstruction on

the subject property to such a height so as to comply with Federal
Aviation Regulations, Part 77, Florida Statutes and the Lee County Land

Development Code.

Ensure that the Purchaser and their successors and assigns do not allow

any use of the subject property that would interfere with the landing and
taking off of aircraft at RSW or otherwise constitute an airport hazard,

including wildlife hazards.
The Purchaser will retain or reserve the necessary interests or rights to

ensure that the subject property will only be used for purposes
compatible with noise levels generated by aircraft using RSW.

The Purchaser and their successors and assigns shall not permit or afford

access from the subject property onto RSW property for any aeronautical

purpose.

The Purchaser will be responsible for complying with all local, state and

federal regulatory permits related to the subject property unless amended
by the Purchaser.

The Purchaser shall ensure that the rights and interests of the public

using RSW are protected and will prevent any use of the subject parcel
that would constitute an airport hazard as determined by the FAA, FDOT

or the LCPA.

The LCPA will update the RSW Airport Layout Plan Exhibit "A"
Property Map upon acceptance of the release to reflect the new airport

boundaries.



Page Three
Marisol Elliot
January 25, 2019

In accordance with our grant assurances and federal regulations, the Commerce

Lakes Parcel is deemed surplus to future aviation needs and, therefore, FAA

approval and fair market value compensation is requested for its release from the

RSW airport's inventory.

We greatly appreciate your consideration of the above request. If you have any

questions, or if you require any additional information, please let me know.

Mark'R. Fisher, AAE

Deputy Executive Director - Development

MRF/rr

Attachments:

FMV Appraisals
Bid Documents

Cc: Juliet Iglesias, Grants Manager

Greg Hagen, Chief Asst. Port Attorney



®
Orlando Airports District Office

U^Department 842"7SouihPaIcird'euSte!5^4
of Transportation OrFando"FL 3~2819" ~'~'

Federal Aviation Phone: (407) 487-7720
Administration Fax: (407) 487-7135

May 2, 2019

Mark R. Fisher, AAE
Deputy Executive Director-Development

Southwest Florida International Airport

11000 Terminal Access Road, Suite 8671
Fort Myers, Florida 33913-8213

Letter of Release (AIP Grant-Obligafed Land)
Southwest Florida International Airport
Commerce Lakes Parcel (22.14 acres)

Fort Myers, Florida

Dear Mr. Fisher:

This is in response to your letter dated January 25, 2019, requesting that Commerce Lakes

Parcel consisting of 22.14 acres be released from the terms, conditions, and obligations of

currently active Grant Agreements between the Federal Aviation Admmistration (FAA) and
the Lee County Port Authority.

The requested release is for the purpose of permitting the Airport Owner to dispose or sell

this property and convey title of this property for commercial purposes.

We have concluded that this property, as described below, is no longer needed for airport

purposes:

COMMERCE LAKES PARCEL

PARCEL B

A PARCEL OF LAND IN SECTIONS 17 AND 18, TOWNSHIP 45 SOUTH,
RANGE 26 EAST, LEE COUNTY, FLORIDA, BEING A PORTION OF
"PARCEL 35" AS DESCRIBED IN OFFICIAL RECORDS BOOK 1399, PAGE
1901, OF THE PUBLIC RECORDS OF LEE COUNTY, FLORIDA, AND BEING
DESCRIBED AS FOLLOWS:

FOR A POINT OF REFERENCE COMMENCE AT THE SOUTH 1/4 CORNER
OF SECTION 17, TOWNSHIP 45 SOUTH, RANGE 26 EAST, LEE COUNTY,
FLORIDA; THENCE RUN N 01° 00' 01" W, ALONG THE EAST LINE OF THE
SOUTHWEST 1/4 OF SAID SECTION 17, ALSO BE!NG THE EAST LINE OF



"PARCEL 35(1 AS DESCRIBED IN OFFiCiAL RECORDS BOOK 1399, PAGE
1901,OF THE PUBLIC RECORDS OF LEE COUNTY, FLORIDA, 2663.67
FEET TO THE NORTHEAST CORNER OF SAID SOUTHWEST 1/4; THENCE
S 89° 30' 41" W, ALONG THE NORTH LINE OF SA!D SOUTHWEST 1/4, AND
THE NORTH LINE OF SAID "PARCEL 35", A DISTANCE OF 808.27 FEET TO
AN INTERSECTION WITH THE NORTHERLY UNE OF "PARCEL 6" OF THAT
CERTAIN RELEASE GRANTED TO THE LEE COUNTY PORT AUTHORITY
BY THE FEDERAL AVIATION ADMINISTRATION DATED JULY 12, 1990 AND
THE POINT OF BEGINNING; THENCE CONTINUE S 89° 30' 41"W, ALONG
THE NORTH LINE OF SAID SOUTHWEST 1/4. AND THE NORTH LINE OF
SAID "PARCEL 35", A DISTANCE OF 1302.29 FEET; THENCE S 53° 57' 54"
W, ALONG THE NORTHWESTERLY LINE OF SA!D "PARCEL 35", A
DISTANCE OF1025.93 FEET TO AN INTERSECTION WITH THE EASTERLY
LINE OF A NORTHWESTERLY PROTRUSiON OF AFORESAID "PARCEL 6";
THENCE S 36° 01' 14" E, ALONG SA!D EASTERLY LINE, 62.78 FEET TO
THE POINT OF CURVATURE OF A CURVE, CONCAVE TO THE
SOUTHWEST, HAVING A RADIUS OF 300.00 FEET; THENCE
SOUTHEASTERLY, ALONG THE ARC OF SAID CURVE, THROUGH A
CENTRAL ANGLE OF 23° 31' 07", A DISTANCE OF 123.14 FEET TO THE
POINT OF TANGENCY; THENCE S 12° 30' 05" E, A DISTANCE OF 80.71
FEET TO AFORESAID NORTHERLY LINE OF "PARCEL 6"; THENCE N 77°
59' 42" E, ALONG SAID NORTHERLY LINE, 566.16 FEET TO THE POINT OF
CURVATURE OF A CURVE, CONCAVE TO THE NORTHWEST, HAVING A
RADIUS OF 3114.04 FEET; THENCE NORTHEASTERLY, ALONG THE ARC
OF SAID CURVE, THROUGH A CENTRAL ANGLE OF 24° 00' 00", A
DISTANCE OF 1304.41 FEET TO A POINT OF TANGENCY; THENCE N 53°
59' 42" E, A DISTANCE OF 359.18 FEET TO THE POINT OF BEGINNING.

SAID PARCEL B CONTAINING 20.64 ACRES (MORE OR LESS)

PARCEL C

A PARCEL OF LAND !N SECTION 18, TOWNSHIP 45 SOUTH, RANGE 26
EAST, LEE COUNTY, FLORIDA, BEING A PORTION OF "PARCEL 35" AS
DESCRIBED IN OFFICIAL RECORDS BOOK 1399, PAGE 1901, OF THE
PUBLIC RECORDS OF LEE COUNTY, FLORIDA, AND BEING
DESCRIBED AS FOLLOWS:

FOR A POINT OF REFERENCE COMMENCE AT THE SOUTH 1/4 CORNER
OF SECTiON 17, TOWNSHIP 45 SOUTH, RANGE 26 EAST, LEE COUNTY,
FLORIDA; THENCE RUN N 01° 00' 01" W, ALONG THE EAST LINE OF THE
SOUTHWEST 1/4 OFSA!D SECTION 17, ALSO BEING THE EAST LINE OF
"PARCEL 35" AS DESCRIBED !N OFFICIAL RECORDS BOOK 1399, PAGE
1901, OF THE PUBLIC RECORDS OF LEE COUNTY, FLORIDA, 2663.67
FEET TO THE NORTHEAST CORNER OF SAID SOUTHWEST 1/4;THENCE S



89° 30' 41" W, ALONG THE NORTH LINE OF SAID SOUTHWEST 1/4, AND
THE NORTH LINE OF SAID "PARCEL 35", A DISTANCE OF 2110.56 FEET;
THENCE S 53° 57' 54" W, ALONG THE NORTHWESTERLY LINE OF SAID
"PARCEL 35", A DISTANCE OF1145.94 FEET TO THE POINT OF
BEGINNING; THENCE CONTINUE S 53° 57' 54" W, ALONG THE
NORTHWESTERLY LINE OF SAID "PARCEL 35". A DISTANCE OF 654.96
FEET TO AN INTERSECTION WITH THE NORTHERLY LINE OF "PARCEL 6"
OF THAT CERTAIN RELEASE GRANTED TO THE LEE COUNTY PORT
AUTHORITY BY THE FEDERAL AVIATION ADMINISTRATION DATED JULY
12,1990 AND A POINT ON A NON-TANGENT CURVE, CONCAVE TO THE
SOUTH, HAVING A RADiUS OF 4743.66 FEET, THROUGH WHICH A RAD!AL
UNE PASSES BEARING N 20° 58' 38" W; THENCE EASTERLY, ALONG THE
ARC OF SAID CURVE, THROUGH A CENTRAL ANGLE OF 07° 45( 57", A
DISTANCE OF 642.96 FEET TO AN INTERSECTION WITH THE WESTERLY
LINE OF A NORTHWESTERLY PROTRUSION OF AFORESAID "PARCEL 6";
THENCE N 12° 30' 05' W, ALONG SAID WESTERLY LINE, 80.87 FEET TO
THE POINT OF CURVATURE OF A CURVE, CONCAVE TO THE
SOUTHWEST, HAVING A RADIUS OF 180.00 FEET; THENCE
NORTHWESTERLY, ALONG THE ARC OF SAID CURVE, THROUGH A
CENTRAL ANGLE OF 23° 31' 09", A DISTANCE OF 73.89 FEET TO A POINT
OF TANGENCY; THENCE N 36° 01' 14" W, 62.57 FEET TO THE POINT OF
BEGINNING.

SA!D PARCEL C CONTAINING 1.51 ACRES (MORE OR LESS)

By accepting this release, agrees to:

1. Deposit, immediately after the sale, $2,050,000 based on its current FMV or an

equivalent amount, into an identifiable interest bearing account currently paying the

highest interest rate. The proceeds should remain in this account until utilized in
accordance with FAA Order 5190.6B.

2. Maintain accurate records of expenditures from the account in accordance with accepted

business practices, and for three (3) years after the approved project is completed, keep
the records open for inspection by the FAA at any time.

3. Ensure that whoever the land is initially and subsequently conveyed to including the
airport owner, they and their successors and assigns protect the rights and interests of the

public in Southwest Florida International Airport and prevent any use of subject property
that would constitute an airport hazard, including wildlife hazards.

4. Within 90 days, update the Airport Layout Plan and Exhibit "A" Property Map to reflect
the new airport boundaries.



5. Ensure that they and their successors and assigns retain, for the use and benefit of the

public, the right of flight for the passage of aircraft in the airspace above the surface of
the subject property, the right for existing and future aircraft to generate noise in that
airspace, and the right to use the airspace to land on or take off from the airport.

6. Ensure that they and their successors and assigns shall not permit/afford access from the

subject property onto Southwest Florida International Airport property for aeronautical
purposes.

In consideration of these premises, the FAA agrees to release the Airport Owner from the
obligations, terms, and conditions of the existing grant agreements as of the date of this

agreement as they may relate to the subject property.

Please indicate your acceptance of these conditions by signing and completing the bottom
portion of this letter and the enclosed duplicate and returning one copy to our office.

Sincerely,

-W^U(L\W—
Rebecca Henry Harper

Acting Manager

1 Enclosure

Accepted for Lee County Port Authority

By:

Title:

Date:



11. RECOMMENDED APPROVAL

DEPUTY EXEC 
DIRECTOR 

COMMUNICATIONS 
AND MARKETING 

OTHER FINANCE PORT ATTORNEY EXECUTIVE DIRECTOR 

Jeffrey A. MulderJeffrey A. MulderJeffrey A. MulderJeffrey A. Mulder    

12. SPECIAL MANAGEMENT COMMITTEE
RECOMMENDATION:

APPROVED 
APPROVED as AMENDED 
DENIED     
OTHER 

13. PORT AUTHORITY ACTION:

APPROVED 
APPROVED as AMENDED 
DENIED 
DEFERRED to 
OTHER 

BOARD OF PORT COMMISSIONERS 
OF THE 

LEE COUNTY PORT AUTHORITY 
1. REQUESTED MOTION/PURPOSE: Request Board award RFB #19-03,

Sale of Surplus Real Property – Commerce Lakes Drive Parcel to
1227 Holdings, LLC, the sole bidder, in the amount of $2,050,000.00
and recommend the Board of County Commissioners authorize the
Chair or Vice-Chair to execute a real estate sales agreement and all
necessary closing documents.

2. FUNDING SOURCE:  N/A
3. TERM:  N/A
4. WHAT ACTION ACCOMPLISHES: Authorize sale of approximately

22.14 acre Commerce Lakes Drive Parcel as surplus property
following solicitation of competitive bids and receipt of May 2, 2019,
Letter of Release (AIP Grant-Obligated Land), from the Federal
Aviation Administration.

5. CATEGORY: 11. 
Consent Agenda

6. ASMC MEETING DATE: 6/11/2019

7. BoPC MEETING DATE:  6/27/2019

8. AGENDA:

CEREMONIAL/PUBLIC PRESENTATION 

X CONSENT 

ADMINISTRATIVE 

9. REQUESTOR OF INFORMATION:
(ALL REQUESTS)
NAME  Gregory S. Hagen

 DIV.     Port Attorney 

10. BACKGROUND:
On December 19, 2018, the Port Authority advertised Request for Bids (RFB) 19-03 seeking competitive bids for the 
Sale of Surplus Real Property, an approximately 22.14 acre Commerce Lakes Drive Parcel, located north of the 
Southwest Florida International Airport (“Airport”).  The Parcel actually consists of two smaller parcels located on 
opposite corners of Commerce Lakes Drive and separated from the north side of the Airport by Daniels Parkway.   

While the Parcel was acquired by Lee County as part of the original Airport land acquisition and has remained in the 
Airport lands inventory since its acquisition, Port Authority staff has determined it is not needed for aviation purposes and 
has been unsuccessful in leasing the Parcel for a non-aviation use.  Staff has therefore requested and received a Letter 
of Release from the Federal Aviation Administration that releases the Parcel from the FAA’s Grant Obligations and 
authorizes its sale as surplus property on certain conditions.   

RFB 19-03 was advertised in accord with Section 125.35, Florida Statutes and federal law.  On January 15, 2019, the 
Port Authority received a single bid from 1227 Holdings, LLC, in the amount of $2,050,000.00.  The bid amount exceeds 
the minimum bid amount set out in the Request for Bids and the most recent appraised value for the Parcel.   

Staff recommends the Board award the bid to 1227 Holdings, LLC, and recommend the Board of County Commissioners 



Background (continued) 

 

authorize the Chair or Vice-Chair to execute a Real Estate Sales Agreement, in substantially the attached form, together 
with all closing documents necessary to complete sale of the Parcel.  The FAA Letter of Release will be presented for 
Board approval as a separate Agenda item.   
 
Attachment:  Request for Bids 19-03 
                     Bid Tabulation Sheet 
                     Official Bid Form – 1227 Holdings, LLC 
                     Draft Real Estate Sales Agreement 
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PART A – GENERAL INFORMATION AND CONDITIONS 
 
DOCUMENT NO:  RFB #19-03 
 
LEGAL NOTICE TO BIDDERS 

NOTICE IS HEREBY given that sealed bids will be received by the LEE COUNTY PORT AUTHORITY, 
sometimes referred to hereafter as "Port Authority," or "Authority," from all interested and qualified parties for 
the sale of a vacant parcel located on opposite corners of the intersection of Commerce Lakes Drive and Daniels 
Parkway, Fort Myers, Florida. 

BID OPENING: TUESDAY, JANUARY 15, 2019, 2:00 P.M., CONFERENCE ROOM, THIRD (3RD) FLOOR, 
11000 TERMINAL ACCESS ROAD, SUITE 8671, FORT MYERS, FL  33913-8899 

Opening of the Bids will occur immediately thereafter in a Conference Room on the third (3rd) Floor.  The Lee 
County Port Authority reserves the right to extend the time and date of the Bid Opening in its sole discretion, 
when deemed to be in the best interest of the Authority. 

1. INSTRUCTIONS TO BIDDERS  
 

1.1 DELIVERY OF BIDS  
 

(a) The delivery of the bid to the Lee County Port Authority prior to the deadline is solely and 
strictly the responsibility of the Bidder.  The deadline for delivery of all bids is 2:00 p.m., local 
time, January 15, 2019.  One (1) original and one (1) electronic copy in PDF format as a single file on 
a USB flash/travel drive of bid shall be delivered. The original submittal will govern over USB 
flash/travel drive. All bids must be sealed and marked: RFB #19-03, SALE OF SURPLUS REAL 
PROPERTY – COMMERCE LAKES DRIVE PARCEL.  All bids must be delivered to the LEE 
COUNTY PORT AUTHORITY, PURCHASING OFFICE, third (3RD) FLOOR, SOUTHWEST 
FLORIDA INTERNATIONAL AIRPORT, 11000 TERMINAL ACCESS ROAD, SUITE 8671, 
FORT MYERS, FLORIDA 33913-8899.  

 
(b) Electronically submitted or faxed bids will not be considered.  
 
(c) For informational purposes, the Bidder is advised that the United States Postal Service and even 

Express Mail Services may not deliver your bid in a timely manner.  Bidders are cautioned to plan 
necessary delivery time accordingly. 

 
(d) The delivery of said bid to the Lee County Port Authority (LCPA) - Purchasing Office prior to the 

time stated in the previous section is solely and strictly the responsibility of the bidder.  The Lee 
County Port Authority Purchasing Office will not be responsible for delays caused by any delivery 
services that may be used or for any other reason.  The Bidder is hereby directed to cause delivery of 
their bid prior to the bid opening time.  The bid delivery deadline will be scrupulously observed.  Any 
bid received after the bid opening time will not be considered. 
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1.2 MINIMUM OFFER 

 The Port Authority will only consider Bids that are above the appraised value of $2,042,695.00 for the 
entire Commerce Lakes Drive Parcel.  The entire parcel consists of approximately 22.1 +/- acres and 
has been appraised as two (2) separate parcels as follows:  Northeast Corner of Commerce Lakes Drive 
and Daniels Parkway (also called Skyplex Parcel 11a), Appraisal Report dated November 15, 2017, and 
prepared by Valbridge Property Advisors; and the Northwest Corner of Commerce Lakes Drive and 
Daniels Parkway (also called parcel Skyplex Parcel 11b), Appraisal Report dated November 10, 2017, 
and prepared by Maxwell, Hendry, Simmons. Copies of the two appraisals are attached as Exhibits “A” 
and “B”.  

1.3 INQUIRIES/RESULTS 

Except during a scheduled prebid meeting, the Authority will not respond to oral inquiries concerning 
this Request for Bids (“RFB”).  Bidders may submit written, faxed, or email inquiries regarding this 
RFB addressed to the Lee County Port Authority, Attn: Toni Elias, Senior Purchasing Agent, 11000 
Terminal Access Road, Suite 8671, Fort Myers, FL  33913-8899, via fax: (239) 590-4558, or email: 
taelias@flylcpa.com.  The Authority may choose not to respond to written, faxed or email inquiries 
received after 2:00 pm, local time, January 3, 2019. 

The Authority utilizes Public Purchase to distribute information/specifications/addenda/results.  
Interested individuals or firms may register to receive this information free of charge by registering at 
https://www.publicpurchase.com/gems/register/vendor/register or contacting Public Purchase Vendor 
Support at (801) 932-7000 or accessing the electronic link available from the Port Authority website 
www.flylcpa.com or by calling the Purchasing Office at (239) 590-4556.  It shall be the responsibility of the 
bidder, prior to submitting their bid, to contact the Purchasing Office to determine if addenda to this 
RFB have been issued and, if issued, acknowledging and incorporating them into their bid. All results 
concerning this Request for Bids will be posted via Public Purchase or by contacting the Purchasing 
Office.     

1.4  COST OF PREPARATION  

 The cost of preparing a Bid in response to this RFB shall be borne entirely by the bidder.  

2. AMERICANS WITH DISABILITIES ACT NOTICE 

The Lee County Port Authority will not discriminate against individuals with disabilities.  Any person 
needing special accommodations for attendance at a public bid opening or prebid meeting should contact 
Toni Elias, Senior Purchasing Agent, Lee County Port Authority, Purchasing Office, taelias@flylcpa.com,  
(239) 590-4539, fax (239) 590-4539 at least seven (7) days before the meeting. 

3.   NONDISCRIMINATION CLAUSE  

Pursuant to Title 49, Code of Federal Regulations, Department of Transportation, Subtitle A, Office of the 
Secretary, Part 21, Nondiscrimination in Federally assisted programs of the Department of Transportation-
Effectuation of Title VI of the Civil Rights Act of 1964, the Restoration Act of 1987, the Florida Civil 
Rights Act of 1992, and as said Regulations may be amended, the Contractor/Consultant must assure that 
“no person in the United States shall on the basis of race, color, national origin, sex, creed or disability be 
excluded from participation in, be denied the benefits of, or be otherwise subjected to discrimination under 
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any program or activity,” and in the selection and retention of subcontractors/subconsultants, including 
procurements of materials and leases of equipment. 

The contractor will not participate directly or indirectly in the discrimination prohibited by the Acts and the 
Regulations, including employment practices when the contract covers any activity, project, or program set 
forth in Appendix B of 49 CFR Part 21. 

 
4.   GENERAL CIVIL RIGHTS CLAUSE 
 

The Contractor agrees to comply with pertinent statutes, Executive Orders and such rules as are promulgated 
to ensure that no person shall, on the grounds of race, creed, color, national origin, sex, age, or disability be 
excluded from participating in any activity conducted with or benefiting from Federal assistance. 

 
This provision binds the Contractor and subcontractors from the bid solicitation period though the 
completion of the contract. This provision is in addition to that required by Title VI of the Civil Rights 
Act of 1964. 

 
5. SUBMITTAL OF BIDS 
 

5.1 Submitted bids shall not be valid unless: sealed in an envelope marked "Sealed Bid"; identified by the 
name and address of the individual or firm bidding;  project name; bid number; and the date and time of 
bid opening.  Bids are to be accompanied by one (1) original and one (1) identical electronic copy in 
PDF format as a single file on a USB flash/travel drive of the following: 

 
 Form 1 – Bidder’s Certification 
  Form 2 – Official Bid Form  
  Form 3 – Lobbying Affidavit 
  Form 4 – Public Entity Crimes Form 
  Form 5 – Bidder's Scrutinized Companies Certification  
 

5.2  A Bidder’s submittal will be considered a binding offer.  The submission of a Bid shall be taken as 
prima facie evidence that the Bidder has familiarized itself with the contents of this RFB. 

5.3  Bidders contracting in a corporate capacity must submit documentation from the Florida Department of 
State verifying that the entity is a Florida Corporation or other Florida business entity in good standing 
or is a foreign corporation which has registered and is authorized to do business in the State of Florida. 

 
6. EXAMINATION OF SPECIFICATIONS: 
 

Each bidder is required, before submitting a bid, to be thoroughly familiar with these specifications 
contained herein.  No additional allowances will be made because of lack of knowledge of these 
specifications. Bidders shall fill in all information requested on the bid form. 
 

7. DISQUALIFICATION  

7.1 RESPONSIVE BIDS 

The Lee County Port Authority reserves the right to reject, at its sole discretion, before or after opening, 
any bids that are determined to be nonresponsive. 
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The Lee County Port Authority may consider any bid informal, that is not prepared and submitted in 
strict accordance with the provisions of this Request for Bids, and may waive any minor informalities 
or irregularities, at its sole discretion. 

The Lee County Port Authority also reserves the right to reject all bids in response to the Request for 
Bids, in its sole discretion. 

7.2 AUTOMATIC DISQUALIFICATION 

A bidder shall be disqualified from consideration for award under this bid, for any of the following 
reasons: 
• Failure to submit bidder’s Certification with bid Submittal 
• Lobbying the Lee County Board of Port Commissioners, members of the Airports Special 

Management Committee, or employees of the Lee County Port Authority, individually or 
collectively, regarding this Port Authority Request for Bids 

• Collusion with the intent to defraud or other illegal practices upon the part of any firm 
submitting a bid 

• Being on the Convicted Vendors List 
• Being on any Scrutinized Companies List or otherwise ineligible to submit a bid under Section 

287.135, Florida Statutes 
• Not being registered to do business in the State of Florida prior to submitting bid 

The Port Authority, at its sole discretion, may request clarification or additional information to 
determine a bidder’s responsiveness.  

 
8. LOBBYING PROHIBITION 
 

All interested parties are hereby given notice that the Lee County Port Authority, Board of Port 
Commissioners, members of the Airports Special Management Committee, all Lee County Port 
Authority employees (with the exception of the Purchasing Office personnel designated to receive 
requests for interpretations or corrections), do not wish to be lobbied, either individually or 
collectively regarding this Request for Bids.  During the entire procurement process all firms, their 
partners, subcontractors, vendors and their agents are hereby placed on notice that they are not to 
contact any persons listed above for such purposes as holding meetings of introduction, dinners, 
etc., if they intend to submit or have submitted a bid for this project.  All firms and their agents will 
be required to submit individual affidavits stating that they have not engaged in lobbying activities 
or prohibited contacts.  Any Person or Firm Contacting Individuals Mentioned Herein in 
Violation of this Warning Shall Automatically be Disqualified from Further Consideration. 

 
9. NOTICE REGARDING PUBLIC ENTITY CRIMES 
 

Section 287.133(3)(a) F.S. requires the Authority to notify prospective Bidders of the provisions of 
Section 287.133(2)(a) F.S. 

 
Section 287.133(2)(a) F.S. prohibits a person or affiliate who has been placed on the convicted 
vendor list maintained by the Florida Department of Management Services following a conviction 
for a public entity crime from: 

 
a. Contracting to provide goods or services to a public entity. 

 
b. Submitting a bid on a contract for construction or repair of a public building or public work. 
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c. Submitting bids on leases of real property to a public entity. 
 
d. Being awarded or performing work as a contractor, supplier, subcontractor or consultant under 

a contract with any public entity in excess of twenty-five thousand dollars ($25,000). 
 

The prohibitions listed above apply for a period of thirty-six (36) months from the date a person or 
an affiliate is placed on the convicted vendor list. 

10. SCRUTINIZED COMPANIES UNDER SECTION 287.135, FLORIDA STATUTES 

 Notwithstanding any provision of this RFB to the contrary, Authority will have the option to immediately 
terminate any Real Estate Sales Agreement, in the exercise of its sole discretion, if Bidder is found to have 
submitted a false certification under Section 287.135(5) F.S. or has been placed on the Scrutinized 
Companies with Activities in Sudan List or the Scrutinized Companies with Activities in the Iran Petroleum 
Energy Sector List created under Section 215.473 Florida Statutes; is engaged in business operations in 
Cuba or Syria; or,  has been placed on the Scrutinized Companies that Boycott Israel List or is engaged in a 
boycott of Israel. 

 The Bidder certifies, by submission of the certification attached as Form 5, that it is not listed on any 
Scrutinized Companies Lists described above; is not engaged in business operations in Cuba or Syria; is not 
engaged in a boycott of Israel and is not barred from submitting a bid or proposal under Section 287.135, 
Florida Statues. 

11. The Lee County Port Authority shall not be responsible for any cost incurred by any bidder in the 
preparation of these bid documents or bid. 

12. All blanks on the bid must be completed in ink or by typewriter. 

13. Where bid documents have erasures or corrections, such erasures or corrections must be initialed in ink by 
the bidder. 

14. The Lee County Port Authority may cancel the Real Estate Sales Agreement upon giving thirty (30) days 
written notice to the bidder at its discretion.  

15. PUBLIC RECORDS 

Information and materials received by the Port Authority shall be deemed to be public records subject to 
public inspection upon the issuance of a notice to award, recommendation for award, or thirty (30) days 
after bid opening, whichever occurs first. However, certain exemptions to the public records laws are 
statutorily provided for in Section 119.07. If the bidder/Proposer believes any of the information contained 
in his or her response is exempt from the Public Records Law, then the Bidder/Proposer must specifically 
identify the material which is deemed to be exempt and cite the legal authority for the exemption. The Port 
Authority’s determination of whether an exemption applies shall be final. 

16. RIGHT TO PROTEST 

 Any bidder affected adversely by an intended decision with respect to the award of any bid shall file, with 
the Purchasing Office for the Lee County Port Authority, a written notice of intent to file a protest not later 
than forty-eight (48) hours (excluding Saturdays, Sundays, and legal holidays) after receipt of the notice of 
the intended decision with respect to a bid award.  In those instances where the bidder with the highest bid 
is not selected, the same time frame to file a protest shall apply.  For the purpose of computation, the initial 
notice of intent to file a protest shall be received by the Purchasing Manager, or designee, not later than four 
o'clock (4:00) p.m., on the second working day following the day of receipt of notice of the intended 
decision. 



RFB #19-03 - SALE OF SURPLUS REAL PROPERTY - COMMERCE LAKES DRIVE PARCEL  
 

Page 7 of 17 

The initial notice of intent to file a protest shall state the basis of the protest and clearly indicate that its 
purpose is to serve as the initial notice of intent to file a bid protest.  Failure to so clearly indicate bidder's 
intent shall constitute a waiver of the right to seek any remedy provided under the bid protest procedure. 

The formal, written protest must be filed within five (5) Port Authority workdays after the date of filing of 
the initial notice of intent to file protest.   

Details regarding the bid protest policy are contained within the Lee County Port Authority Purchasing 
Manual, which is available for inspection and/or copying at the Lee County Port Authority Purchasing 
Office, 11000 Terminal Access Road, Suite 8671, 3rd Floor, Fort Myers, Florida, 33913, telephone (239) 
590-4558. 

Failure to follow the Bid Protest Procedure requirements within the time frames prescribed herein as 
established by Lee County Port Authority shall constitute a waiver of your protest and resulting 
claims. 

17. PAYMENT  

 Pursuant to the terms of any Real Estate Purchase Agreement, Attachment 1, awarded under this Request 
for Bids, the accepted bid purchase price must be paid to the Port Authority in full at closing.  

18. COMPLIANCE WITH STATE AND FEDERAL REQUIREMENTS  

To the extent the parcel offered for sale under this RFB was acquired in whole or in part by Federal or State 
grant funds, all requirements set forth in the grant documents or in the law, rules, and regulations governing 
the grant, including federal or state cost principles, shall be satisfied.  To the extent that they differ from 
those of the Port Authority, the cost principles of the grantor shall be used. 

19. BASIS OF AWARD 

The bidder offering the highest bid for the entire specified parcel that meets all requirements of the Port 
Authority’s Request for Bids will have the opportunity to negotiate a real estate sales agreement - 
Attachment 1, for the entire parcel.   

20.  WITHDRAWAL OR REVISION OF BIDS 

Bids may be withdrawn by written or electronic (email) request at any time prior to bid opening if 
dispatched by the Bidder in time for delivery prior to the time fixed for the opening of Bids.  Negligence on 
the part of the Bidder in preparing the Bid confers no right of withdrawal or modification after the Bid has 
been opened, at the appointed time and place by the Lee County Port Authority.  Any such withdrawn Bid 
shall not be resubmitted.  Bids will be in force for a period of one hundred-eighty (180) days after the 
opening date.   

21.  PUBLIC OPENING OF BIDS 

Bids shall be opened, and read publicly at the time and place specified in the advertisement or request for 
bids.  Port Authority reserves the right to extend this date and time at Port Authority's sole discretion. 
Bidders, their authorized agents and other interested persons are invited to attend the bid opening.  Bids that 
have been properly withdrawn (by written request) prior to the scheduled opening time or received after the 
time specified for opening bids shall be returned to the bidder unopened. 

22. REJECTION OF BIDS 

 The Port Authority, in its sole discretion, reserves the right to reject any or all bids; accept or reject any or 
all alternates; waive technicalities, if such waiver, in the sole judgment of the Port Authority, is in the best 
interest of the Port Authority and conforms to applicable state and local laws or regulations pertaining to the 
letting of contracts; or advertise for new bids; to make inquiries and request clarifications of any bid; or 
proceed with the work otherwise.  All such actions shall promote the best interest of the Port Authority. 
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23. EXECUTION OF REAL ESTATE SALES AGREEMENT 

Upon receiving notice of the Port Authority’s intent to accept its bid, the successful bidder(s) shall have 
thirty (30) calendar days to negotiate, execute and return a Real Estate Sales Agreement, Attachment 1, in 
the form acceptable to the Port Authority, along with a purchase price deposit as described below.  Failure 
of the successful bidder to execute the Agreement and provide an acceptable deposit within the thirty (30) 
days from the date the notice is delivered shall be just cause for cancellation of the award. 

Upon receipt of the agreement executed by the successful bidder, the Port Authority shall submit the 
agreement to the Port Authority Board of Port Commissioners for approval, and to the Board of County 
Commissioners for concurrence, and then complete execution of the agreement in accordance with local 
laws or ordinances, and return one fully executed original agreement, to the bidder.  Delivery of the fully 
executed agreement to the bidder shall constitute the Port Authority’s approval to be bound by the 
successful bidder's bid and the terms of the Agreement. 

Until the Port Authority's final execution and delivery of the Agreement, the Port Authority reserves the 
right to reject any or all bids, to waive technicalities and to advertise for new bids, or to proceed to do the 
work otherwise when the best interests of the Port Authority will be promoted. The Port Authority reserves 
the right to cancel the award without incurring liability to the bidder (except Port Authority's return of 
deposit, if appropriate) at any time before an Agreement has been fully executed by all parties and is 
approved by the Port Authority. 
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PART B – SPECIAL INSTRUCTIONS AND REQUIREMENTS 
 

All bidders are asked to carefully review the bid documents to become familiar with what is required and 
to review all forms addressed below. 
 
1.   Conditions of Sale 
 

The sale and conveyance of this subject property is contingent upon the following: 
 

• Approval of the sale and the Real Estate Sales Agreement by the Lee County Port Authority Board 
of Commissioners and the Lee County Board of Commissioners. 
 

• FAA approval of the sale and release of the parcel as Surplus Property, subject to such conditions 
as the FAA may require. Purchaser must also agree to comply with any FAA conditions of the 
release, which will be incorporated into any sales agreement.   
 

• Reservation by the Port Authority of Avigation and Aircraft over-flight rights above the surface of 
the subject property by the purchaser for all aircraft landing, taking off or operating in the vicinity 
of the Southwest Florida International Airport, including the right to generate noise in that airspace.   

 
• Purchaser and its successors and assigns will restrict the height of structures, objects of natural 

growth, and other obstructions on the subject parcel to a height that complies with Federal Aviation 
Regulations, Part 77, applicable Florida Statutes, and the Lee County Land Development Code.   

 
• Purchaser and its successors and assigns will not allow any use of the subject parcel that will 

interfere with the takeoff or landing of any aircraft at the Southwest Florida International Airport or 
constitute an airport hazard.   
 

• Purchaser and its successors and assigns will not permit access from the subject parcel onto Airport 
property for any aeronautical purpose. 

 
• Use of the subject parcel will be restricted to uses that are compatible with the noise levels 

generated by aircraft using the Airport. 
 

• The subject parcel is offered for sale on an “as is” basis.  No actual or implied warranties of 
habitability, condition, merchantability or fitness for any general or specific use are hereby given.   

 
2. Real Estate Sales Agreement 

 
• The execution of a Real Estate Sales Agreement, in substantially the attached form, by the 

successful Bidder shall be required for presentation to the Lee County Board of Port 
Commissioners.  
 

3. Conveyance 
 

• Conveyance of title shall be without warranties and in the form of a County Deed pursuant to 
Section 125.411 Florida Statutes. The property is subject to any easements, restrictions, 
reservations and rights of record. 
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4. Brokerage Commission 
 

• The Port Authority is not being represented by a salesperson or broker in this transaction.  The 
Bidder may be represented by a single agent broker; provided, however, that the Port Authority 
shall not be responsible for the payment of any real estate commission. 
 

5. Deposit 
 

• The successful bidder’s executed real estate sales agreement must be accompanied by a deposit of 
U.S. dollars in the form of a certified check or cashiers check (made out to the Lee County Port 
Authority), a bid bond (in a form acceptable to the Port Authority) or cash in the amount of ten 
percent (10%) of the total amount bid. The Port Authority will have the right to retain as its own, 
such deposit, if the Bidder fails or refuses to complete the purchase per the specifications.  The 
deposit shall be held by the Port Authority pending completion of sale.   
  

6. Due Diligence 
 

• Interested parties are encouraged to complete their own due diligence, including a site inspection 
prior to submitting a Bid.  Failure to do so will be at the Bidder’s risk.  This specification was 
prepared with the best information available; however no warranties shall be implied.   
 

7. Buyer’s Responsibilities 
 

• The successful bidder shall have ninety (90) days, or such other time as the parties may negotiate, 
following execution of the purchase agreement to complete the transfer process, pay the remainder 
of the purchase price, and all closing costs. 

 
 

 
 

[THE REMAINDER OF THIS PAGE LEFT INTENTIONALLY BLANK.]
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PART C - PARCEL INFORMATION 
 

RFB 19-03, SALE OF SURPLUS REAL PROPERTY 
COMMERCE LAKES DRIVE PARCEL  

 
 
The Lee County Port Authority (“Authority”) invites the submission of Bids from all interested and qualified parties 
for the sale of a vacant parcel located at Commerce Lakes Drive, Fort Myers, Florida.   
 
Parcel Name/Location:  
The subject property is a 22.1 +/- acre parcel. The parcel is located 1,900 feet east of Gateway Boulevard and has 
approximately 3,000 feet of frontage on the north side of Daniels Parkway and is divided by Commerce Lakes 
Drive.   

  
Site Description:   

 The parcel is vacant and divided with 20.6 acres to the east of Commerce Lakes Drive and 1.5 acres to the west.  
Commerce Lakes Drive, which serves as the access road to the adjacent Worthington Commerce Park, is in 
alignment with an existing curb cut in the Daniels Parkway median.  Worthington Commerce Park is zoned Mixed 
Use Planned Development (MPD), which would allow industrial, office and retail development.   
 
Land Use:  
The Lee County Comprehensive Plan (2018 Lee Plan) designates the Existing Land Use as “Government” and the 
Future Land Use as “Airport”.  If sold, the purchaser of this property will need to amend the Lee Plan to remove this 
parcel from “Government” and “Airport” Existing and Future Land Uses, respectively.  The Federal Aviation 
Administration (FAA) Airport Layout Plan (ALP) approved on August 30, 2011, shows this area as Non-Aviation 
Support.   
                     
Zoning:   
This parcel, as well as the rest of Airport property, is currently zoned Airport Operations Planned Development 
(AOPD) as approved by Zoning Resolution Z-14-030.  This property is identified as Parcel 11 (a and b) on the 
Master Concept Plan and is designated for Commercial/Retail, Office, and Industrial.  The currently approved 
Schedule of Uses with acceptable uses highlighted, is attached as Exhibit “C”. Any proposed changes in use would 
need to be submitted to Lee County and approved by the County through a rezoning application. Additionally, if the 
property is sold, the purchaser will be responsible for removing it from the AOPD zoning designation and updating 
the Master Concept Plan prior to any development.  A minimum of six months should be expected for the rezoning 
process.   

 
Permitting:  
This parcel is currently undeveloped. It will be necessary to obtain local, state and federal permits if development is 
proposed.  Required permits may include, but are not limited to, South Florida Water Management District 
(SFWMD), Lee County, U.S. Army Corps of Engineers (ACOE), U.S. Fish and Wildlife Service (USFWS), Florida 
Fish and Wildlife Conservation Commission (FFWC), Florida Department of Environmental Protection (FDEP), 
FAA and Florida Department of Transportation (FDOT) approvals.  A minimum of six months should be expected 
for the permitting process if no wetland impacts are proposed.  If wetland impacts are proposed, the permitting 
process is estimated to be approximately 18-24 months.   

 
Tall Structures: 
Depending on the height and location of proposed structures, the purchaser may need to submit an application to the 
FAA to determine the airspace impacts of any permanent structures and temporary construction equipment (cranes).  
A Port Authority airspace notification map is attached as Exhibit “D”.  This map is in no way intended to authorize 
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or suggest allowable heights.  However, it does serve as a guide and shows that permanent structures or temporary 
equipment greater than 50’-75’ would need to be analyzed for potential airspace impacts.    

 
Environmental:  

Topography - The parcel is estimated to contain 13.29± acres of uplands, 8.65± acres of wetlands, and 
0.16± acres of other surface waters (see FLUCFCS map attached). The wetlands consist of freshwater 
marsh with wax myrtle and melaleuca encroachment. The majority of the wetland extends off-site to the 
north.  The approximate ground elevation (excluding wetlands) is 26± feet NGVD. 
 
Noise Overlay Zone – The current noise zone is Airport Zone A/Airport Property.  This would need to be 
changed/addressed if the property is sold.  
 

 Drainage - The parcel predominantly drains to the onsite wetlands. However, there is a remaining portion 
of a drainage ditch that had a southern terminus into a wetland on the south side of Daniels Parkway. The 
ditch was severed as a result of the Daniels Parkway extension.  
                                         

Utilities:   
 Water –Lee County Utilities (LCU) has a 16” water main on the south side of Daniels Parkway that 

extends easterly up to the point where it crosses Daniels Parkway at the west property line of the Gateway 
PUD. The Gateway Services District ties into the 16” main at its easterly terminus with a 12” line, which 
provides water for the entire Gateway PUD.  There is an existing 16” water main that runs along the front 
of the former terminal curb that continues to Fuel Farm Road where it has been extended to run northward 
along Fuel Farm Road to the north side of Daniels Parkway where it ties back into the Gateway system.  
This 16” extension has the capacity to provide potable water to the future Airport development (Skyplex) 
along Daniels Parkway. The distance from the parcel in question to the proposed 16” extension would be 
approximately 1100 feet.   

  
Sewer/Septic – The adjacent development, Worthington Commerce Park, has a gravity sewer system that 
runs along Commerce Lakes Drive.  The closest sewer manhole to the Airport’s subject parcel is 
approximately three hundred feet.  There is also a LCU 24” force main that runs along the south side of 
Daniels Parkway that is approximately three hundred feet away. 

 
Electric:  

FPL power lines run along the subject parcel’s northern and eastern property lines. 
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PART D – FORMS Note:   These forms must be submitted with the Bid submittal.  
 
FORM 1 - BIDDER’S CERTIFICATION 

 
I have carefully examined this Port Authority Bid (RFB 19-03) which includes scope, requirements for submission, 
general information and the evaluation and award process. 
 
I acknowledge receipt and incorporation of the following addenda, and the cost, if any, of such revisions has been 
included in the price of the bid. 
 

Addendum #  Date:   Addendum #  Date:  

Addendum #  Date:   Addendum #  Date:  
 
I hereby propose to purchase the entire parcel that is the subject of this Request for Bids. I agree to hold pricing 
for at least 180 days so that the Authority will have time to properly evaluate this bid and obtain any necessary 
FAA, Board of Port Commissioners, and Board of County Commissioners approvals to sell the subject parcel.  I 
agree that the Authority terms and conditions (http://www.flylcpa.com/purchasing/) herein shall take precedence 
over any conflicting terms and conditions submitted with the bid and agree to abide by all conditions of this 
document. 

I certify that all information contained in the bid is truthful to the best of my knowledge and belief.  I further 
certify that I am duly authorized to submit this bid on behalf of the company below (if applicable) as its agent and 
that the company is ready, willing and able to perform if awarded a contract. 

I further certify, under oath, that this bid is made without prior understanding, agreement, connection, discussion, 
or collusion with any other person, company, or corporation submitting a bid for the same product or service; no 
officer, employee or agent of the Port Authority or of any other Company who is interested in said bid; and that 
the undersigned executed this Bidder’s Certification with full knowledge and understanding of the matters therein 
contained and was duly authorized to do so. 

   
NAME OF BUSINESS  MAILING ADDRESS 

   
AUTHORIZED SIGNATURE  CITY, STATE & ZIP CODE 

 
 

 
NAME, TITLE, TYPED  TELEPHONE NUMBER / FAX NUMBER 

   
FEDERAL IDENTIFICATION #  EMAIL ADDRESS 

State of:  

County of:  

This foregoing instrument was acknowledged before me this  day of 

 , 20__, by  , who is personally known to 

me or produced  as identification. 
 
 
Signature of Notary Serial/Commission No. 
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FORM 2 - OFFICIAL BID FORM 
 

BID NO. RFB 19-03  BIDDER'S NAME:   
 

       DATE: JANUARY 15, 2019  
 

TIME: 2:00 P.M. LOCAL TIME 
 

Purchasing 
Lee County Port Authority 
Southwest Florida International Airport 
11000 Terminal Access Road, Suite 8671 
Fort Myers, Florida 33913 
 
Ladies/Gentlemen: 
 

The Undersigned, hereinafter called "BIDDER," having become familiar with the local conditions, nature, and 
condition of the parcel offered for sale, and having examined carefully the bid documents, including but not 
limited to, General Information and Conditions, Special Instructions and Requirements, and the Parcel 
Information, and having fulfilled the bid requirements herein, hereby offer the following price to purchase the 
subject parcel in full in accordance with the terms of this Request for Bids and within the time limits specified 
herein for the sale of: 

 

SURPLUS REAL PROPERTY – COMMERCE LAKES DRIVE PARCEL 
 

in full accordance with the specifications prepared in accordance with the Port Authority Request for Bids, and 
all other documents related thereto on file in the Purchasing Office and, if awarded the contract, to negotiate and 
execute a Real Estate Sales Agreement within the time limits specified for the total bid price awarded, which is 
based on the following bid schedule: 

 
BID OFFERED: 
 

 
 A. Purchase Price:    $      

 
        
                                                                                       (written) 

 
 
 B. Provide A Summary of proposed usage (Required by FAA):      
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FORM 3:  LOBBYING AFFIDAVIT 
 
STATE OF:  
 
COUNTY OF:  
 
 , 

being first duly sworn, deposes and says that he or she is the (sole owner) (general partner) (joint venture partner)  
(president) (secretary) or (authorized representative) (circle one) of   
(bidder), maker of the attached bid and that neither the bidder nor its agents have lobbied to obtain an award of the 
Agreement required by this Port Authority Bid from the Lee County Board of Port Commissioners, members of the 
Airports Special Management Committee, or employees of the Lee County Port Authority, individually or 
collectively, regarding this Port Authority Bids.  The prospective bidder further states that it has complied with the 
federal regulations concerning lobbying activities contained in 31 U.S.C. 1352 and 49 CFR Part 20 and the Lee 
County Lobbying Ordinance, No. 03-14. 
 

 
AFFIANT 

 
 
The foregoing instrument was acknowledged before me on  ,  
by (name of person, officer or agent, title of officer or agent), of 
          (corporation or partnership, if applicable), a 
               (State of incorporation or partnership, if applicable), on behalf of 
the              (Corporation or partnership, if applicable).  He/She is personally 

known to me or has produced  as identification. 
 
 
 

Signature of person taking acknowledgment 
 
 

Name typed, printed, or stamped 
 
 

(Title or rank) 
 
 

Signature of Notary            (Serial or Commission No.) 
 
 
 
 
 

NOTE:  THIS FORM IS REQUIRED FROM ALL BIDDERS 
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FORM 4: PUBLIC ENTITY CRIMES FORM  
  

  
SWORN STATEMENT PURSUANT TO SECTION 287.133(3)(a) FLORIDA STATUTES  
  
A person, affiliate, or corporation who has been placed on the convicted vendor list following a conviction for a 
public entity crime may not submit a bid on a contract to provide any goods or services to a public entity, may not 
submit a bid on a contract with a public entity for the construction or repair of a public building or public work, 
may not submit bids on leases of real property to a public entity, may not be awarded or perform work as a bidder, 
supplier, subcontractor, or consultant under a contract with any public entity, and may not transact business with 
any public entity in excess of the threshold amount provided in Section 287.017, Florida Statutes, for 
CATEGORY TWO for a period of thirty-six (36) months from the date of being placed on the convicted vendor 
list.  
 
The bidder certifies by submission of this form that neither it nor its principals are presently debarred, suspended, 
proposed for debarment, declared ineligible, or voluntarily excluded from participation in this transaction by any 
State or Federal entity, department or agency. 
 
I UNDERSTAND THAT THE SUBMISSION OF THIS FORM TO THE CONTRACTING OFFICER FOR THE 
PUBLIC ENTITY IDENTIFIED IN PARAGRAPH 1 (ONE) ABOVE IS FOR THAT PUBLIC ENTITY ONLY 
AND, THAT THIS FORM IS VALID THROUGH DECEMBER 31 OF THE CALENDAR YEAR IN WHICH IT 
IS FILED.  I ALSO UNDERSTAND THAT I AM REQUIRED TO INFORM THE PUBLIC ENTITY PRIOR TO 
ENTERING INTO A CONTRACT IN EXCESS OF THE THRESHOLD AMOUNT PROVIDED IN SECTION 
287.017, FLORIDA STATUTES FOR CATEGORY TWO OF ANY CHANGE IN THE INFORMATION 
CONTAINED IN THIS FORM.  
 
 
 
BIDDER'S NAME:  
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FORM 5:  BIDDER’S SCRUTINIZED COMPANIES CERTIFICATION 
 
Bidder/Proposer/Consultant hereby certifies under penalties of perjury as of the date of this bid, proposal or letter 
of qualifications to provide goods and services to the Lee County Port Authority that it has not been placed on the 
Scrutinized Companies with Activities in Sudan List or the Scrutinized Companies with Activities in the Iran 
Petroleum Energy Sector List as defined in Section 287.135, Fla. Stat., is not engaged in business operations in 
Cuba and Syria; and will not engage in “Boycott Israel” activities, as defined in Section 215.4725 (1)(a) Fla. Stat. 
(2016) that result in bidder being placed on the Scrutinized Companies that Boycott Israel List created after 
October 1, 2016 and during the term of any contract awarded under this request for bids. 
 
I further certify that I am duly authorized to submit this certification on behalf of the company as its agent and that 
the company is ready, willing and able to perform if awarded a contract. 
 
I UNDERSTAND THAT THE SUBMISSION OF THIS FORM TO THE CONTRACTING OFFICER FOR THE 
PUBLIC ENTITY IDENTIFIED IN PARAGRAPH 1 ABOVE IS FOR THAT PUBLIC ENTITY ONLY AND, 
THAT FALSIFICATION OF THIS CERTIFICATION MAY RESULT IN TERMINATION OF THE 
CONTRACT, DEBARMENT OF THE COMPANY FROM SUBMITTING A BID OR PROPOSAL FOR A 
PERIOD OF THREE (3) YEARS FROM THE DATE THE CERTIFICATION IS DETERMINED TO BE 
FALSE, CIVIL PENALTIES, AND THE ASSESSMENT OF ATTORNEY’S FEES AND COSTS AGAINST 
THE COMPANY.  I ALSO UNDERSTAND THAT I AM REQUIRED TO INFORM THE PUBLIC ENTITY 
PRIOR TO ENTERING INTO A CONTRACT OF ANY CHANGE IN THE INFORMATION CONTAINED IN 
THIS FORM.  

  
 __________________________________________________   

           [Signature]  
  
  

Notary Public  
State of __________________ 
County of _________________     
   

Sworn to and subscribed before me this _______ day of _____________________, 20________, 
by ____________________________________________ who produced the following as identification   
_________________________________ (Type of identification) or is personally known to me.  My Commission 
Expires________________. 
 
[stamp or seal] 
 
_____________________________ 
[Signature of Notary Public] 
 
_____________________________ 
[Typed or printed name] 
 
  EMAIL (If Available)  
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Christopher M. DelPo, MAI 

cdelpo@valbridge.com  

 

 

Mr. Ed Moran, Esq. 

Director of Properties 

Lee County Port Authority 

11000 Terminal Access Rd. #8671 

Fort Myers, FL 33913 

 

RE: Appraisal Report 

Parcel P11a 

NEC of Daniels Pkwy & Commerce Lakes Dr 

Fort Myers, Lee County, Florida 33913 

 

Dear Mr. Moran, Esq.: 

 

In accordance with your request, we have performed an appraisal of the above referenced property. 

This appraisal report sets forth the pertinent data gathered, the techniques employed, and the 

reasoning leading to our value opinions. This letter of transmittal is not valid if separated from the 

appraisal report. 

 

The subject property, as referenced above, is located at the northeast corner of Daniels Pkwy and 

Commerce Lakes Dr, about 4.5 east of the I-75 highway interchange and is further identified as part 

of Assessor’s Parcel Number (APN) 19-45-26-00-00002.0000. The subject is an estimated 20.64 acre 

larger parcel identified as Parcel P11a, which for the purposes of this valuation has been subdivided 

into sub parcel A (0.90 acres), sub parcel B (6.27 acres), and sub parcel C (13.47 acres). The property is 

unimproved, vacant land that is designated as non-aviation support land area and located within an 

area identified as North of Runway 6/24 Proposed Parcels. The land is zoned as part of the 

Southwest Florida International Airport AOPD (Airport Operations Planned Development) and 

permitted for development of commercial/retail, office, and-or industrial uses. Per client instruction, 

valuation of the subject larger parcel has been subdivided into three valuation scenarios, more 

specifically being an estimation of fair market ground rent values for the following: 1) Sub parcel A 

(0.90 acres); 2) Sub parcels A & B (7.17 acres); and 3) Sub parcels A, B & C (entire 20.64 acres). 

 

We developed our analyses, opinions, and conclusions and prepared this report in conformity with 

the Uniform Standards of Professional Appraisal Practice (USPAP) of the Appraisal Foundation; the 

Code of Professional Ethics and Standards of Professional Appraisal Practice of the Appraisal 

Institute; and the requirements of our client as we understand them. 



Mr. Ed Moran, Esq. 

Lee County Port Authority 
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The client in this assignment is Lee County Port Authority and the intended user of this report is Lee 

County Port Authority c/o Edward Moran and no others. The intended use is to assist the client in an 

internal analysis and no other use. The value opinions reported herein are subject to the definitions, 

assumptions and limiting conditions, and certification contained in this report.  

 

The acceptance of this appraisal assignment and the completion of the appraisal report submitted 

herewith are subject to the General Assumptions and Limiting Conditions contained in the report. 

The findings and conclusions are further contingent upon the following extraordinary assumptions 

and/or hypothetical conditions which might have affected the assignment results: 

Extraordinary Assumptions: 
 Information regarding the property was obtained from the client, aerial maps, Lee County 

Public records online documentation, as well as other online records, which we have relied 

upon and is an extraordinary assumption of this report. 

 Physical observation of the subject property was limited to perimeter viewings from the 

street. The subject land is unimproved, vacant land that is heavily wooded and mostly 

inaccessible. For the purposes of our analysis, we have relied on aerial photography, public 

records, client information, as well as online information for characteristics and descriptions 

of the property, which are assumed accurate.  

 Per the client, the subject property, identified as Parcel P11a, is a larger parcel and is 

comprised of about 20.64 acres, which we assume to be accurate. 

 Per the client, portions of the subject property are identified for potential development of the 

Fort Myers Brewery, which is assumed a legal and conforming use. 

 For the purpose of this analysis, we assume that future access to the site will be readily and 

easily available. 

 We assume that access to public utilities is available to the site.  

 According to the client provided Environmental Assessment & Protected Species Survey 

Report, performed by Bearpaws Environmental Consulting, Inc. and dated October 2017, 

portions of the subject property have been identified as wetlands, estimated at 12.66 acres. 

For purposes of this analysis, we have identified and refer to this as Wetlands Study A. We 

were also advised by the client of a separate, differing study that identifies 9.40 acres of 

wetlands on the property, which is supported by the client provided Overall AOPD FLUCFCS 

Map, performed by Johnson Engineering, dated August 2015, as well as a previous appraisal 

report, provided by the client, and performed by Maxwell, Hendry, and Simmons Real Estate 

Appraisers & Consultants, dated February 2016. We have identified these findings as 

Wetlands Study B. For this analysis, we have considered and weighed each study equally in 

order to estimate the amount of subject wetlands. We assume this information to be 

accurate and reserve the right to modify this report and-or valuation if found otherwise. 

 We have assumed that the subject wetlands require mitigation prior to development, which 

is an extraordinary assumption of this report. If found to be otherwise, we reserve the right to 

modify this report and-or opinions of value. 



Mr. Ed Moran, Esq. 

Lee County Port Authority 
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Hypothetical Conditions: 
 We assume that the subject sub parcels A, B & C can be legally separated from the larger, 

parent parcel, which is a hypothetical condition of this report.  

Based on the analysis contained in the following report, our value conclusions are summarized as 

follows: 

 

 
 

Respectfully submitted, 

Valbridge Property Advisors | Southwest Florida 

 

 
Christopher M. DelPo, MAI  

State-Certified General Real Estate Appraiser  

Florida License #RZ3483  

License Expires 11-30-2018 

  

 
Geri Fitapelli Armalavage, MAI, CBA, CVA, CMEA  

State-Certified General Real Estate Appraiser  

Florida License #RZ2072  

License Expires 11-30-2018 

 

 

 

Value Conclusions

As Is

Property Rights Appraised

Effective Date of Value

Land Size (SF)

Market Value Range $125,000 to $135,000 $915,000 to $975,000 $1,765,000 to $1,945,000

Market Value Range per sq ft $3.19 to $3.44 $2.93 to $3.12 $1.96 to $2.16

Fair Market Rent - Non-Aviation Ground Lease $0.23 to $0.25 $0.21 to $0.23 $0.19 to $0.21

Annual Market Rent $9,017 $9,801 $65,588 $71,835 $170,825 $188,806

Fair Market Rent (Annual, Rounded) $9,000 to $10,000 $66,000 to $72,000 $171,000 to $189,000

% of Market Rent to Market Value 7.20% to 7.41% 7.21% to 7.38% 9.69% to 9.72%

19-Oct-17 19-Oct-17 19-Oct-17

39,204 312,325 899,078

Range Range Range

Fee Simple Fee Simple Fee Simple

Sub Parcel A Sub Parcel A & B Sub Parcels A, B, & C
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Summary of Salient Facts 

 
 

 
 

Our findings and conclusions are further contingent upon the following extraordinary assumptions 

and/or hypothetical conditions which might have affected the assignment results: 

Extraordinary Assumptions: 
 Information regarding the property was obtained from the client, aerial maps, Lee County 

Public records online documentation, as well as other online records, which we have relied 

upon and is an extraordinary assumption of this report. 

 Physical observation of the subject property was limited to perimeter viewings from the 

street. The subject land is unimproved, vacant land that is heavily wooded and mostly 

Property Identification

Property Name Parcel P11a

Property Address NEC of Daniels Pkwy & Commerce Lakes Dr

Fort Myers, Lee County, Florida 33913

Latitude & Longitude 26.559757, -81.742852

Census Tract 401.16

Tax Parcel Number Portion of 19-45-26-00-00002.0000

Property Owner Lee County

Site

Zoning Airport Operations Planned Development (AOPD)

FEMA Flood Map No. 12071C0475F

Flood Zone Zone X

Uplands Area 9.240 acres

Wetlands Area 11.400 acres (reconciled)

Total Gross Land Area 20.640 acres

Total Gross Land Area (SF) 899,078 sf

Valuation Opinions

Highest & Best Use - As Vacant Commercial development

Reasonable Exposure Time 6 to 12 months

Reasonable Marketing Time 6 to 12 months

Value Conclusions

As Is

Property Rights Appraised

Effective Date of Value

Land Size (SF)

Market Value Range $125,000 to $135,000 $915,000 to $975,000 $1,765,000 to $1,945,000

Market Value Range per sq ft $3.19 to $3.44 $2.93 to $3.12 $1.96 to $2.16

Fair Market Rent - Non-Aviation Ground Lease $0.23 to $0.25 $0.21 to $0.23 $0.19 to $0.21

Annual Market Rent $9,017 $9,801 $65,588 $71,835 $170,825 $188,806

Fair Market Rent (Annual, Rounded) $9,000 to $10,000 $66,000 to $72,000 $171,000 to $189,000

% of Market Rent to Market Value 7.20% to 7.41% 7.21% to 7.38% 9.69% to 9.72%

19-Oct-17 19-Oct-17 19-Oct-17

39,204 312,325 899,078

Range Range Range

Fee Simple Fee Simple Fee Simple

Sub Parcel A Sub Parcel A & B Sub Parcels A, B, & C
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inaccessible. For the purposes of our analysis, we have relied on aerial photography, public 

records, client information, as well as online information for characteristics and descriptions 

of the property, which are assumed accurate. 

 Per the client, the subject property, identified as Parcel P11a, is a larger parcel and is 

comprised of about 20.64 acres, which we assume to be accurate. 

 Per the client, portions of the subject property are identified for potential development of the 

Fort Myers Brewery, which is assumed a legal and conforming use. 

 For the purpose of this analysis, we assume that future access to the site will be readily and 

easily available. 

 We assume that access to public utilities is available to the site. 

 According to the client provided Environmental Assessment & Protected Species Survey 

Report, performed by Bearpaws Environmental Consulting, Inc. and dated October 2017, 

portions of the subject property have been identified as wetlands, estimated at 12.66 acres. 

For purposes of this analysis, we have identified and refer to this as Wetlands Study A. We 

were also advised by the client of a separate, differing study that identifies 9.40 acres of 

wetlands on the property, which is supported by the client provided Overall AOPD FLUCFCS 

Map, performed by Johnson Engineering, dated August 2015, as well as a previous appraisal 

report, provided by the client, and performed by Maxwell, Hendry, and Simmons Real Estate 

Appraisers & Consultants, dated February 2016. We have identified these findings as 

Wetlands Study B. For this analysis, we have considered and weighed each study equally in 

order to estimate the amount of subject wetlands. We assume this information to be 

accurate and reserve the right to modify this report and-or valuation if found otherwise. 

 We have assumed that the subject wetlands require mitigation prior to development, which 

is an extraordinary assumption of this report. If found to be otherwise, we reserve the right to 

modify this report and-or opinions of value. 

Hypothetical Conditions: 
 We assume that the subject sub parcels A, B & C can be legally separated from the larger, 

parent parcel, which is a hypothetical condition of this report.  
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Aerial and Front Views 

AERIAL VIEWS 
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GROUND LEVEL VIEW 
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Introduction 

Client and Intended Users of the Appraisal 
The client in this assignment is Lee County Port Authority and the intended user of this report is Lee 

County Port Authority c/o Edward Moran and no others. 

Intended Use of the Appraisal 
The intended use of this report is to assist the client in an internal analysis and no other use. 

Real Estate Identification 
The subject property is located at the NEC of Daniels Pkwy & Commerce Lakes Dr, Fort Myers, Lee 

County, Florida 33913. The subject property is further identified as part of Assessor Parcel Number  

19-45-26-00-00002.0000. The subject is an estimated 20.64 acre larger parcel identified as Parcel 

P11a, which for the purposes of this valuation has been subdivided into sub parcel A (0.90 acres), sub 

parcel B (6.27 acres), and sub parcel C (13.47 acres). The property is unimproved, vacant land that is 

designated as a non-aviation support land area and located within an area identified as North of 

Runway 6/24 Proposed Parcels. The land is zoned as part of the Southwest Florida International 

Airport AOPD (Airport Operations Planned Development) and permitted for development of 

commercial/retail, office, and-or industrial uses. Per client instruction, valuation of the subject larger 

parcel has been subdivided into three valuation scenarios, more specifically being estimated ground 

rent values as follows: 1) Sub parcel A (0.90 acres); 2) Sub parcels A & B (7.17 acres); and 3) Sub 

parcels A, B & C (entire 20.64 acres). 

Legal Description 
Briefly described as a portion of a Multi Section, Township 45, Ranges 25 and 26, Southwest Florida 

International Airport, Lee County, Florida, and more specifically described in OR 3344, PG 2141 less 

2012000114009 and 2016000106401, as recorded in the Lee County Clerk of Circuit Court. 

Use of Real Estate as of the Effective Date of Value 
As of the effective date of value, the subject was unimproved, vacant land property. 

Use of Real Estate as Reflected in this Appraisal 
The subject is unimproved, vacant land property. 

Ownership of the Property 
According to the public records of Lee County, title to the subject property is vested in Lee County.  

History of the Property 
Ownership of the subject property has not changed within the past three years.  

Listings/Offers/Contracts 
To the best of our knowledge, the subject is not currently listed for sale or under contract for sale.  
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Type and Definition of Value 

Market Value 

The appraisal problem (the term “Purpose of Appraisal” has been retired from appraisal terminology) 

is to develop an opinion of the market value of the subject property. “Market Value,” as used in this 

appraisal, is defined as “the most probable price that a property should bring in a competitive and 

open market under all conditions requisite to a fair sale, the buyer and seller each acting prudently 

and knowledgeably, and assuming the price is not affected by undue stimulus.” Implicit in this 

definition is the consummation of a sale as of a specified date and the passing of title from seller to 

buyer under conditions whereby: 
 

 Buyer and seller are typically motivated. 

 Both parties are well informed or well advised, each acting in what they consider their own best 

interests; 

 A reasonable time is allowed for exposure in the open market; 

 Payment is made in terms of cash in U.S. dollars or in terms of financial arrangements 

comparable thereto; and 

 The price represents the normal consideration for the property sold unaffected by special or 

creative financing or sale concessions granted by anyone associated with the sale.”1 

Market Rent 

The most probable rent that a property should bring in a competitive and open market reflecting the 

conditions and restrictions of a specified lease agreement, including the rental adjustment and 

revaluation, permitted uses, use restrictions, expense obligations, terms, concessions, renewal and 

purchase options, and tenant improvements (TIs).  
(Source: The Dictionary of Real Estate Appraisal, Sixth Edition, pg 140) 

 

The value conclusions apply to the value of the subject property under the market conditions 

presumed on the effective date(s) of value. 

 

Please refer to the Glossary in the Addenda section for additional definitions of terms used in this 

report. 

Valuation Scenarios, Property Rights Appraised, and Effective Dates of Value 
Per the scope of our assignment we developed opinions of value for the subject property under the 

following scenarios of value: 

 
 

We completed an exterior appraisal inspection of the subject property from the perimeter on 

October 16, 2017. 

                                                   

1
 Source: Code of Federal Regulations, Title 12, Banks and Banking, Part 722.2-Definitions 

Valuation Scenario Effective Date of Value

As Is Fair Market Rent of the Fee Simple Interest October 19, 2017

As Is Market Value of the Fee Simple Interest October 19, 2017
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Date of Report 
The date of this report is November 15, 2017, which is the same as the date of the letter of 

transmittal.  

Assumptions and Conditions of the Appraisal 
The acceptance of this appraisal assignment and the completion of the appraisal report submitted 

herewith are subject to the General Assumptions and Limiting Conditions contained in the report. 

The findings and conclusions are further contingent upon the following extraordinary assumptions 

and/or hypothetical conditions which might have affected the assignment results: 

Extraordinary Assumptions 

 Information regarding the property was obtained from the client, aerial maps, Lee County 

Public records online documentation, as well as other online records, which we have relied 

upon and is an extraordinary assumption of this report. 

 Physical observation of the subject property was limited to perimeter viewings from the 

street. The subject land is unimproved, vacant land that is heavily wooded and mostly 

inaccessible. For the purposes of our analysis, we have relied on aerial photography, public 

records, client information, as well as online information for characteristics and descriptions 

of the property, which are assumed accurate. 

 Per the client, the subject property, identified as Parcel P11a, is a larger parcel and is 

comprised of about 20.64 acres, which we assume to be accurate. 

 Per the client, portions of the subject property are identified for potential development of the 

Fort Myers Brewery, which is assumed a legal and conforming use. 

 For the purpose of this analysis, we assume that future access to the site will be readily and 

easily available. 

 We assume that access to public utilities is available to the site. 

 According to the client provided Environmental Assessment & Protected Species Survey 

Report, performed by Bearpaws Environmental Consulting, Inc. and dated October 2017, 

portions of the subject property have been identified as wetlands, estimated at 12.66 acres. 

For purposes of this analysis, we have identified and refer to this as Wetlands Study A. We 

were also advised by the client of a separate, differing study that identifies 9.40 acres of 

wetlands on the property, which is supported by the client provided Overall AOPD FLUCFCS 

Map, performed by Johnson Engineering, dated August 2015, as well as a previous appraisal 

report, provided by the client, and performed by Maxwell, Hendry, and Simmons Real Estate 

Appraisers & Consultants, dated February 2016. We have identified these findings as 

Wetlands Study B. For this analysis, we have considered and weighed each study equally in 

order to estimate the amount of subject wetlands. We assume this information to be 

accurate and reserve the right to modify this report and-or valuation if found otherwise. 

 We have assumed that the subject wetlands require mitigation prior to development, which 

is an extraordinary assumption of this report. If found to be otherwise, we reserve the right to 

modify this report and-or opinions of value. 
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Hypothetical Conditions 

 We assume that the subject sub parcels A, B & C can be legally separated from the larger, 

parent parcel, which is a hypothetical condition of this report. 
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Scope of Work 

The elements addressed in the Scope of Work are (1) the extent to which the subject property is 

identified, (2) the extent to which the subject property is inspected, (3) the type and extent of data 

researched, (4) the type and extent of analysis applied, (5) the type of appraisal report prepared, and 

(6) the inclusion or exclusion of items of non-realty in the development of the value opinion. These 

items are discussed as below.  

Extent to Which the Property Was Identified 
The three components of the property identification are summarized as follows: 

 Legal Characteristics - The subject was legally identified via research of Lee County official 

records. 

 Economic Characteristics - Economic characteristics of the subject property were identified 

via local banks, county records, and other local, regional, and national sources of real estate 

data, as well as a comparison to properties with similar locational and physical characteristics. 

 Physical Characteristics - The subject was physically identified via an exterior observation of 

the site. 

Extent to Which the Property Was Inspected 
We inspected the subject on October 16, 2017.  

Type and Extent of Data Researched 
We researched and analyzed: (1) market area data, (2) property-specific market data, (3) zoning and 

land-use data, and (4) current data on comparable listings and transactions. We also interviewed 

people familiar with the subject market/property type.  

Type and Extent of Analysis Applied (Valuation Methodology) 
We observed surrounding land use trends, the condition of any improvements, demand for the 

subject property, and relevant legal limitations in concluding a highest and best use. We then valued 

the subject based on that highest and best use conclusion. 

 

There are four primary methodologies available for the estimation of land value: (1) Sales 

Comparison, (2) Land Residual Method, (3) Ground Rent Capitalization, and (4) Subdivision 

Development Method (Discounted Cash Flow). While other methods, such as Extraction and 

Allocation, are applicable under limited conditions, one or more of these approaches are used in 

most circumstances to derive an indication of land value.  

 Sales Comparison Approach - In the sales comparison approach, value is indicated by recent 

sales and/or listings of comparable properties in the market, with the appraiser analyzing the 

impact of material differences in both economic and physical elements between the subject 

and the comparables. 

 Direct Capitalization: Land Residual Method - The land residual methodology involves 

estimating the residual net income to the land by deducting from total potential income the 

portion attributable to the improvements, assuming development of the site at its highest 
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and best use. The residual income is capitalized at an appropriate rate, resulting in an 

indication of land value. 

 Direct Capitalization: Ground Rent Capitalization – A market derived capitalization rate is 

applied to the net income resulting from a ground lease. This can represent the leased fee or 

fee simple interest, depending on whether the income potential is reflective of a lease in 

place or market rental rates. 

 Yield Capitalization: Subdivision Development Method – Also known as Discounted Cash 

Flow Analysis (DCF), the methodology is most appropriate for land having multiple lot 

development in the near term as the highest and best use. The current site value is 

represented by discounting the anticipated cash flow to a present value, taking into 

consideration all necessary costs of development, maintenance, administration, and sales 

throughout the absorption period. 

All of these approaches to value were considered. We assessed the availability of data and 

applicability of each approach to value within the context of the characteristics of the subject 

property and the needs and requirements of the client. Based on this assessment, we relied upon the 

sales comparison approach. Additionally, we have utilized a Rent Survey and Market Rent Analysis in 

order to determine the market rent of the ground lease for the subject property.  Further discussion 

of the extent of our analysis and the methodology of each approach is provided later in the 

respective valuation sections. 

Appraisal Conformity and Report Type 
We developed our analyses, opinions, and conclusions and prepared this report in conformity with 

the Uniform Standards of Professional Appraisal Practice (USPAP) of the Appraisal Foundation; the 

Code of Professional Ethics and Standards of Professional Appraisal Practice of the Appraisal 

Institute; and the requirements of our client as we understand them. This is an Appraisal Report as 

defined by the Uniform Standards of Professional Appraisal Practice under Standards Rule 2-2a.  

Personal Property/FF&E 
All items of non-realty are excluded from this analysis. The opinion of market value developed herein 

is reflective of real estate only. 
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Regional and Market Area Analysis 

REGIONAL MAP 

 
 

Overview 
The subject is located in Fort Myers, in Lee County and is part of the Cape Coral-Fort Myers MSA. The 

Cape Coral-Fort Myers MSA is comprised of one county, which is Lee County in its entirety, and is 

aptly named after its two most populous cities, Cape Coral and Ft Myers. The region is bound by the 

Charlotte County line to the north, Hendry County & Collier County lines the east, Collier County line 

to the south, and the Gulf of Mexico to the west. According to the US Census Bureau, Lee County has 

a total area of 1,212 square miles, of which 785 square miles is land and 427 square miles is water. 

Lee County is considered one of, if not the most populous county in the Southwest Florida region, 

with City of Cape Coral being the largest city in the region population wise (11
th

 largest city in the 

state). In addition to the mainland area, there are multiple inhabited islands, the largest being 

Sanibel/Captiva Island, Estero Island (Ft Myers Beach), and Pine Island. The northern part of the 

county is bisected by the Caloosahatchee River, which separates Ft Myers from Cape Coral/North Ft 

Myers. 

 

The majority of the region is best described as a coastal community, where tourism is a major 

economic driver and a population that varies with seasonal fluctuations. Most of the development is 

on the western half of the county, west of I-75 and closer to the river, bays, and gulf coastlines, with 

land uses and employment more in line with suburban communities. The City of Ft Myers has a small 

CBD district, starting along the Caloosahatchee riverfront, and expanding for about an eight block 

squared radius.  Other notable sub-regions include the Village of Estero and City of Bonita Springs, 

N 
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both of which experienced tremendous growth as development pushed further south prior to the 

last recession.    

 

Further east of I-75, aside from the densely populated areas of the Lehigh Acres community, the 

region becomes more rural in nature and is dominated by low density housing and-or agricultural 

type uses/employment. The southeast corner of the county is mostly undeveloped, preserve land 

that is part of the Crew Flint Pen Stand or Corkscrew Swamp Sanctuary. 

 

The age distribution of the region’s population is skewed compared with the national distribution, 

with the region having a larger percentage of mature residents. As with other coastal communities 

throughout Florida, the area is influenced by seasonal swings in population in relation to retirees, as 

well as tourism. While not formally counted, the population increases about 20% during peak season 

(winter months); however, this projection would seem low when poling permanent residents who feel 

the effects of the annual population swell is much greater. For the most part, the infrastructure in 

place is able to accommodate the seasonal influx, but not without an overall increase in commuting 

times. The area is gaining in popularity, and statistically speaking, has been one of the fastest 

growing regions in the nation, ranked sixth in the nation in 2015 population percentage growth 

(2.7%).  

Population 
Population characteristics relative to the subject property are presented in the following table.  

Overall, population growth rates for the subject MSA are above the state as a whole.  

POPULATION 

 

Transportation 

Highways/Roadways 

Major transportation routes in the area include Interstate 75 (I-75) and S Tamiami Trail/Cleveland Ave 

(US-41) for points north/south, and Alico Rd, Daniels Pkwy, Colonial Ave, and State Rd 82. I-75 is a 

major highway, which connects the area to Sarasota, onto Tampa/St Petersburg, to the north, Naples 

to the south, and onto Ft Lauderdale/Miami/West Palm Beach to the east.  

 

Access throughout most of the region is good, with an abundance of four and six-lane primary 

roadways traversing north/south and east/west throughout the county. Traffic counts along some of 

the more well-travelled roadways/intersections are noted below. 

Population

Annual % 

Change Estimated Projected

Annual % 

Change

Area 2000 2010 2000 - 10 2017 2022 2017 - 22

United States of America 281,421,906 308,745,538 1.0% 327,514,334 341,323,594 0.8%

Florida 15,982,378 18,801,310 1.8% 20,619,313 22,062,364 1.4%

Cape Coral-Fort Myers MSA 440,888 618,754 4.0% 720,426 808,124 2.4%

Subect - 5-mile radius 12,971 49,444 28.1% 63,333 73,371 3.2%

Source: Site-to-Do-Business (STDB Online)
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AADT 

 
  Source: FDOT Traffic Online 

Air Travel 

The area is primarily serviced by three notable airports, SW Florida International (Commercial 

Airport), Naples Municipal (General Aviation), and Punta Gorda Airport (General Aviation). Airport 

traffic has been steady for the last five years despite less than favorable economic conditions during 

some of that time. The table that follows displays annual total traffic reports for the past few years 

for the major airports in the region. Recent airport statistics show improving numbers for Southwest 

Florida International Airport and Punta Gorda Airport, with the Punta Gorda Airport having the 

greatest traffic percentage increase in recent years (78% from 2014 to 2016). 

AIRPORT TRAFFIC 

 

Seaports 

While the economic influence of cargo and cruise activity is substantial in other areas of Florida, the 

direct impact is not so great for this region as there are no major ports located in the immediate 

area; however, several notable seaports within 150 miles or so, listed as follows: 

SEAPORTS 

 

Annual Average Daily Traffic

Intersection 2015

S Tamiami Trl (US-41) & Bonita Beach Rd 56,500

S Tamiami Trl (US-41) & Daniels Pkwy 63,500

Cleveland Ave & Winkler Ave 52,500

Daniels Pkwy & 6 Mile Cypress Pkwy 54,000

Colonial Blvd & Forum Blvd 84,000

Colonial Blvd & Evans Ave 65,000

Dr Martin Luther King Blvd (SR-82) & Ortiz Ave 41,500

Cape Coral Pkwy Bridge 54,000

Del Prado Blvd & Veterans Pkwy 57,500

Alico Rd & Three Oaks Pkwy 37,915

I-75 & Alico Rd 93,000

I-75 & Daniels Pkwy 89,417

Annual Airport Traffic

2010 2011 2012 2013 2014 2015 2016

Punta Gorda Airport 182,423 291,626 219,357 333,611 628,075 836,472 1,118,303

Naples Municipal Airport 86,187 84,339 87,078 91,605 95,120 99,569 95,050

SW Florida Int'l Airport 7,514,316 7,537,745 7,350,625 7,637,801 7,970,493 8,371,801 8,604,673

Distance to Seaports

Distance Hours

Port Manatee 99 miles 1.5 hours

Port Tampa Bay 131 miles 2.0 hours

Port Everglades 136 miles 2.0 hours

Port Miami 153 miles 2.25 hours
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Employment 
The top six employment categories are education/health services, leisure/hospitality, 

professional/business services, retail trade, and construction. 

 

Statistically, the Educational Services, Health Care, and Social Assistance category is the highest 

employment sector in the region with about a 21.1% share. This area is supported by a growing 

population base and demand for premium healthcare related services. Notable employers include 

Lee Memorial Health System, Lee County School District, and Florida Gulf Coast University. 

 

The leisure and hospitality industry make an important contribution to the local economy with 

services that include a variety of activities to attract tourists such as resorts, recreational 

parks/beaches, sporting events, concerts, restaurants/shopping districts, and hotel lodgings. The 

importance of leisure and hospitality in the region is evident by the large share of employment 

relative to the Nation as a whole (12.8% +/- for area vs. 9.6% for Nation).  Notable employers include 

Hyatt Regency Coconut Point.  

 

Because the resident population is supplemented by the large annual influx of seasonal residents (2
nd

 

home residents) and visitors who are mainly vacationers, there is added demand for several 

categories of consumer retail goods and personal services, especially in the food market retail trade. 

Notable employers include Publix Super Markets, Walmart and Home Depot. 

 

Construction employment has fluctuated over the past several years, going from about 12.70% share 

in 2010 to about a 9% share over the past couple of years. New and renovation construction, mostly 

in the residential sector, supports this employment sector, a trend that is expected to continue into 

the near future. Notable employers include WCI Communities, Royal Corinthian Homes, and 

Crowther Roofing. 

 

Employment share in the agricultural, forestry, fishing and hunting, and mining sector is relatively low 

at 1.20%; however, is around the state share of about 1%. 

 

In addition to the employment/employers noted above, there are several key employers in the area, 

as identified by the Southwest Florida Economic Development Alliance, which include the following: 
 

 Hertz, Inc. – Vehicle Rentals and Sales (Global Headquarters) 

 Algenol Biofuels – Industrial Biotechnology (Global Headquarters) 

 Chico’s FAS – Women’s Specialty Apparel Retailer (Global Headquarters) 

 Gartner, Inc. – Global IT Research and Advising 

 21
st
 Century Oncology – Healthcare (Global Headquarters) 

 Fox Electronics – Specialty Electronics Manufacturer (Global Headquarters) 
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EMPLOYMENT BY SECTOR 

 

Unemployment 
The table that follows exhibits current and past unemployment rates as obtained from the Bureau of 

Labor Statistics. Overall, the Region is above the state, and below the country, with an 

unemployment rate at 4.4 percent as of mid-2017.  

 

 

Median Household Income 
Total median household income for the region is presented in the following table. Overall, the 

subject’s MSA and county compare favorably to the state and unfavorably the country. 

 

 

Employment by Industry - Cape Coral-Fort Myers

2017 Percent of

Industry Estimate Employment

Agriculture/Mining 3,363 1.20%

Construction 25,779 9.20%

Manufacturing 8,967 3.20%

Wholesale trade 5,884 2.10%

Retail trade 39,790 14.20%

Transportation/Utilities 12,329 4.40%

Information 3,923 1.40%

Finance/Insurance/Real Estate Services 20,455 7.30%

Services 150,472 53.70%

Public Administration 9,527 3.40%

Total 280,209 100.1%

Source: Site-to-Do-Business (STDB Online)

Unemployment Rates

Area YE 2010 YE 2011 YE 2012 YE 2013 YE 2014 YE 2015 YE 2016 2017 YTD

United States of America 9.1% 8.3% 7.6% 6.5% 5.4% 4.8% 4.5% 4.6%

Florida 10.7% 9.0% 7.8% 6.3% 5.5% 4.9% 4.7% 4.3%

Cape Coral-Fort Myers MSA 11.9% 9.5% 7.9% 6.1% 5.1% 4.5% 4.4% 4.4%

City of Fort Myers 11.5% 10.1% 7.9% 6.2% 5.2% 4.9% 4.9% 4.8%

Source: Bureau of Labor Statistics - Year End - National & State Seasonally Adjusted

Median Household Income

Estimated Projected Annual % Change

Area 2017 2022 2017 - 22

United States of America $56,124 $62,316 2.2%

Florida $50,606 $56,217 2.2%

Cape Coral-Fort Myers MSA $52,312 $58,351 2.3%

Subect - 5-mile radius $61,161 $68,864 2.5%

Source: Site-to-Do-Business (STDB Online)
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Conclusions 
Southwest Florida has historically been an attractive place to live and work, providing businesses a 

chance to succeed supported based on demographics and population growth. Travel throughout the 

region is well-supported by a system of modern highways/roadways, with out-of-region accessibility 

via commercial and municipal airports. Land use growth patterns are monitored and supported on a 

regional, and-or, local basis through master development/future growth plans, as well as local 

zoning.  Not surprisingly, the riverfront and coastal areas are densely developed, with most growth 

opportunity lying further inland to the east and north. 

 

In the past several years, the Cape Coral-Ft Myers MSA has gained momentum with consistent 

improvements in employment growth, tourism, population growth, gross sales, building permits and 

inventory absorption. From a labor perspective, Lee County is well-positioned to support new and 

expanding businesses with a labor force that has been growing more rapidly than state and national 

averages over the past several years. Tourism is up as the previously weaker dollar benefited the 

region by bolstering foreign visitors, while the more recent strengthening of the national economy 

has increased tourism by residents of other parts of the state and-or nation.  

 

The 2016 market greatly improved from previous years, a trend that is expected to continue for the 

remainder to 2017 and into 2018. 
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City and Neighborhood Analysis 

NEIGHBORHOOD MAP 

 

Overview 
The subject property is located in South Fort Myers, which is in the central part of Lee County, 

Florida.  To the north of this area is Fort Myers (Central and Downtown) and to the south are the 

neighborhoods of San Carlos and Estero.  Cape Coral, Sanibel/Captiva and Pine Island are located to 

the West and Lehigh Acres is located to the East. As presented in the table in the table that follows, 

the city’s population within a 10-mile radius as of 2016 was 279,676 

Neighborhood Location and Boundaries 
The subject neighborhood is located in the Gateway section of Fort Myers. The area is mostly 

suburban to rural in nature. The neighborhood is bounded by Lee Blvd to the north, State Road 82 to 

the east, Corkscrew Rd to the south, and US 41 to the west. 
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Demographics 
The following table depicts the area demographics in Fort Myers within a one-, three-, and five-mile 

radius from the subject. 

 

 

Transportation Access 
Access throughout the subject neighborhood is considered good. The primary north/south arterials 

in the subject’s immediate neighborhood are McGregor Boulevard, Tamiami Trail (US 41), Metro 

Parkway/Michael G. Rippe Parkway, Treeline Avenue and Interstate 75 (I-75).  The primary east/west 

arterials in the neighborhood are Cypress Lake Drive/Daniels Parkway and Alico Road. Summerlin 

Road, Gladiolus Drive, and Ben C. Pratt Parkway are also major roads that connect various parts of 

the neighborhood. Completion of an I-75 interchange access ramp now provided direct access 

to/from Southwest Florida International Airport. While this is good for airport travelers, it has taken 

Neighborhood Demographics

Radius 1 mile 3 miles 5 miles

Population Summary

2000 Population 130 3,065 12,971

2010 Population 490 14,868 49,444

2017 Population 648 21,190 63,333

2022 Population Estimate 776 25,081 73,371

Annual % Change (2017 - 2022) 3.7% 3.4% 3.0%

Housing Unit Summary

2000 Housing Units 70 1,297 6,093

% Owner Occupied 67.1% 77.3% 70.9%

% Renter Occupied 5.7% 8.7% 9.4%

2010 Housing Units 348 7,008 24,879

% Owner Occupied 51.1% 46.7% 48.4%

% Renter Occupied 11.2% 27.1% 22.4%

2017 Housing Units 382 10,279 32,116

% Owner Occupied 57.1% 46.3% 46.0%

% Renter Occupied 15.4% 27.5% 24.7%

2022 Housing Units 460 12,219 37,339

% Owner Occupied 57.0% 46.6% 45.9%

% Renter Occupied 15.4% 27.0% 24.7%

Annual % Change (2017 - 2022) 3.8% 3.5% 3.1%

Income Summary

2017 Median Household Income $101,074 $68,550 $61,161

2022 Median Household Income Estimate $108,982 $78,099 $68,864

Annual % Change 1.5% 2.6% 2.4%

2017 Per Capita Income $54,498 $40,003 $32,841

2022 Per Capita Income Estimate $61,925 $45,085 $36,981

Annual % Change 2.6% 2.4% 2.4%

Source:  Site-to-Do-Business (STDB Online)
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away some drive-by traffic along the previous access roadways being Alico Rd, Daniels Pkwy, and 

Treeline Ave.  Access to the area is considered good. 

Neighborhood Land Use 
The subject neighborhood is located in an area with primarily commercial, residential, and municipal 

land uses. Public infrastructure is in place throughout most of the area, with the area adjacent to and 

west of I-75 being densely developed; however, the further east you get away from I-75, the more 

sparsely developed. 

Southwest Florida International Airport – Information2 
The following information was taken directly from marketing material as referenced in the Southwest 

Florida International Airport – Fast Facts marketing material, dated January 2017.
3
 

About Southwest Florida International Airport 

Southwest Florida International Airport (RSW), operated by the Lee County Port Authority (LCPA), 

was certified for operation in May 1983. In response to more than two decades of record-breaking 

growth, a bright, modern, state-of-the-art terminal opened in 2005. This award-winning facility was 

designed with today’s traveler in mind and tomorrow’s opportunities in view. 

 

Nonstop service is offered throughout the U.S., as well as international service to Canada and 

Germany. With flights to major gateways like Atlanta, Chicago, New York and more, travelers have 

access to convenient connections worldwide. 

Location 

Located in Fort Myers, the airport is perfectly positioned to serve the greater Southwest Florida area 

as well as other points along Florida’s Gulf Coast. Visitors can go from bag claim to beach in under 

30 minutes. With quick access to Interstate 75 and U.S. 41, travelers will find the airport’s location 

puts all the attractions of the region within easy driving distance. 

Facilities 

 Three passenger concourses with 28 gates 

 International arrivals facility with two gates and customs/immigration services 

 International transit lounge 

 Skyplex, a site located north of the runway, offers more than 1,100 acres for commercial 

development, including 75 acres of prime ramp access. 

Passengers 

 Nearly 8.6 million annual passengers (2016) 

 Approximately 24,000 daily passengers 

 Average of 217 daily flights 

                                                   

2
 Lee County Port Authority, Southwest Florida International Airport Fast Facts. January 2017. Accessed November 2017. 

http://www.flylcpa.com/uploads/pagesfiles/2230.pdf 

3
 Ibid 
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Economic Impact 

The Florida Department of Transportation 2014 Economic Impact Study shows the total contribution 

from airport operations to the region’s economy through direct and indirect sources is $4.3 billion 

annually. 

Runway 

Runway 6/24: 12,000 x 150 feet (3,658 x 46 meters) with asphalt surface. Accommodates wide-body 

international aircraft such as the Boeing 747 and Airbus A330. A 9,100-foot parallel runway is 

planned for the future. 

Operating Budget 

$119.4 million for fiscal year 2016-17. LCPA operates as an enterprise fund with revenue generated 

from airport operations. No ad valorem (property) tax dollars support airport operations or 

construction. 

Fast Facts about Southwest Florida International Airport 

 Ranks among the top 50 airports for passenger traffic in the United States 

 Class A Port of Entry with customs services on site  

 Entire airport is a designated Foreign Trade Zone, which provides special customs procedures 

advantageous to U.S. companies engaged in international trade-related activities  

 The terminal at Southwest Florida International Airport is expandable to 65 gates with the 

ability to serve more than 16 million passengers annually. 

Conclusions 
During the 25 years preceding 2006, the Ft Myers/South Ft. Myers neighborhood experienced 

substantial growth and increasing real estate values.  The demand for this area was a result of the 

rapid build out of coastal areas located west of I-75 in the Naples and Fort Myers area, and this 

generated an increase in demand for housing and commercial development in Ft Myers/South Ft. 

Myers. 

 

For the past couple of years, growth has been mostly relegated to well-located areas with a focus 

more on end-user/owner-occupancy product versus speculative development. The majority of this 

development has been retail in nature with the most, if not all of the investment type property pre-

leased prior to construction. With substantial commercial development happening to the south 

(Estero/Bonita Springs) and west (Alico Rd/I-75 Corridor), it was expected that development will push 

outwards to the subject’s surrounding area. More recently, we have seen this push with new vacant 

land sales for proposed development. As occupancy of existing buildings for all forms of commercial 

properties has increased, the need for new development has increased.  

 

In March 2015, Lee Memorial Health System announced the expansion of the Gulf Coast Medical 

Center campus with the addition of 275 patient beds. Construction for the expansion would include a 

3-story addition to the current hospital, and surrounding medical office building(s) and a 1,100-

space parking garage. The hospital campus expansion is scheduled to be completed by 2020. In 

addition, plans were announced for construction of two privately owned assisted living facilities, 

independent of each other, to be built in close proximity to the hospital. And Whole Foods has 

announced plans to construct a 45,000-sf grocery store at the northwest corner of Daniels Pkwy and 

Six Mile Cypress.  Most new construction has been occurring west of I-75, or directly east within a 

mile of the interstate, which would be west of the subject. 
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Yet while widespread, new development is generally lagging around the subject property, some new 

projects have been completed or are underway that are close in proximity.  First and foremost, 

Gartner, Inc. has recently ground leased 19.11 acres of non-aviation airport land within Skyplex for 

construction of a new office campus.  The initial Phase I plans are for a 120,000-sf, more or less, 

office project to be completed sometime in 2018.  Phase II would be additional office space on 

adjacent land. The land was ground leased at a rate of Third, FedEx Ground built a 200,000+ square 

foot facility along Treeline Ave, a few miles west of the subject.  Also, Headpinz completed 

construction on a 40,000 square foot entertainment facility just off of Treeline Ave and recently 

bought adjacent land for what is assumed to be future expansion.  Additionally, retail and hospitality 

uses have been in development in and around the Gulf Coast Town Center, which is a regional 

outdoor mall to the southwest of the subject. Lastly, construction is nearly complete for the 

development of a Publix grocery store shopping center that will be constructed within Skyplex, at the 

corner of Daniels Pkwy and Paul J. Doherty Pkwy, which should be a positive influence on 

marketability for the Skyplex project and is further detailed below. 

 

North American Properties – Southeast, Inc. (NAP) entered into a ground lease for about 10.4 acres 

of land in Skyplex, located at the southeast corner of Daniels Pkwy and Paul J. Doherty Pkwy. NAP 

plans on developing the land with a shopping center plaza anchored by a 45,000 square foot Publix 

grocery store, with an additional 20,000 square feet of retail space.  As of now, the project is still in 

the planning/permitting stage with hopes to break ground in late 2016 and open in the second half 

of 2017.  Prior to this ground lease, and the subsequent Gartner, Inc. ground lease previously 

mentioned, the only other ground lease of note at the airport involved the leasing of about 2 acres 

of well-located land located along the main terminal access road (midfield location). What began in 

2011, and commenced in 2014 (upon completion of construction), involved the development of a 

retail C-Store with gas station sales d/b/a 7/Eleven, and supporting site improvements (parking lot, 

etc.). 

 

Recent trends have seen real estate increasing in value beginning in 2013, if not a little before. This 

includes all real estate, including residential, commercial, industrial, and land. This trend is expected 

to continue for the near future. New development will positively influence the South Ft Myers 

submarket and more than likely will stimulate additional development growth throughout the 

submarket and region.  

 

 

 

 



PARCEL P11A 

SITE DESCRIPTION 

 

 

© 2017 VALBRIDGE PROPERTY ADVISORS | Southwest Florida  Page 18 

Site Description 

The subject site is located at the northeast corner of Daniels Pkwy and Commerce Lakes Dr, about 4.5 

miles east of the I-75 highway interchange. The characteristics of the site are summarized as follows:  

Site Characteristics 
Location: NEC of Daniels Pkwy and Commerce Lakes Dr, Fort Myers, Lee 

County, FL 33913 

Land Area –  

Study A 

Uplands Area: 

Wetlands Area: 

Gross Land Area: 
 

Study B 

Uplands Area: 

Wetlands Area: 

Gross Land Area: 
 

Reconciled Wetlands Area: 

 

Study A 

7.980 Acres or 347,609 SF 

12.660 Acres or 551,469 SF 

20.640 Acres or 899,078 SF 
 

Study B 

11.24 Acres or 489,614 SF 

9.40 Acres or 409,464 SF 

20.640 Acres or 899,078 SF 
 

11.03 Acres 

* See wetlands comments below for further description. 

Shape: Irregular 

Average Depth: 450.00 feet (based on gross land area) 

Topography: Heavily wooded 

Drainage: Unknown 

Grade: At or below street grade 

Utilities: Public Available 

Off-Site Improvements: Paved roadways, buried utilities, drainage swales 

Interior or Corner: Corner 

Signalized Intersection: No: No traffic signal at, or near, the site  

* Wetlands Comments: We were provided by the client with differing information on the 

size of subject wetlands. One report, which we have referred to 

as Study A, identifies 12.66 acres of wetlands.  The other 

identifying information, which we have referred to as Study B, 

identifies 9.40 acres of wetlands.  

For the purposes of this analysis, we have considered and relied 

on both studies equally, reconciling to a 50/50 split in our 

estimate of 11.03 acres of wetlands, which is an extraordinary 

assumption of this report.  The table on the following page 

provides a wetlands breakdown per study, with our reconciled 

estimate.  References/excerpts from each study has been 

provided in the addenda section of this report. 
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Street Frontage / Access 
Frontage Road Primary  Secondary 

Street Name:  Daniels Pkwy Commerce Lakes Dr 

Street Type: Primary; Arterial Tertiary 

Frontage (Linear Ft.): 2,230.00 123.00  

Number of Curb Cuts: 0; N/A 0; N/A 

Traffic Count (Cars/Day): 39,000 (2016)  N/A 

Additional Access 
Alley Access: No 

Water or Port Access: No 

Rail Access: No 

Flood Zone Data 
Flood Map Panel/Number: 12071C0475F 

Flood Map Date: 08-28-2008 

Flood Zone: Zone X 

This Zone X is an area determined to be outside the 0.2% annual 

chance floodplain. 

Site Area in Flood: 0.00% 

Other Site Conditions 
Soil Type: Per the reviewed environmental assessment, the soil type is made 

up of Pineda fine sand, Malabar fine sand, and Felda fine sand, 

depressional, which is an extraordinary assumption of this report. 

Wetlands Classification: See the table above. 

Environmental Issues: Other than the presence of the previously described wetlands, no 

environmental problems were apparent and no information was 

Wetland Area Breakdown - Reconciled

Study A Study B Reconcled

Parcel Gross Lot Size (AC) Wetlands (AC) Wetlands (AC) Weighted (50/50) Wetlands (AC) Wetlands Type

Sub Parcel A 0.90 0.16 0.00 50% 0.08 Herbaceous

Sub Parcel B 6.27 2.33 0.00 50% 1.17 Herbaceous

Sub Parcel C 13.47 6.24 5.60 50% 5.92 Herbaceous

Sub Parcel C Incl. above 3.93 3.80 50% 3.87 Forested

Total 20.64 12.66 9.40 11.03

Wetlands Classification

Type Description Quality

Forested Freshwater Cypress High

Forested Freshwater Mixed Wetland Forest High

Herbaceous Freshwater Freshwater Marsh Low

Herbaceous Freshwater Wet Prairie Low
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provided, which is an extraordinary assumption and limiting 

condition of this report.  

Easements/Encroachments: The appraisers were not provided with a recent title search 

indicating easements of record and based on the physical 

inspection, no noted adverse easements or encroachments are 

considered to exist. 

Adjacent Land Uses 
North: Industrial & Vacant Land 

South: Vacant Land  

East: Vacant Land  

West: Industrial & Commercial 

Site Ratings 
Access: Average 

Visibility: Good 

Zoning Designation 
Zoning Jurisdiction: Lee County 

Zoning Classification: AOPD, Airport Operations Planned Development 

General Plan Designation: Airport/Tradeport & Wetlands 

Permitted Uses: Commercial/retail, office, and industrial 

Zoning Comments: The purpose and intent of the Airport Operations Planned 

Development (AOPD) district is to accommodate and regulate 

those lands where public airports and ancillary facilities are 

conducted. 

 

Development must be substantially consistent with the 4-page 

Master Concept Plan (MCP) entitled Southwest Florida 

International Airport AOPD, Lee County Port Authority, last 

revised February 2, 2015. Development must comply with the 

LDC at time of local development order approval, except as 

approved by deviation or variance in zoning resolution. 

Subsequent changes to the MCP will require further development 

approvals. Development intensity is limited to the development 

intensities set forth in Lee Plan Table 5(a). The permitted schedule 

of uses allows various types of office, industrial, retail, and hotel 

uses. 

 

Within the AOPD, the subject is identified as being part of the 

Non-Aviation Support Land Area, and more specifically as part of 

the "North of Runway 6/24 Proposed Parcels" area. The subject is 

identified as Parcel P11a, which is designated for 
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commercial/retail, office, and-or industrial use. The C/O/I 

designation permits a variety of commercial and industrial uses. 

Additionally, the subject is part of a 7.17 acres parcel that has 

been identified for potential retail development of 

restaurant/brew pub facility d/b/a Fort Myers Brewery. 

Analysis/Comments on Site 
The subject site, identified as Parcel P11a, is a 20.64 acre parcel of land that is part of a larger 

development referred to and marketed as Skyplex. The subject site is currently unimproved, vacant 

land. The irregular shaped, corner parcel is well-located along a heavily trafficked, primary roadway 

and about 4.5 miles, more or less, from an I-75 interchange.  The subject is adjacent to a mixed-use 

planned development that is commonly referred to as Gateway. To the immediate north, west, and 

northwest of the subject, the land is mostly developed with light industrial, office, and industrial flex 

type uses. To the immediate east, south, and northeast, the land is mostly undeveloped, vacant land. 

To the southwest is the Southwest Florida International Airport (RSW). 

 

According to marketing materials, Skyplex is comprised of about 1,150 acres of land designated as 

aviation and non-aviation property. The subject is part of the 850 acres of non-aviation land that is 

targeted for commercial development, including, but not limited to, corporate headquarters and-or 

regional offices, office complexes, medical science and technology centers, warehouse and light 

industrial uses, retail centers, gas stations, convenience retail, self-storage, restaurants, and hotels. 

Skyplex is located in a Foreign Trade Zone at a commercial airport (Southwest Florida International 

Airport) in close proximity to an interstate highway (I-75). 

 

The subject is zoned as part of the Airport Operations Planned Development (AOPD) with permitted 

uses that are commercial in nature (retail, office, or industrial). Based on the highest and best use of 

the property, commercial office, retail, or light industrial are the most appropriate uses, which is 

further detailed herein. 

 

According to the client, wetlands exist on the subject property and would require mitigation prior to 

development. Based on the client provided information, which we have referred to as Wetlands 

Study A and B, we have reconciled that about 11.03 acres of wetlands exist and would require 

mitigation, which is an extraordinary assumption of this report. 

 

The proximity to a commercial airport and interstate highway is a positive influence. The lack of non-

aviation development within the AOPD is a negative influence, tempered by the recent ground 

leasing of two properties (Publix shopping center & Gartner office campus). The location along a 

primary roadway is a positive influence, tempered by the lack of construction in the immediate area.  

The heavily wooded condition is a negative influence. The wetlands and subsequent mitigation prior 

to development is a negative influence and extraordinary assumption of this report. 
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MASTER CONCEPT PLAN – AOPD 
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BIRD’S EYE VIEW 
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BOUNDARY SURVEY 
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CONCEPT PLAN – FT MYERS BREWERY (SUB PARCEL BREAKDOWN) 
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FLOOD MAP 
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ZONING MAPS  
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Subject Photos 

 
Unimproved, Vacant Land 

 

 
Unimproved, Vacant Land 
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Unimproved, Vacant Land 

 

 
Street View – Daniels Pkwy 

 

Additional photos are included in the Addenda 
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Assessment and Tax Data 

Assessment Methodology 
In Florida, property taxes are based upon an appraisal of the property performed by the respective 

County Assessor’s Office, with values updated annually. Under Florida law, the assessed value for 

commercial property (non-homestead property), is capped at a 10% increase over the prior year 

assessed value, unless an assessment limitation reset (reassessment) has been triggered.  If capped, a 

capped assessed value could result in a lower assessed value versus just (market) value. Of note, the 

current 10% cap rule will sunset in 2018; however, there is a proposed constitutional amendment 

that will take place during the 2018 general election to permanently retain this 10% cap, subject to 

60% approval. 

 

For commercial property, or residential properties with ten units or more, reassessments can be 

triggered following a qualifying improvement or change of ownership or control (typically through 

sale). A qualifying improvement is any substantially completed improvement that increases the just 

(market) value of the property by at least 25%. 

 

In calculating the ad valorem real property tax burden, a respective tax authority’s millage is applied 

against the assessed value, except for the school board authority millage which is applied against the 

assessor’s uncapped, full market value. If an assessment is uncapped, the assessed value and market 

value would be equal.  

 

Assessed values are effective as of January 1 of the tax year. Taxes are payable anytime between 

November 1
st
 and March 31

st
, with a 1% discount per month applied for early payment (4% discount 

if paid in November, 3% in December, 2% January, etc.). 

Assessed Values and Property Taxes 
The subject is a part of a larger, parent parcel and is not separately taxed. The subject’s parent parcel 

assessed values, applicable tax rates and total taxes, including direct assessments, are shown in the 

table on the following page. Of note, the subject is exempt from ad valorem taxes and appears to be 

only liable for annual special assessments, if any. 
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Conclusions 
The subject is a portion of larger, parent parcel and is not separately taxed; therefore, an assessment 

for the subject portion not concluded and was not considered germane to our valuation. 

 

According to the Lee County the subject’s parent property taxes are paid as of the date of value.  

 

Ad Valorem Tax Schedule

Lee County Actual Actual Preliminary

Year 2015 2016 2017

Appraised Value

Total: $210,334,030 $339,071,401 $336,794,913

Per Square Foot: $233.94 $377.13 $374.60

% Change: N/A 61.2% -0.7%

Assessed Value $210,334,030 $231,319,233 $254,441,256

% Change: N/A 10.0% 10.0%

Tax Rate $13.600800 $13.180400 $12.888500

% Change: N/A -3.1% -2.2%

Millage Rate per $1,000 per $1,000 per $1,000

Actual Actual Preliminary

Tax Expense 2015 2016 2017

Tax Amount: $0 $0 $0

Special Assessments: $47,763 $0 $66,454

Total Taxes: $47,763 $0 $66,454

Tax Parcel Number: Portion of 19-45-26-00-00002.0000
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Market Analysis 

The following market analysis of the Lee County industrial, retail, and office  property market is based 

on data obtained from the CoStar Group, Inc., a leading provider of real estate information services. 

The analysis presents the subject property’s macro markets (Lee Count) and includes a breakdown of 

all industrial, retail, and office space. 

Lee County Metropolitan Market 
The following is the Lee County metropolitan market map, as presented by CoStar Group, Inc. Of 

note, the subject submarket of South Ft Myers/San Carlos is numbered 7 below. 

 

MARKET AREA MAP 

 

 

On the following pages are tables that illustrate the historical market performance of the Lee County 

Metropolitan and S Ft Myers/San Carlos submarket for Industrial, Retail, and Office properties. 
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Industrial 
 

 

Rental Rates 

The Lee County Metro had a 2017 3rd Quarter average quoted rental rate of $6.62 per square foot 

for all industrial space, compared to $6.10 in the 2016 3rd Quarter, or a 9.4% increase over the last 

year. Quoted rental rates for the submarket were approximately 1% higher at $6.71 per square foot.  

Vacancy 

The Lee County Metro has a 2017 3rd Quarter vacancy of 1.7% for all industrial space compared to 

1.2% for the submarket space. Vacancy rates are relatively unchanged over the last year. 

Construction and Absorption 

There is currently 118,900 square feet of industrial space under construction in the market, of which 

0.0% is in the submarket. Net absorption for the prior year was positive. 

  

Industrial Market Statistics

Lee County Macro & S Ft Myers/San Carlos Submarket

Square Feet Total Total Direct Square Feet Total Total Direct

Total Under Net Percent Rental Rate Total Under Net Percent Rental Rate

Quarter Square Feet Construction Absorption Vacant (Triple Net) Square Feet Construction Absorption Vacant (Triple Net)

2017 Q3 27,411,698 118,900 -14,423 1.7% $6.62 psf2017 Q3 11,586,185 0 3,959 1.2% $6.71 psf

2017 Q2 27,411,698 106,000 148,253 1.6% $6.65 psf2017 Q2 11,586,185 0 88,407 1.2% $6.71 psf

2017 Q1 27,323,168 198,558 90,559 1.8% $6.66 psf2017 Q1 11,586,185 0 -24,827 2.0% $6.74 psf

2016 Q4 27,323,168 92,558 114,185 2.2% $6.17 psf2016 Q4 11,586,185 0 -8,139 1.8% $6.28 psf

2016 Q3 27,323,168 0 427,015 2.6% $6.10 psf2016 Q3 11,586,185 0 329,817 1.7% $6.16 psf

2016 Q2 27,029,861 293,307 282,033 3.1% $6.05 psf2016 Q2 11,292,878 293,307 169,922 2.1% $6.25 psf

2016 Q1 26,978,161 345,007 82,545 4.0% $5.78 psf2016 Q1 11,252,878 333,307 53,212 3.2% $5.86 psf

2015 Q4 26,989,061 265,372 228,128 4.3% $5.70 psf2015 Q4 11,263,778 253,672 146,550 3.8% $5.73 psf

2015 Q3 26,989,061 253,672 48,804 5.1% $5.48 psf2015 Q3 11,263,778 253,672 31,539 5.1% $5.51 psf

2015 Q2 26,989,061 0 114,315 5.3% $5.43 psf2015 Q2 11,263,778 0 10,880 5.4% $5.44 psf

2015 Q1 26,989,061 0 109,807 5.8% $5.19 psf2015 Q1 11,263,778 0 97,494 5.5% $5.38 psf

2014 Q4 26,817,061 172,000 41,913 5.6% $4.95 psf2014 Q4 11,091,778 172,000 1,202 4.9% $5.15 psf

2014 Q3 26,809,561 179,500 395,341 5.7% $4.88 psf2014 Q3 11,084,278 179,500 94,373 4.8% $5.08 psf

2014 Q2 26,809,561 179,500 40,932 7.2% $4.81 psf2014 Q2 11,084,278 179,500 9,643 5.7% $5.01 psf

2014 Q1 26,809,561 0 -112,568 7.3% $4.63 psf2014 Q1 11,084,278 0 -3,321 5.8% $4.78 psf

2013 Q4 26,809,561 0 264,117 6.9% $4.59 psf2013 Q4 11,084,278 0 28,540 5.7% $4.83 psf

2013 Q3 26,834,553 0 158,348 8.0% $4.51 psf2013 Q3 11,084,278 0 91,054 6.0% $4.72 psf

2013 Q2 26,830,353 4,200 357,389 8.5% $4.54 psf2013 Q2 11,080,078 4,200 135,874 6.8% $4.77 psf

2013 Q1 26,830,353 4,200 52,577 9.9% $4.34 psf2013 Q1 11,080,078 4,200 -45,807 8.0% $4.67 psf

2012 Q4 26,835,445 0 146,560 10.1% $4.20 psf2012 Q4 11,080,078 0 8,019 7.6% $4.53 psf

Lee County - All Industrial Space S Ft Myers/San Carlos - All Industrial Space
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Retail 
 

 

Rental Rates 

The Lee County Metro had a 2017 3rd Quarter average quoted rental rate of $14.64 per square foot 

for all retail space, compared to $14.26 in 2016 3rd Quarter, or a 1.5% increase over the last year. 

Quoted rental rates for the submarket were approximately 13% higher at $16.53 per square foot.  

Vacancy 

The Lee County Metro has a 2017 3rd Quarter vacancy of 4.8% for all retail space compared to 4.0% 

for the submarket space. Vacancy rates are relatively unchanged over the last year. 

Construction and Absorption 

There is currently 260,742 square feet of retail space under construction in the market, of which 

50.2% is within the submarket. Net absorption for the prior year was positive. 

 

  

Retail Market Statistics

Lee County Macro & S Ft Myers/San Carlos Submarket

Square Feet Total Total Direct Square Feet Total Total Direct

Total Under Net Percent Rental Rate Total Under Net Percent Rental Rate

Quarter Square Feet Construction Absorption Vacant (Triple Net) Square Feet Construction Absorption Vacant (Triple Net)

2017 Q3 46,079,722 260,742 25,329 4.8% $14.64 psf2017 Q3 16,604,138 130,824 52,471 4.0% $16.53 psf

2017 Q2 46,037,022 247,942 447,324 4.8% $14.33 psf2017 Q2 16,574,938 104,524 221,469 4.1% $15.59 psf

2017 Q1 45,831,490 424,389 121,499 5.4% $14.57 psf2017 Q1 16,445,818 229,559 -17,045 4.7% $16.48 psf

2016 Q4 45,752,451 313,321 7,801 5.5% $14.25 psf2016 Q4 16,443,918 174,770 -13,327 4.6% $16.14 psf

2016 Q3 45,710,958 323,197 165,691 5.4% $14.26 psf2016 Q3 16,429,272 153,816 61,093 4.4% $16.06 psf

2016 Q2 45,629,558 263,992 226,137 5.6% $14.42 psf2016 Q2 16,417,384 84,102 75,274 4.7% $16.45 psf

2016 Q1 45,586,041 118,689 203,381 6.0% $14.30 psf2016 Q1 16,407,884 39,982 76,310 5.1% $16.05 psf

2015 Q4 45,449,982 234,562 255,938 6.2% $13.53 psf2015 Q4 16,375,867 68,674 197,861 5.4% $15.46 psf

2015 Q3 45,312,128 341,959 325,571 6.4% $13.53 psf2015 Q3 16,227,254 205,850 31,783 5.8% $15.13 psf

2015 Q2 45,010,245 570,483 120,208 6.5% $13.47 psf2015 Q2 16,207,336 204,343 75,773 5.8% $15.21 psf

2015 Q1 44,925,333 551,561 131,124 6.6% $13.05 psf2015 Q1 16,166,323 213,579 76,621 6.1% $14.08 psf

2014 Q4 45,096,853 300,582 201,324 7.3% $12.80 psf2014 Q4 16,335,308 58,985 -65,725 7.5% $13.92 psf

2014 Q3 44,756,551 389,227 197,621 7.0% $12.33 psf2014 Q3 16,268,771 86,788 100,730 6.7% $12.89 psf

2014 Q2 44,659,328 443,361 65,588 7.3% $12.41 psf2014 Q2 16,188,006 141,178 3,498 6.9% $12.98 psf

2014 Q1 44,661,328 431,002 156,357 7.4% $12.34 psf2014 Q1 16,194,006 141,383 24,375 6.9% $13.22 psf

2013 Q4 44,606,551 136,177 97,319 7.6% $12.42 psf2013 Q4 16,191,716 74,730 122,353 7.1% $13.45 psf

2013 Q3 44,556,981 119,734 12,234 7.8% $12.64 psf2013 Q3 16,147,462 55,184 73,685 7.6% $13.86 psf

2013 Q2 44,546,591 47,681 168,543 7.8% $12.65 psf2013 Q2 16,147,462 12,748 44,515 8.0% $13.41 psf

2013 Q1 44,578,686 55,930 105,834 8.2% $12.56 psf2013 Q1 16,209,204 6,496 -41,284 8.7% $13.32 psf

2012 Q4 44,514,828 142,572 310,895 8.3% $12.66 psf2012 Q4 16,194,079 34,909 121,485 8.3% $13.39 psf

Lee County - All Retail Space S Ft Myers/San Carlos - All Retail Space
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Office 
 

 

Rental Rates 

The Lee County Metro had a 2017 3rd Quarter average quoted rental rate of $13.46 per square foot 

for all office space, compared to 13.99 in 2016 3rd Quarter, or a 3.79% decrease over the last year. 

Quoted rental rates for the submarket were approximately 3.64% at $13.95 per square foot.  

Vacancy 

The Lee County Metro has a 2017 3rd Quarter vacancy of 6.6% for all office space compared to 6.1% 

for the submarket space. Vacancy rates declined over the last year.  

Construction and Absorption 

There is currently 60,622 square feet of office space under construction in the market, of which 91.8% 

is within the submarket. Net absorption for the prior year was positive. 

 

  

Office Market Statistics

Lee County Macro & S Ft Myers/San Carlos Submarket

Square Feet Total Total Direct Square Feet Total Total Direct

Total Under Net Percent Rental Rate Total Under Net Percent Rental Rate

Quarter Square Feet Construction Absorption Vacant (Full Service) Square Feet Construction Absorption Vacant (Full Service)

2017 Q3 19,891,115 60,622 158,455 6.6% $13.46 psf2017 Q3 8,199,314 55,622 78,964 6.1% $13.95 psf

2017 Q2 19,885,071 61,666 140,847 7.4% $13.36 psf2017 Q2 8,193,270 61,666 36,278 7.0% $13.90 psf

2017 Q1 19,868,901 63,646 119,703 8.0% $13.24 psf2017 Q1 8,187,100 53,646 24,441 7.3% $13.68 psf

2016 Q4 19,818,901 107,602 117,100 8.4% $13.88 psf2016 Q4 8,187,100 47,602 37,198 7.6% $14.32 psf

2016 Q3 19,813,361 61,710 181,078 8.9% $13.99 psf2016 Q3 8,181,560 11,710 55,367 8.0% $14.90 psf

2016 Q2 19,775,383 90,018 183,501 9.7% $13.96 psf2016 Q2 8,150,082 33,518 130,200 8.4% $14.90 psf

2016 Q1 19,696,384 119,017 117,228 10.2% $13.65 psf2016 Q1 8,074,702 108,898 46,985 9.1% $14.60 psf

2015 Q4 19,707,184 110,477 346,680 10.9% $13.86 psf2015 Q4 8,074,702 106,858 4,256 9.7% $14.71 psf

2015 Q3 19,412,184 401,858 89,533 11.3% $14.10 psf2015 Q3 8,074,702 106,858 20,938 9.7% $14.71 psf

2015 Q2 19,396,332 310,852 282,138 11.7% $14.10 psf2015 Q2 8,058,850 15,852 227,426 9.8% $14.99 psf

2015 Q1 19,255,882 443,302 52,207 12.5% $14.20 psf2015 Q1 7,918,400 148,302 23,340 11.1% $14.86 psf

2014 Q4 19,250,282 448,902 57,958 12.8% $14.03 psf2014 Q4 7,918,400 148,302 42,724 11.4% $14.94 psf

2014 Q3 19,252,505 440,452 73,290 13.1% $14.00 psf2014 Q3 7,918,400 139,852 -13,415 11.9% $14.62 psf

2014 Q2 19,249,505 435,600 13,660 13.4% $14.05 psf2014 Q2 7,915,400 135,000 -36,649 11.7% $14.66 psf

2014 Q1 19,229,162 26,369 108,548 13.4% $14.35 psf2014 Q1 7,910,623 7,777 42,546 11.2% $14.71 psf

2013 Q4 19,244,028 17,989 59,306 14.1% $14.52 psf2013 Q4 7,917,947 7,777 50,138 11.8% $14.83 psf

2013 Q3 19,243,869 22,386 153,429 14.4% $14.57 psf2013 Q3 7,913,550 12,174 70,350 12.4% $14.62 psf

2013 Q2 19,256,544 12,174 173,719 15.2% $14.85 psf2013 Q2 7,913,550 12,174 71,704 13.3% $15.09 psf

2013 Q1 19,328,454 10,469 11,484 16.4% $14.66 psf2013 Q1 7,910,478 10,469 40,299 14.2% $15.20 psf

2012 Q4 19,332,377 6,072 -138,131 16.5% $15.24 psf2012 Q4 7,910,478 6,072 -63,168 14.7% $15.55 psf

Lee County - All Office Space S Ft Myers/San Carlos - All Office Space
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Rental Rate Trends 

Industrial 

 

 

Retail 
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Office 

 

 
 

Airport Ground Rent Analysis 
The following ground rent analysis and statistics were taken from the 2013 Public Use Airports’ Rates 

and Charges Analysis - Final Report, as published by the Florida Department of Transportation 

Aviation Office, and is the most recent published findings.
4
 The survey information is for commercial 

and general aviation airports throughout the state of Florida. A more recent survey has not been 

provided; however, market conditions from 2013 to current are considered relatively similar for 

airport property ground leases. 

Commercial – Non-aeronautical Use  

Average ground lease rates for commercial non-aeronautical use at the surveyed commercial and GA 

airports in Florida are presented in Table 3-26.
5
 

 

                                                   

4
 Public Use Airports’ Rates and Charges Analysis; Florida Department of Transportation Aviation Office; Alexander Kolpakov; 

November 2013 

5
 Ibid 
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The survey data show that ground lease rates for commercial non-aeronautical use at commercial at 

GA airports are practically identical. The difference in rates per square foot between commercial and 

GA airports is less than 1 percent. The comparison of commercial non-aeronautical ground lease 

rates (per square foot) at the surveyed Florida commercial and GA airports is presented in Figure 3-

56.
6
 

 
The rates vary, sometimes substantially, based on the geographic region of the airport. Due to a 

small number of responding commercial airports, it is not possible to provide a comparison of 

ground lease rates at commercial airports by geographic region; only the rates at GA airports could 

be presented. Ground lease rates for commercial non-aeronautical use at the surveyed GA airports 

by geographic region of the state are shown in Figure 3-57.
7
 

 

                                                   

6
 Ibid 

7
 Ibid 
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The highest average ground lease rates for commercial non-aeronautical use ($10.00/sq. ft./yr.) were 

observed at GA airports located in the West Central region of the state. GA airports in the North 

Central region reported the lowest average ground lease rates for commercial non-aeronautical use 

($0.040/sq. ft./yr.). Due to a limited number of airports representing each region in the survey data, 

the results of the geographic comparison should be interpreted with caution.
8
 

Industrial – Non-aeronautical Use  

Average ground lease rates for industrial non-aeronautical use at the surveyed commercial and GA 

airports in Florida are presented in Table 3-27.
9
 

 

 
 

The survey data show that ground lease rates for industrial non-aeronautical use at GA airports on 

average are 10.0 percent higher than at commercial airports. The comparison of industrial non-

aeronautical ground lease rates (per square foot) at the surveyed Florida commercial and GA airports 

is presented in Figure 3-58.
10

 

 

                                                   

8
 Ibid 

9
 Ibid 

10
 Ibid 
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The rates vary, sometimes substantially, based on the geographic region of the airport. Due to a 

small number of responding commercial airports, it is not possible to provide a comparison of 

ground lease rates at commercial airports by geographic region; only the rates at GA airports could 

be presented. Ground lease rates for industrial non-aeronautical use at the surveyed GA airports by 

geographic region of the state are shown in Figure 3-59.
11

 

 

 
 

The highest average ground lease rates for industrial non-aeronautical use ($3.50/sq. ft./yr.) were 

observed at GA airports located in the Central region of the state. GA airports in the North Central 

region reported the lowest average ground lease rates for industrial non-aeronautical use ($0.040/sq. 

ft./yr.). Due to a limited number of airports representing each region in the survey data, the results of 

the geographic comparison should be interpreted with caution.
12

 

                                                   

11
 Ibid 

12
 Ibid 
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General Conclusions 
The subject is one of about 18 parcels within Skyplex that are designated as non-aviation land. The 

subject is further identified for retail, office and-or industrial use as per the master concept plan. All 

three properties type markets are considered relatively strong in the area, with industrial and retail 

showing the greatest gains. While occupancy rates are tightening for office space, the market may be 

showing signs of some pushback with declining asking rental rates; however, this could also be a 

reflection of little to no availability of higher quality, well-located office properties which would lower 

the average.  Absorption rates for the sale and leasing of general commercial space in the overall 

market continues to stabilize gradually and it is estimated to continue for the next year or so. 

Absorption rates over the past twelve months have shown signs of improvement in particular market 

types and specific market areas. The demand for vacant land had been slower to recover, but in 

recent years is showing steady signs of improvement with recent announcements and-or activity of 

development in several Southwest Florida submarkets. 

 

Rental rates vary and are most dependent on location, quality, and-or use. In addition, less 

developed airports, such as the subject, may have to be more aggressive in leasing than more 

developed airports regardless of classification (commercial vs. general aviation).    

 

Ground leases are not as prevalent in Lee and Collier Counties as they are in other parts of the state. 

And most of those that do exist are for smaller, retail properties with national net product type 

tenancy (quick service restaurant, bank branch, convenience store, etc.). Those in place are typically 

for a 15 to 20-yr term, leased absolute net (no operating expense to ownership), with escalations 

every five years or so, if at all. 

 

Over the past couple of years, the market has been relatively strong with the availability of favorable 

financing terms, increases in absorption and decreases in vacancy. Overall, market velocity is 

increasing with a tightening of vacancy rates and increase of quoted lease rates for well-located 

assets. As occupancy continues to increase, even poorly-located and-or poor quality properties will 

see an increase in demand. 

Midfield Leasing 
The Midfield area is comprised of about 51 acres of non-aviation designated land that is offered for 

commercial/office development. The Midfield area is well-located along the primary terminal access 

road, just west of the main terminal. Of the 51 acres, only about 2.24 acres has ground leased and 

developed. This 2.24 acre site was leased in 2011 for development of a C-store/gas station use, with 

construction completed in 2014. The land is ground leased for a 26-year term with five, 5-yr renewal 

options. The base rental rate of about $1.55 psf escalates based on CPI index every three years. In 

addition, the tenant pays $0.01 per gallon of fuel sold (additional rent).  Per the lease, the tenant has 

an option to increase the area for restaurant development, at which time the base rate would be 

similar to the then existing rate, plus some percentage rent based on gross sales of C-store and 

restaurant (less fuel sales). To the best of our knowledge, the tenant has not extended interest in 

exercising this option. 

 

There has been no other known leasing activity reported within Midfield area as of the date of value. 
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Skyplex Leasing 
The Skyplex project is comprised of about 1,150 acres of non-aviation designated land that is offered 

for development. There are 18 parcels identified within the project that are offered for ground lease. 

To the best of our knowledge, only a few of the parcels are currently under ground lease. One parcel 

is a 10.4 acre site that was ground leased to North American Properties – Southeast, Inc. in 2015 for 

an initial term of 20 years with six, 5-yr renewal options. The initial base rate of $0.17 psf is fixed for 

the first ten years, then increases 10% in Year 11 (7.2% increases in option periods). North American 

Properties – Southeast, Inc. is developing a 65,000 square foot, more or less, shopping center that 

will be anchored by a Publix grocery store (late 2017/early 2018 delivery).  

 

Earlier this year, Gartner Inc. leased land for the development of an office campus with about 

143,000-sf, and expandable up to 250,000-sf.  The ground lease is for just of 19.11 acres for a 20-yr 

term, with six, 5-yr renewal options. There has been no other leasing activity reported within Skyplex 

as of the date of value.  The initial annual ground rent is roughly $156,000, or about $0.19 psf, which 

is flat for the first ten years. The rent escalates, with a maximum of $264,000, or about $0.32 psf, in 

the last option period. The lease also allows for a Phase 2 option of an additional 13.05 acres within 

the first five years of the lease. The additional rent on the Phase 2 land is reported at about $28,800 

annually.  Construction for Phase 1 is expected to be completed by late 2018. 

Subject Analysis 
The subject is located within a mix-used commercial project marketed as Skyplex, which is part of the 

Southwest Florida International Airport (commercial airport). The project is well-located off of a 

heavily trafficked primary roadway. The property fronts a primary, arterial roadway and adjacent to, 

albeit on the outer edge, of an industrial/business park oriented project that is commonly referred to 

as Gateway. Historically, the area has been negatively impacted by a lack of development with the 

Skyplex project and around the immediate area. Not only does the subject compete with other 

vacant, for lease properties within the project, it also competes with large amounts of vacant land in 

the immediate area that is available for immediate purchase. Still, an increase in demand for 

industrial space throughout the county, as well as recent developments within the immediate area 

show that there is growing demand for the area which bodes well for the subject. In 2017 three 

developments in the immediate area are either under construction and-or recently delivered, which 

include Summit Church building (14,440-sf and adjacent to subject), Skywalk neighborhood 

shopping center (65,000-sf and Publix anchored), and Gartner Campus office expansion (143,000-sf). 

The Skywalk and Gartner developments are part of Skyplex. 

 

The subject property is undeveloped, vacant land which would require clearing and fill before 

development. The subject property benefits from having utilities available to the site at the street. As 

previously discussed, the property has about 12.66 acres of wetlands that would need to be 

mitigated for full development.  

 

The location along a heavily trafficked, primary roadway is a positive influence, tempered by the lack 

of development. The amount of vacant land available for leasing/purchasing is a negative influence. 

The heavily wooded condition with wetlands is a negative influence. The recent development of 

nearby parcels is a positive influence. The improving market condition with higher occupancy rates 

and-or increasing rental rates is a positive influence. Overall market conditions in the short-term 

suggest the outlook for the property is relatively good. 
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Highest and Best Use 

The Highest and Best Use of a property is the use that is legally permissible, physically possible, and 

financially feasible which results in the highest value. An opinion of the highest and best use results 

from consideration of the criteria noted above under the market conditions or likely conditions as of 

the effective date of value. Determination of highest and best use results from the judgment and 

analytical skills of the appraiser. It represents an opinion, not a fact. In appraisal practice, the concept 

of highest and best use represents the premise upon which value is based.  

Analysis of Highest and Best Use As If Vacant 
The primary determinants of the highest and best use of the property as if vacant are the issues of 

(1) Legal permissibility, (2) Physical possibility, (3) Financial feasibility, and (4) Maximum productivity. 

Legally Permissible 

The subject site is zoned AOPD, Airport Operations Planned Development which controls the general 

nature of permissible uses but is appropriate for the location and physical elements of the subject 

property, providing for a consistency of use with the general neighborhood. The location of the 

subject property is appropriate for the uses allowed, as noted previously, and a change in zoning is 

unlikely. There are no known easements, encroachments, covenants or other use restrictions that 

would unduly limit or impede development.  

Physically Possible 

The physical attributes allow for a number of potential uses. Elements such as size, shape, availability 

of utilities, known hazards (flood, environmental, etc.), and other potential influences are described in 

the Site Description and have been considered. There are no items of a physical nature that would 

materially limit appropriate and likely development. 

Financially Feasible 

The probable use of the site for commercial development conforms to the pattern of land use in the 

market area. A review of published yield, rental and occupancy rates suggest that there is a balanced 

supply and demand is sufficient to support construction costs and ensure timely absorption of 

additional inventory in this market. Therefore, near-term speculative development of the subject site 

is financially feasible.  

Maximally Productive 

Among the financially feasible uses, the use that results in the highest value (the maximally 

productive use) is the highest and best use. Considering these factors, the maximally productive use 

as though vacant is for commercial development use. 

Conclusion of Highest and Best Use As If Vacant 

The conclusion of the highest and best use as if vacant is for commercial development use.  

Analysis of Highest and Best Use as Improved 
N/A; Unimproved, vacant land. 
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Most Probable Buyer 
As of the date of value, the most probable buyer of the subject property is local, regional or national 

developer/user. 
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Land Valuation 

Methodology 
Site Value is most often estimated using the sales comparison approach. This approach develops an 

indication of market value by analyzing closed sales, listings, or pending sales of properties similar to 

the subject, focusing on the difference between the subject and the comparables using all 

appropriate elements of comparison. This approach is based on the principles of supply and 

demand, balance, externalities, and substitution, or the premise that a buyer would pay no more for 

a specific property than the cost of obtaining a property with the same quality, utility, and perceived 

benefits of ownership. 

Analysis 

Per client instruction, we have valued the property under three valuation scenarios as follows: 1) Sub 

parcel A (0.90 acres); 2) Sub parcels A & B (7.17 acres); and 3) Sub parcels A, B & C (entire 20.64 

acres).  

 

For the purposes of this analysis, we have used the Sales Comparison Approach with two sets of 

sales for comparison, first for sub parcels A (0.90 acres) and A & B (7.17 acres). In this first analysis, 

we considered and compared the comparables against the 7.17 acres of the subject property (A & B). 

We then applied a premium to our conclusion for sub parcel A (0.90 acres), considering smaller 

parcels trade at a higher rate based on economies of scale. 

 

Our second sales comparison analysis is for sub parcels A, B & C (entire 20.64 acres). For this analysis, 

we considered and compared the subject’s 20.64 acres against similarly sized, relatively speaking, 

land sales. 

Wetlands Mitigation 

At the end of this section, we have deducted the estimated cost of wetlands mitigation from our 

preliminary value conclusions. 

Unit of Comparison 

The unit of comparison depends on land use economics and how buyers and sellers use the 

property. The unit of comparison in this analysis is per gross square foot. 

Elements of Comparison 

Elements of comparison are the characteristics or attributes of properties and transactions that cause 

the prices of real estate to vary. The primary elements of comparison considered in sales comparison 

analysis are as follows: (1) property rights conveyed, (2) financing terms, (3) conditions of sale, (4) 

expenditures made immediately after purchase, (5) market conditions, (6) location, and (7) physical 

characteristics. 

Comparable Sales Data 

To obtain and verify comparable sales of vacant land properties, we conducted a search of public 

records, field surveys, interviews with knowledgeable real estate professionals in the area, and a 

review of our internal database.  
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We included four smaller land sales and three larger land sales in our analyses, as these sales were 

judged to be the most comparable to develop an indication of market value for the subject property.   

Sales Comparison – Sub Parcels A & B (0.90 acres & 7.17 acres) 
The table on the following page summarizes each sale comparable and a map illustrating the 

location of each in relation to the subject. Details of each comparable follow the location map. 
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Land Sales Summary – Sub Parcels A & B 

 

 
 

Land Sales Summary

Comp. Date Gross Proposed Sales Price Per

No. of Sale Sq. Ft. Location Zoning Use Actual Sq. Ft.

1 June-17 82,677 11961 Fairway Lakes Dr Fort Myers, Florida PUD Creative World School $300,000 $3.63

2 May-17 106,265 13600 Saddle Rd Fort Myers, Florida CT None reported $350,000 $3.29

3 January-17 113,770 12941 Express Ct Fort Myers, Florida MPD Summit Church $425,000 $3.74

4 December-16 300,812 14600 Jetport Loop Fort Myers, Florida IPD None reported $1,277,856 $4.25
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COMPARABLE SALES MAP – SUB PARCELS A & B 
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LAND COMPARABLE 1 – SUB PARCEL A & B 

 
 

Property Identification

Property/Sale ID 9620/10123  

Property Type Commercial  

Property Name 1.90 acres; Creative World School 

Address 11961 Fairway Lakes Dr  

City, State Zip Fort Myers, Florida 33913  

County Lee  

MSA Fort Myers-Cape Coral  

Submarket South Ft Myers/San Carlos Park 

Latitude/Longitude 26.570523/-81.749415 

Tax ID 07-45-26-07-00008.0020 

Transaction Data

Sale Date June 26, 2017 

Sale Status Recorded 

Grantor Baget Holdings, LP 

Grantee CWS at Gateway, Inc. 

Property Rights  Fee Simple 

Financing  Conventional 

Conditions of Sale  Typical 

Recording Number 2017000139457 

Sale Price $300,000 

Financing Adj. $0 

Sale Conditions Adj. $0 

Exp. Imm. After Sale $0 

Non-Realty Adj. $0 

Adjusted Price $300,000 
 

Property Description

Gross Acres 1.898 

Gross SF 82,677 

Usable Acres 1.89800 

Usable SF 82,677 

Front Feet  360.00 

Depth 330.00 

No. of Lots 1 

No. of Units 1 

Density (Units/Ac) 0.53 

Proposed Bldg SF 13,000 

Street Access Average 

Visibility Average 

Corner/Interior Corner 

Shape Irregular 

Topography Level, cleared 

Utilities  Public Available 
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Flood Hazard Zone Zone X 

Zoning Jurisdiction Lee County 

Zoning Code PUD 

Zoning Description Planned Unit Development; 

Gateway 

Traffic Count N/A 
 

Indicators

$/Gross Acre $158,061 

$/Gross SF $3.63 

$/Usable Acre $158,061 

$/Usable SF $3.63 

$/FF $833.33 

$/Lot $300,000 

$/Unit $300,000 

$/SF of Bldg Area $23.08 

 

Verification  

Confirmed With Public Records; Internal Files 

 

Remarks X 

The vacant land property is located along a moderately trafficked, secondary/connector roadway in the 

Gateway neighborhood. The non-signalized, corner parcel is rated average for exposure and access. The 

land is zoned as part of the Gateway PUD/DRI in an area that is designated for commercial uses.  

Adjacent uses include some office development, as well as undeveloped, vacant land. The northerly 

adjacent parcel is designated for future development of a fire station. 

The national buyer purchased the land for future development of an owner-occupied daycare center 

d/b/a Creative World School. The buyer is a national operator of numerous schools for young children 

(preschool up to 10-yrs old) in Florida, Texas, Illinois, Missouri and Virginia.  

The buyer financed the purchase through a construction loan with Atlantic Coast Bank. The land had a 

cleared condition at the time of sale. 
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LAND COMPARABLE 2 - SUB PARCEL A & B 

 
 

Property Identification

Property/Sale ID 9623/10126  

Property Type Commercial  

Property Name 2.44 acres; Commercial Land 

Address 13600 Saddle Rd  

City, State Zip Fort Myers, Florida 33913  

County Lee  

MSA Fort Myers-Cape Coral  

Submarket South Ft Myers/San Carlos Park 

Latitude/Longitude 26.545026/-81.784868 

Tax ID 23-45-25-01-00033.0000 

Transaction Data

Sale Date May 10, 2017 

Sale Status Recorded 

Grantor Orlando Acquisitions Two, 

LLC 

Grantee Mohammed Kasham 

Property Rights  Fee Simple 

Financing  Conventional 

Conditions of Sale  Typical 

Recording Number 2017000115655 

Sale Price $350,000 

Financing Adj. $0 

Sale Conditions Adj. $0 

Exp. Imm. After Sale $0 

Non-Realty Adj. $0 

Adjusted Price $350,000 

 

Property Description

Gross Acres 2.440 

Gross SF 106,265 

Usable Acres 2.43951 

Usable SF 106,265 

Front Feet  80.00 

Depth 340.00 

No. of Lots 1 

Street Access Average 

Visibility Average 

Corner/Interior Corner 

Shape Irregular 

Topography Heavily wooded 

Utilities  Public Available 

Flood Hazard Zone Zone X 
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Zoning Jurisdiction Lee County 

Zoning Code CT 

Zoning Description Tourist Commercial 

 

Indicators

$/Gross Acre $143,471 

$/Gross SF $3.29 

$/Usable Acre $143,472 

$/Usable SF $3.29 

$/FF $4,375.00 

$/Lot $350,000 

$/Unit $0 

$/SF of Bldg Area $.00 

 

Verification  

Confirmed With Public Records; Internal Files 

 

Remarks X 

The vacant land property is located along a moderately trafficked, secondary connector roadway, just 

south of a signalized intersection. The irregular shaped, corner parcel is rated average for access and 

exposure. The irregular shape of the parcel limits construction towards the front of the lot, which also 

impact exposure (simply average exposure).  Public utilities are available to the site. 

The land is zoned Tourist Commercial, which promotes various commercial/retail type uses. The property 

is in close proximity to an I-75 highway interchange, which could influence future development. The land 

had previously been approved and marketed for hotel development; however, that was some time ago 

(2008 +/-). Across the street on the westerly side of Treeline Ave, the land is mostly developed with 

commercial and industrial type uses (C-store, retail, hotel, FedEx distribution facility, etc.).  On the easterly 

side of Treeline, where this property is located, the land is mostly unimproved, vacant lots.  Further to the 

east is a regional airport (Southwest Florida International Airport). 

The buyer previously purchased the property as part of a two-property portfolio via a court ordered sale, 

which included this property as well as a C-store/gas station along Corkscrew Rd. The motivation of 

purchase by the Orlando based buyer was not reported; however, the buyer is associated with C-

store/gas station operations. Future use as a C-store site is not unreasonable give the seller, buyer, and 

location. 

This was assumed an all-cash transaction with no new mortgage recorded. The land had a heavily 

wooded condition at the time of sale. 
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LAND COMPARABLE 3 - SUB PARCEL A & B 

 
 

Property Identification

Property/Sale ID 9591/10107  

Property Type Commercial  

Property Name 2.612 acres; Summit Church 

Address 12941 Express Ct  

City, State Zip Fort Myers, Florida 33913  

County Lee  

MSA Fort Myers-Cape Coral  

Submarket South Ft Myers/San Carlos Park 

Latitude/Longitude 26.560285/-81.744237 

Tax ID 18-45-26-08-0000E.0000 

Transaction Data

Sale Date January 5, 2017 

Sale Status Recorded 

Grantor Temple-Drexel, LLC 

Grantee Intelliflex Express Court, 

LLC 

Property Rights  Fee Simple 

Financing  Conventional 

Conditions of Sale  Typical 

Recording Number 2017000004487 

Sale Price $425,000 

Financing Adj. $0 

Sale Conditions Adj. $0 

Exp. Imm. After Sale $0 

Non-Realty Adj. $0 

Adjusted Price $425,000 

 

Property Description

Gross Acres 2.612 

Gross SF 113,770 

Usable Acres 2.61180 

Usable SF 113,770 

Front Feet  250.00 

Depth 255.00 

No. of Lots 1 

No. of Units 1 

Density (Units/Ac) 0.38 

Proposed Use Future site of Summit 

Church 

Proposed Bldg SF 14,440 

Street Access Average 

Rail Access No 
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Water/Port Access No 

Visibility Average 

Corner/Interior Interior 

Shape Generally Rectangular 

Topography Level 

Utilities  All are available to the site 

Drainage Assumed adequate under 

normal conditions 

Flood Hazard Zone Zone X 

Use Designation New Community 

Zoning Jurisdiction Lee County 

Zoning Code MPD 

Zoning Description Mixed-Use Planned Unit 

Development 

Traffic Count N/A 

 

Indicators

$/Gross Acre $162,723 

$/Gross SF $3.74 

$/Usable Acre $162,723 

$/Usable SF $3.74 

$/FF $1,700.00 

$/Lot $425,000 

$/Unit $425,000 

$/SF of Bldg Area $29.43 

 

Verification  

Confirmed With Confidential; Informed Party 

 

Remarks X 

The vacant land parcel is located just on a secondary roadway, just off of a primary roadway (Daniels 

Pkwy). The rectangular shaped, interior lot is rated average for access and exposure. The property is 

located in the Gateway planned community, with the immediate area mostly developed with office/light 

industrial uses. The land is zoned MPD as part of the Daniels Preserve mixed planned development, which 

promotes commercial, industrial, and residential uses. 

The buyer is a local developer/owner of multiple real estate assets in the Gateway area. They purchased 

the land to accommodate tenant relocation for Summit Church.  The landlord (buyer) needed some more 

space to accommodate a different tenant's expansion and Summit Church agreed to relocate to a built-

to-suit building at this location. Buyer saw it as a win-win for both existing tenants. 

The property was not marketed for sale; however, was reported to be an arm's-length transaction at 

market terms. The property was in a cleared condition at the time of sale. Permitting in place shortly after 

purchase was approved for a 14,440-sf, 386-seat house of worship, with supporting site improvements. 

The buyer financed the purchase through a $1,860,000 construction loan with Encore Bank. 

This property previously sold in April 2014 for $689,120, but included an additional 5.67 acre parcel that 

was split off after the transaction date. 
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LAND COMPARABLE 4 - SUB PARCEL A & B 

 
 

Property Identification

Property/Sale ID 9622/10125  

Property Type Industrial  

Property Name 6.91 acres; Business Park Land 

Address 14600 Jetport Loop  

City, State Zip Fort Myers, Florida 33913  

County Lee  

MSA Fort Myers-Cape Coral  

Submarket South Ft Myers/San Carlos Park 

Latitude/Longitude 26.531483/-81.791986 

Tax ID 27-45-25-20-00000.B010 

Transaction Data

Sale Date December 21, 2016 

Sale Status Recorded 

Grantor GB Treeline, LLP 

Grantee KJS Limited, LLC 

Property Rights  Fee Simple 

Financing  Seller Financed 

Conditions of Sale  Typical 

Recording Number 2016000270031 

Sale Price $1,277,856 

Financing Adj. $0 

Sale Conditions Adj. $0 

Exp. Imm. After Sale $0 

Non-Realty Adj. $0 

Adjusted Price $1,277,856 
 

Property Description

Gross Acres 6.906 

Gross SF 300,812 

Usable Acres 6.90569 

Usable SF 300,812 

Front Feet  790.00 

Depth 300.00 

No. of Lots 1 

Street Access Average 

Rail Access No 

Water/Port Access No 

Visibility Average 

Corner/Interior Interior 

Shape Irregular 

Topography Level, cleared 

Utilities  Public Available 

Flood Hazard Zone Zone X 
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Zoning Jurisdiction Lee County 

Zoning Code IPD 

Zoning Description Southwest Florida 

International Commerce 

Park 

Traffic Count N/A 
 

Indicators

$/Gross Acre $185,044 

$/Gross SF $4.25 

$/Usable Acre $185,044 

$/Usable SF $4.25 

$/FF $1,617.54 

$/Lot $1,277,856 

$/Unit $0 

$/SF of Bldg Area $.00 

 

Verification  

Confirmed With Buying Agency 

 

Remarks X 

The property is located in the Southwest Florida International Commerce Park planned development. The 

lot, identified as B-1 per the IDP plans, is permitted for various types of development, including industrial, 

office, and quasi-retail type uses. The irregular shaped parcel has average access and exposure along the 

business park road (Jetport Loop).  As of late 2017, about 30% of the planned business park is built-out, 

with the remaining lots being vacant and mostly site ready for vertical improvements. Infrastructure for 

the park is in place (roads, utilities, etc.). 

The seller has held the property since 2007 and had it on the market for an extended period of time 

(years) at an undisclosed offering price. The local buyer, an affiliate of Scott Fischer Enterprises, purchased 

the property for what appears to be an investment, having re-listed the property for sale or built-to-suit 

leasing shortly after purchase.  The current asking price for the land is $1,895,000, or $6.30 psf, which is a 

48% increase over the purchase price.  

The seller financed 100% of the purchase with a 2-yr mortgage at undisclosed terms. The property had a 

cleared and level condition at the time of sale with utilities available at the site (stubbed in). 
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Land Sales Comparison Analysis - Sub Parcel A & B 
When necessary, adjustments were made for differences in various elements of comparison, 

including property rights conveyed, financing terms, conditions of sale, expenditures made 

immediately after purchase, market conditions, location, and other physical characteristics. If the 

element in comparison is considered superior to that of the subject, we applied a negative 

adjustment. Conversely, a positive adjustment was applied if inferior. A summary of the elements of 

comparison follows. 

Transaction Adjustments 

Transaction adjustments include (1) real property rights conveyed, (2) financing terms, (3) conditions 

of sale, and (4) expenditures made immediately after purchase. These items, which are applied prior 

to the market conditions and property adjustments, are discussed as follows:  

Real Property Rights Conveyed 

Real property rights conveyed influence sale prices and must be considered when analyzing a sale 

comparable. The appraised value and sale comparables all reflect the fee simple interest with no 

adjustments required. 

Financing Terms 

The transaction price of one property may differ from that of an identical property due to different 

financial arrangements. Sales involving financing terms that are not at or near market terms require 

adjustments for cash equivalency to reflect typical market terms. A cash equivalency procedure 

discounts the atypical mortgage terms to provide an indication of value at cash equivalent terms. 

Sales 1, 2 and 3 involved typical market terms by which the sellers received cash or its equivalent and 

the buyers paid cash or tendered typical down payments and obtained conventional financing at 

market terms for the balance. Therefore, no adjustments for this category were required. Sale 4 was 

100% seller financed; however, above/below market financing was not reported; therefore, no 

adjustment was made.  

Conditions of Sale 

When the conditions of sale are atypical, the result may be a price that is higher or lower than that of 

a normal transaction. Adjustments for conditions of sale usually reflect the motivations of either a 

buyer or a seller who is under duress to complete the transaction. Another more typical condition of 

sale involves the downward adjustment required to a comparable property’s for-sale listing price, 

which usually reflects the upper limit of value. The sale comparables do not indicate any condition of 

sale adjustments were warranted for atypical conditions or for-sale listings. 

Expenditures Made Immediately After Purchase 

A knowledgeable buyer considers expenditures required upon purchase of a property, as these costs 

affect the price the buyer agrees to pay. Such expenditures may include: costs to demolish and 

remove any portion of the improvements, costs to petition for a zoning change, and/or costs to 

remediate environmental contamination. 

 

The relevant figure is not the actual cost incurred, but the cost anticipated by both the buyer and 

seller. Unless the sales involved expenditures anticipated upon the purchase date, no adjustments to 

the comparable sales are required for this element of comparison. The parties to these transactions 
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did not anticipate expenditures were required immediately after purchase; therefore, no adjustments 

were warranted. 

Market Conditions Adjustment - Sub Parcel A & B 
Market conditions change over time because of inflation, deflation, fluctuations in supply and 

demand, or other factors. Changing market conditions may create a need for adjustment to 

comparable sale transactions completed during periods of dissimilar market conditions.  

 

Discussions with market participants and a review of market data indicated overall market conditions 

for vacant land properties have been improving with recent transactions confirming this trend. As 

such, we applied an adjustment to each comparable based on a factor of 10.00% per year.  

Property Adjustments - Sub Parcel A & B 
Property adjustments are usually expressed quantitatively as percentages or dollar amounts that 

reflect the differences in value attributable to the various characteristics of the property. In some 

instances, however, qualitative adjustments are used. These adjustments are based on locational and 

physical characteristics and are applied after transaction and market conditions adjustments.  

Location 

Location adjustments may be required when the locational characteristics of a comparable are 

different from those of the subject. These characteristics can include general neighborhood 

characteristics, freeway accessibility, street exposure, corner- versus interior-lot location, neighboring 

properties, view amenities, and other factors.  

 

The subject site is well-located along a primary roadway, albeit in an area that is relatively 

underdeveloped. In comparison to the comparables, we considered the superior and inferior 

locational aspects of the subject vs. the comparables to offset, resulting in relatively similar locational 

characteristics; therefore, no adjustments were considered. 

Size 

The size adjustment addresses variance in the physical size of the comparables and that of the 

subject, as a larger parcel typically commands a lower price per unit than a smaller parcel. This 

inverse relationship is due, in part, to the principle of “economies of scale.”  

 

The subject site consists of 312,325 gross square feet (7.17 acres). The comparables range from 

82,677 to 300,812 square feet. Sales 1, 2, and 3 were adjusted downward for smaller land size. Sale 4 

is relatively similar and was not adjusted. 

Shape/Depth 

The subject site consists of an irregular-shaped tract, which impacts potential development/uses. 

Sales 1, 2, and 4 were considered similar enough not to warrant any adjustment for this category.  

Sale 3 was adjusted downward for its superior, more rectangular shape. 

Utilities 

The subject property does have utilities available on the date of value, which was similar to all four 

sales; therefore, no adjustment was warranted. 
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Topography 

The subject has a heavily wooded topography and would require clearing and fill prior to 

development. Sales 1, 3, and 4 were adjusted downward for superior, cleared and level condition.  

Sale 2 is relatively similar and was not adjusted. 

Zoning 

The highest and best use of sale comparables should be very similar to that of the subject property. 

When comparables with the same zoning as the subject are lacking or scarce, parcels with slightly 

different zoning, but a highest and best use similar to that of the subject may be used as 

comparables. These comparables may require an adjustment for differences in utility if the market 

supports such adjustment. 

 

The subject site is zoned Airport Operations Planned Development with retail, industrial, and office 

uses. This is considered relatively similar to all four sales; therefore, no adjustment was considered. 

Summary of Adjustments - Sub Parcel A & B 
Presented on the following page is a summary of the adjustments made to the sale comparables. As 

noted earlier, these quantitative adjustments were based on our market research, best judgment, and 

experience in the appraisal of similar properties. 
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LAND SALES ADJUSTMENT GRID - SUB PARCEL A & B 

 
 

 

 

Land Sales Adjustment Grid 1 2 3 4

Subject Sale # 1 Sale # 2 Sale # 3 Sale # 4

Sale ID 10123 10126 10107 10125

Date of Value & Sale October-17 June-17 May-17 January-17 December-16

Property Name Parcel P11a - Lots 

A & B

1.90 acres; Creative 

World School

2.44 acres; 

Commercial Land

2.612 acres; Summit 

Church

6.91 acres; Business 

Park Land

Unadjusted Sale Price $300,000 $350,000 $425,000 $1,277,856

Gross Acres 7.170 1.898 2.440 2.612 6.906

Gross Square Feet 312,325 82,677 106,265 113,770 300,812

Unadjusted Sales Price per Gross Sq. Ft. $3.63 $3.29 $3.74 $4.25

FALSE FALSE FALSE FALSETransactional Adjustments

Property Rights Conveyed Fee Simple Fee Simple Fee Simple Fee Simple Fee Simple

Adjustment - - - -

Adjusted Sales Price $3.63 $3.29 $3.74 $4.25
FALSE FALSE FALSE FALSE

Financing Terms Cash to Seller Conventional Conventional Conventional Seller Financed

Adjustment - - - -

Adjusted Sales Price $3.63 $3.29 $3.74 $4.25
FALSE FALSE FALSE FALSE

Conditions of Sale Typical Typical Typical Typical Typical

Adjustment - - - -

Adjusted Sales Price $3.63 $3.29 $3.74 $4.25
FALSE FALSE FALSE FALSE

Expenditures after Sale $0 $0 $0 $0

Adjusted Sales Price $3.63 $3.29 $3.74 $4.25

Market Conditions Adjustments

Elapsed Time from Date of Value 0.31 years 0.44 years 0.78 years 0.82 years

Market Trend Through October-17 3.1% 4.4% 7.8% 8.2%

Adjusted Sales Price $3.74 $3.44 $4.03 $4.60FALSE FALSE FALSE FALSE

Physical Adjustments

Location NEC of Daniels 

Pkwy & Commerce 

Lakes Dr

11961 Fairway Lakes 

Dr

13600 Saddle Rd 12941 Express Ct 14600 Jetport Loop

Fort Myers, Florida Fort Myers, Florida Fort Myers, Florida Fort Myers, Florida Fort Myers, Florida

Adjustment - - - -
FALSE FALSE FALSE FALSE

Size 312,325 sq ft 82,677 sq ft 106,265 sq ft 113,770 sq ft 300,812 sq ft

Adjustment -10.0% -10.0% -10.0% -
FALSE FALSE FALSE FALSE

Shape/Depth Irregular Similar Similar Superior Similar

Adjustment - - -5.0% -
FALSE FALSE FALSE FALSE

Utilities Public Available Public Available Public Available Public Available Public Available

Adjustment - - - -
FALSE FALSE FALSE FALSE

Topography Heavily wooded Superior Similar Superior Superior

Adjustment -10.0% - -10.0% -10.0%
FALSE FALSE FALSE FALSE

Zoning AOPD PUD CT MPD IPD

Adjustment - - - -
FALSE FALSE FALSE FALSE

Net Physical Adjustment -20.0% -10.0% -25.0% -10.0%

Adjusted Sales Price per Gross Square Foot $2.99 $3.09 $3.02 $4.14
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Preliminary Conclusion - Sub Parcel A & B 
From the market data available, we used four land sales in competitive market areas which were 

adjusted based on pertinent elements of comparison. The following table summarizes the 

unadjusted and adjusted unit prices: 
 

 
 

The most comparable was Sale #3 in location and #4 in size; however, no one sale is considered truly 

comparable. As such, we considered the sales in aggregate. The adjusted prices for the sales ranged 

from $2.99 to $4.14 per square foot, with an average of $3.31 per square foot and a median of $3.06 

per square foot. 

 

Based on the adjusted prices and the positive/negative influences of the subject, a unit value for the 

subject property is near the middle of the adjusted range, or $3.20 to $3.40 per gross square foot. 

This indicates a preliminary market value range of $1,000,000 to $1,060,000, rounded. 

 

Based on this analysis, the preliminary land value indication is summarized as follows: 
 

 

Preliminary Conclusion - Sub Parcel A 
In estimating the market value of Sub Parcel A (0.90 acres), we have considered the previous analysis 

and baseline price per square foot range of $3.20 to $3.40, adjusting for a 10% premium being a 

smaller lot (0.90 ac vs. 7.17 ac). 

 

Based on this analysis, the preliminary land value indication is summarized as follows: 
 

 

Land Sale Statistics

Metric Unadjusted Adjusted

Minimum Sales Price per Gross Square Foot $3.29 $2.99

Maximum Sales Price per Gross Square Foot $4.25 $4.14

Median Sales Price per Gross Square Foot $3.68 $3.06

Mean Sales Price per Gross Square Foot $3.73 $3.31

Land Value Indication

Reasonable Adjusted Comparable Range

312,325  square feet x $3.20 psf = $999,440

312,325  square feet x $3.40 psf = $1,061,905

Market Value Opinion

312,325  square feet x $3.20 to $3.40 psf = $1,000,000 to $1,060,000

Land Value Indication

Reasonable Adjusted Comparable Range

39,204 square feet x 3.35 psf = $130,000

39,204 square feet x $3.55 psf = $140,000

Market Value Opinion

39,204  square feet x $3.35 to $3.55 psf = $130,000 to $140,000
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Sales Comparison – Sub Parcels A, B, & C (20.64 acres) 
The table on the following page summarizes each sale comparable and a map illustrating the 

location of each in relation to the subject. Details of each comparable follow the location map. 
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Land Sales Summary - Sub Parcels A, B, & C (20.64 acres) 

 

 
 

Land Sales Summary

Comp. Date Gross Proposed Sales Price Per

No. of Sale Sq. Ft. Location Zoning Use Actual Sq. Ft.

1 August-17 1,169,789 10400 Meridian Center Pkwy Fort Myers, Florida MPD Industrial Flex Project $3,768,844 $3.22

2 September-15 954,400 14050 Treeline Ave S Fort Myers, Florida AG-2 and CPD FedEx Ground Distribution Center $2,235,000 $2.34

3 February-15 824,155 14501 Treeline Ave S Fort Myers, Florida AG-2 Future Industrial/Business Park $968,200 $1.17
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COMPARABLE SALES MAP - SUB PARCELS A, B, & C (20.64 ACRES) 
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LAND COMPARABLE 1 – SUB PARCELS A, B, & C (20.64 ACRES) 

 
 

Property Identification

Property/Sale ID 9621/10124  

Property Type Commercial  

Property Name 26.85 acres; Meridian Center North/South 

Address 10400 Meridian Center Pkwy  

City, State Zip Fort Myers, Florida 33913  

County Lee  

MSA Fort Myers-Cape Coral  

Submarket South Ft Myers/San Carlos Park 

Latitude/Longitude 26.503346/-81.782580 

Tax ID 02,46,25,03,00000.C130, 02-46-25-03-00000.C170, et al 

Transaction Data

Sale Date August 9, 2017 

Sale Status Recorded 

Grantor Meridian Airport Park, LLC 

Grantee Meridian Center North, LLC 

& Meridian Center South, 

LLC 

Property Rights  Fee Simple 

Financing  Conventional 

Conditions of Sale  Typical 

Recording Number 2017000173002 & 

2017000173003 

Sale Price $3,768,844 

Financing Adj. $0 

Sale Conditions Adj. $0 

Exp. Imm. After Sale $0 

Non-Realty Adj. $0 

Adjusted Price $3,768,844 

 

Property Description

Gross Acres 26.855 

Gross SF 1,169,789 

Usable Acres 26.85466 

Usable SF 1,169,789 

Front Feet  1,050.00 

No. of Lots 16 

Proposed Bldg SF 350,000 

Street Access Average 

Visibility Average 

Corner/Interior Interior 

Shape Irregular 

Topography Level, cleared 
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Utilities  Public Available 

Flood Hazard Zone Zone X 

Use Designation Mixed-Use 

Zoning Jurisdiction Lee County 

Zoning Code MPD 

Zoning Description Mixed Planned 

Development; Meridian 

Center 

Traffic Count N/A 

 

Indicators

$/Gross Acre $140,342 

$/Gross SF $3.22 

$/Usable Acre $140,342 

$/Usable SF $3.22 

$/FF $3,589.38 

$/Lot $235,553 

$/Unit $0 

$/SF of Bldg Area $10.77 

 

Verification  

Confirmed With Listing Agency 

 

Remarks X 

The 16-parcel property totals 26.854 acres and is part of the Meridian Center mixed-use planned 

development. The irregular shaped assemblage essentially functions as two parcels with a cul-de-sac 

street bisecting the two. Although technically corner parcels, the land functions more like an interior, or 

rear lot, being off the main road and in the back of the planned development.  The land is rated average 

for access and exposure.  The MPD zoning permits a mix of industrial and commercial uses, with one 

possible use scenario that also allows for a hotel.  The immediate surrounding area is mostly 

underdeveloped and-or unimproved, vacant land; however, that may change in the near future as large 

tracts of land near the site (across Ben Hill Griffin Pkwy) have recently sold. The area is just southwest of 

the regional airport (Southwest Florida International Airport) and north of Gulf Coast Town Center 

(outdoor shopping/mall). 

The sale is an assemblage of 16 contiguous parcels purchased under two transactions with the same 

seller, buyer, and purchase date. Nine lots were purchased for $2,108,307 ($3.22 psf) and the remaining 

eight were purchased for $1,660,537 ($3.22 psf). The out-of-town buyer purchased the property for future 

development of two industrial flex buildings totaling 350,000-sf in rentable building area.  The land was in 

a cleared and level condition at the time of purchase. 

This was an all-cash transaction with no new mortgage recorded. The property was on the market in 

excess of a year and offered at an undisclosed price. 
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LAND COMPARABLE 2 – SUB PARCELS A, B, & C (20.64 ACRES) 

 
 

Property Identification

Property/Sale ID 6661/8198  

Property Type Land  

Property Name 21.91 acres; FedEx Ground Center 

Address 14050 Treeline Ave S  

City, State Zip Fort Myers, Florida 33913  

County Lee  

MSA Fort Myers-Cape Coral  

Submarket South Fort Myers 

Latitude/Longitude 26.539187/-81.788259 

Tax ID 26-45-25-00-00001.0020, 26-45-25-00-00001.001A 

Transaction Data

Sale Date September 17, 2015 

Sale Status Recorded 

Grantor Istrouma Trustee, LLC & 

Airport Gateway, Ltd. 

Grantee JDC Fort Myers, LLC 

Property Rights  Fee Simple 

Financing  Conventional 

Conditions of Sale  Typical 

Recording Number 2015000208217 

Sale Price $2,235,000 

Financing Adj. $0 

Sale Conditions Adj. $0 

Exp. Imm. After Sale $0 

Non-Realty Adj. $0 

Adjusted Price $2,235,000 

 

Property Description

Gross Acres 21.910 

Gross SF 954,400 

Usable Acres 21.91001 

Usable SF 954,400 

Front Feet  654.00 

Depth 1,124.00 

No. of Lots 2 

Proposed Use FedEx Ground Distribution 

Center 

Proposed Bldg SF 213,508 

Street Access Average 

Visibility Average 

Corner/Interior Interior 

Shape Irregular 
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Topography Partially Wooded 

Utilities  Public Available 

Flood Hazard Zone X 

Use Designation Airport/Tradeport 

Zoning Jurisdiction Lee County 

Zoning Code AG-2 and CPD 

Zoning Description Agriculture and 

Commercial Planned 

Development 

 

Indicators

$/Gross Acre $102,008 

$/Gross SF $2.34 

$/Usable Acre $102,008 

$/Usable SF $2.34 

$/FF $3,417.43 

$/Lot $1,117,500 

$/SF of Bldg Area $10.47 

 

Verification  

Confirmed With Listing Agency 

 

Remarks X 

The property includes 16.91 acres at 14050 Treeline Ave S and another five acres to the southwest that 

include a large retention pond. The site spans a total of 21.91 acres. The irregular shaped parcel has 

primary frontage along Treeline Ave S, with some (minimal) frontage along Jetport Loop. The land was 

partial cleared, partially wooded at the time of purchase. A retention pond exists on a portion of the 5 

acre parcel.  

The site is zoned AG-2 and CPD and is part of the airport/tradeport future land use. The surrounding area 

is sparsely developed with commercial and light industrial uses along Jetport Loop and Treeline Ave S, as 

well as Daniels Pkwy to the north. 

This sale involved the assemblage of two tracts of land that were purchased for future development of a 

FedEx Ground distribution center. The buyer, Jones Development Co., is an out-of-state developer with a 

focus on build-to-suit light industrial/manufacturing type buildings. The sale includes 16.91 acres at 

14050 Treeline Ave S and another five acres to the southwest that include a large retention pond. The 

new FedEx Ground distribution center will be a 213,508-sf sorting plant. 

The buyer chose the site based on its ease of access to major highways, location near major airport, 

proximity to customer's distribution centers, and strong local workforce for recruitment potential.  

The buyer financed $16,000,000 through Commerce Bank as a construction loan. 
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LAND COMPARABLE 3 – SUB PARCELS A, B, & C (20.64 ACRES) 

 
 

Property Identification

Property/Sale ID 7676/8772  

Property Type Commercial  

Property Name 18.92 acres; Commercial Land 

Address 14501 Treeline Ave S  

City, State Zip Fort Myers, Florida 33913  

County Lee  

MSA Fort Myers-Cape Coral  

Submarket Fort Myers 

Latitude/Longitude 26.539377/-81.784820 

Tax ID 26-45-25-00-00001.002B, 26-45-25-00-00001.0030, 26-45-25-00-00001.0050 

Transaction Data

Sale Date February 5, 2015 

Sale Status Recorded 

Grantor Istrouma Trustee, LLC 

Grantee Treeline 18, LLC 

Property Rights  Fee Simple 

Financing  Conventional 

Conditions of Sale  Typical 

Recording Number 2015000025738 

Days on Market 300 

Sale Price $968,200 

Financing Adj. $0 

Sale Conditions Adj. $0 

Exp. Imm. After Sale $0 

Non-Realty Adj. $0 

Adjusted Price $968,200 

 

Property Description

Gross Acres 18.920 

Gross SF 824,155 

Usable Acres 18.92000 

Usable SF 824,155 

Front Feet  657.00 

Depth 1,245.00 

No. of Lots 3 

Street Access Average 

Rail Access No 

Water/Port Access No 

Visibility Average 

Corner/Interior Interior 

Shape Rectangular 

Topography Cleared 
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Utilities  Public Available 

Flood Hazard Zone Zone X 

Use Designation Airport/Tradeport 

Zoning Jurisdiction Lee County 

Zoning Code AG-2 

Zoning Description Agricultural 

Traffic Count 21,149 (2016) 

 

Indicators

$/Gross Acre $51,173 

$/Gross SF $1.17 

$/Usable Acre $51,173 

$/Usable SF $1.17 

$/FF $1,473.67 

$/Lot $322,733 

 

Verification  

Confirmed With Listing Agency 

 

Remarks X 

The assemblage property is comprised of 18.92 acres along the east side of Treeline Ave S, south of 

where Treeline Ave intersects Daniels Pkwy. The generally rectangular shaped assemblage has direct 

frontage along Treeline Ave S, which is a moderately trafficked primary roadway. The land is mostly 

cleared, previously designated as grazing land. The property is in close proximity to a regional 

commercial airport (Southwest Florida International Airport), as well as an interstate highway (I-75). 

The surrounding area is sparsely developed with most development across the street and west of Treeline 

Ave (commercial and light industrial uses), as well as commercial development along Daniels Pkwy and 

closer to the I-75 interchange. 

This sale involved the assemblage of two tracts of land (since separated to three tracts) that were 

purchased for investment purposes with no development plans reported at the time of purchase. The 

buyer, Treeline 18, LLC., is associated with a local real estate investment group. The buyer chose the site 

based on its ease of access to major highways, location near major airport, proximity to customer's 

distribution centers, and strong local workforce for recruitment potential.  

At the time of purchase, the site was zoned AG-2 and is part of the airport/tradeport future land use. As 

of 2017, the buyer's have petitioned for a zoning change to and Industrial Planned Development (IPD) 

called The Treeline 28 Commerce Park, which includes 29.29 acres for mixed-use development (335,000-sf 

of tradeport commercial and light industrial).  See pending Lee County Resolution DCI2017-00011 for 

more details. 

The property was on the market for about 300 days prior to closing. The property sold for about 5% less 

than the asking price of $1,024,000. This was assumed an all-cash transaction as no new mortgage was 

recorded. 
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Land Sales Comparison Analysis – Sub Parcels A, B, & C (20.64 acres) 
When necessary, adjustments were made for differences in various elements of comparison, 

including property rights conveyed, financing terms, conditions of sale, expenditures made 

immediately after purchase, market conditions, location, and other physical characteristics. If the 

element in comparison is considered superior to that of the subject, we applied a negative 

adjustment. Conversely, a positive adjustment was applied if inferior. A summary of the elements of 

comparison follows. 

Transaction Adjustments 

Transaction adjustments include (1) real property rights conveyed, (2) financing terms, (3) conditions 

of sale, and (4) expenditures made immediately after purchase. These items, which are applied prior 

to the market conditions and property adjustments, are discussed as follows:  

Real Property Rights Conveyed 

Real property rights conveyed influence sale prices and must be considered when analyzing a sale 

comparable. The appraised value and sale comparables all reflect the fee simple interest with no 

adjustments required. 

Financing Terms 

The transaction price of one property may differ from that of an identical property due to different 

financial arrangements. Sales involving financing terms that are not at or near market terms require 

adjustments for cash equivalency to reflect typical market terms. A cash equivalency procedure 

discounts the atypical mortgage terms to provide an indication of value at cash equivalent terms. All 

of the sale comparables involved typical market terms by which the sellers received cash or its 

equivalent and the buyers paid cash or tendered typical down payments and obtained conventional 

financing at market terms for the balance. Therefore, no adjustments for this category were required. 

Conditions of Sale 

When the conditions of sale are atypical, the result may be a price that is higher or lower than that of 

a normal transaction. Adjustments for conditions of sale usually reflect the motivations of either a 

buyer or a seller who is under duress to complete the transaction. Another more typical condition of 

sale involves the downward adjustment required to a comparable property’s for-sale listing price, 

which usually reflects the upper limit of value. The sale comparables do not indicate any condition of 

sale adjustments were warranted for atypical conditions or for-sale listings. 

Expenditures Made Immediately After Purchase 

A knowledgeable buyer considers expenditures required upon purchase of a property, as these costs 

affect the price the buyer agrees to pay. Such expenditures may include: costs to demolish and 

remove any portion of the improvements, costs to petition for a zoning change, and/or costs to 

remediate environmental contamination. 

 

The relevant figure is not the actual cost incurred, but the cost anticipated by both the buyer and 

seller. Unless the sales involved expenditures anticipated upon the purchase date, no adjustments to 

the comparable sales are required for this element of comparison. The parties to these transactions 

did not anticipate expenditures were required immediately after purchase; therefore, no adjustments 

were warranted. 
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Market Conditions Adjustment – Sub Parcels A, B, & C (20.64 acres) 
Market conditions change over time because of inflation, deflation, fluctuations in supply and 

demand, or other factors. Changing market conditions may create a need for adjustment to 

comparable sale transactions completed during periods of dissimilar market conditions.  

 

Discussions with market participants and a review of market data indicated overall market conditions 

for vacant land properties have been improving with recent transactions confirming this trend. As 

such, we applied an adjustment to each comparable based on a factor of 10.00% per year.  

Property Adjustments – Sub Parcels A, B, & C (20.64 acres) 
Property adjustments are usually expressed quantitatively as percentages or dollar amounts that 

reflect the differences in value attributable to the various characteristics of the property. In some 

instances, however, qualitative adjustments are used. These adjustments are based on locational and 

physical characteristics and are applied after transaction and market conditions adjustments.  

Location 

Location adjustments may be required when the locational characteristics of a comparable are 

different from those of the subject. These characteristics can include general neighborhood 

characteristics, freeway accessibility, street exposure, corner- versus interior-lot location, neighboring 

properties, view amenities, and other factors.  

 

The subject site is well-located along a primary roadway, albeit in an area that is relatively 

underdeveloped. In comparison to the comparables, we considered the superior and inferior 

locational aspects of the subject vs. the comparables to offset, resulting in relatively similar locational 

characteristics; therefore, no adjustments were considered. 

Size 

The size adjustment addresses variance in the physical size of the comparables and that of the 

subject, as a larger parcel typically commands a lower price per unit than a smaller parcel. This 

inverse relationship is due, in part, to the principle of “economies of scale.”  

 

The subject site consists of 899,078 square feet, or 20.64 acres of gross land.  The comparables range 

from 824,155 to 1,169,789 square feet. Sale 1 was adjusted upward for inferior, larger size. The 

remaining sales are relatively similar and were not adjusted. 

Shape/Depth 

The subject site consists of an irregular-shaped tract, which impact potential development/use.  Sale 

1’s relatively rectangular shape is offset by it being bisected by an existing roadway; therefore, no 

adjustment was considered. Sales 2 and 3 are superior, rectangular in shape and were adjusted 

downward.   

Utilities 

The subject property does have utilities available on the date of value, which was similar to all four 

sales; therefore, no adjustment was warranted. 
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Topography 

The subject has a heavily wooded topography and would require clearing and fill prior to 

development. All three sales adjusted downward for superior, cleared, level, and-or filled condition, 

relatively speaking.  

Zoning 

The highest and best use of sale comparables should be very similar to that of the subject property. 

When comparables with the same zoning as the subject are lacking or scarce, parcels with slightly 

different zoning, but a highest and best use similar to that of the subject may be used as 

comparables. These comparables may require an adjustment for differences in utility if the market 

supports such adjustment. 

 

The subject site is zoned Airport Operations Planned Development with retail, industrial, and office 

uses. This is considered relatively similar to all three sales; therefore, no adjustment was considered. 

Summary of Adjustments – Sub Parcels A, B, & C (20.64 acres) 
Presented on the following page is a summary of the adjustments made to the sale comparables. As 

noted earlier, these quantitative adjustments were based on our market research, best judgment, and 

experience in the appraisal of similar properties. 
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LAND SALES ADJUSTMENT GRID – SUB PARCELS A, B, & C (20.64 ACRES) 

 
 

Subject Sale # 1 Sale # 2 Sale # 3

Sale ID 10124 8198 8772

Date of Value & Sale October-17 August-17 September-15 February-15

Property Name

Parcel P11a

26.85 acres; 

Meridian Center 

North/South

21.91 acres; FedEx 

Ground Center

18.92 acres; 

Commercial Land

Unadjusted Sale Price $3,768,844 $2,235,000 $968,200

Gross Acres 20.640 26.855 21.910 18.920

Gross Square Feet 899,078 1,169,789 954,400 824,155

Unadjusted Sales Price per Gross Sq. Ft. $3.22 $2.34 $1.17

FALSE FALSE FALSETransactional Adjustments

Property Rights Conveyed Fee Simple Fee Simple Fee Simple Fee Simple

Adjustment - - -

Adjusted Sales Price $3.22 $2.34 $1.17
FALSE FALSE FALSE

Financing Terms Cash to Seller Conventional Conventional Conventional

Adjustment - - -

Adjusted Sales Price $3.22 $2.34 $1.17
FALSE FALSE FALSE

Conditions of Sale Typical Typical Typical Typical

Adjustment - - -

Adjusted Sales Price $3.22 $2.34 $1.17
FALSE FALSE FALSE

Expenditures after Sale $0 $0 $0

Adjusted Sales Price $3.22 $2.34 $1.17

Market Conditions Adjustments

Elapsed Time from Date of Value 0.19 years 2.09 years 2.70 years

Market Trend Through October-17 1.9% 20.9% 27.0%

Adjusted Sales Price $3.28 $2.83 $1.49FALSE FALSE FALSE

Physical Adjustments

Location NEC of Daniels 

Pkwy & Commerce 

Lakes Dr

10400 Meridian 

Center Pkwy

14050 Treeline Ave S 14501 Treeline Ave S

Fort Myers, Florida Fort Myers, Florida Fort Myers, Florida Fort Myers, Florida

Adjustment - - -
FALSE FALSE FALSE

Size 899,078 sq ft 1,169,789 sq ft 954,400 sq ft 824,155 sq ft

Adjustment 5.0% - -
FALSE FALSE FALSE

Shape/Depth Irregular Similar Superior Superior

Adjustment - -5.0% -5.0%
FALSE FALSE FALSE

Utilities Public Available Public Available Public Available Public Available

Adjustment - - -
FALSE FALSE FALSE

Topography Heavily wooded Superior Superior Superior

Adjustment -10.0% -5.0% -10.0%
FALSE FALSE FALSE

Zoning AOPD MPD AG-2 and CPD AG-2

Adjustment - 10.0% 10.0%
FALSE FALSE FALSE

Net Physical Adjustment -5.0% - -5.0%

Adjusted Sales Price per Gross Square Foot $3.12 $2.83 $1.42
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Preliminary Conclusion – Sub Parcels A, B, & C (20.64 acres) 
From the market data available, we used three land sales in competitive market areas which were 

adjusted based on pertinent elements of comparison. The following table summarizes the 

unadjusted and adjusted unit prices: 

 

 
 

The most recent sale was #1, and the most comparable in size was #3; however, no one sale is 

considered truly comparable. Sale 3 is considered an older sale, having sold in Feb 2017; therefore, 

minimal weight was given on this sale. As such, we mostly considered Sales 1 and 2 in our 

conclusion. The adjusted prices for these sales ranged from $2.83 to $3.12 per square foot, with an 

average of $2.98 per square foot. 

 

Based on the adjusted prices and the positive/negative influences of the subject, a unit value for the 

subject property is near the middle of the adjusted range for Sales 1 and 2, or $2.90 to $3.10 per 

gross square foot. This indicates a preliminary market value range of $2,610,000 to $2,790,000, 

rounded. 

 

Based on this analysis, the preliminary land value indication is summarized as follows: 

 

 

  

Land Sale Statistics

Metric Unadjusted Adjusted

Minimum Sales Price per Gross Square Foot $1.17 $1.42

Maximum Sales Price per Gross Square Foot $3.22 $3.12

Median Sales Price per Gross Square Foot $2.34 $2.83

Mean Sales Price per Gross Square Foot $2.25 $2.46

Land Value Indication

Reasonable Adjusted Comparable Range

899,078  square feet x $2.90 psf = $2,607,326

899,078  square feet x $3.10 psf = $2,787,142

Market Value Opinion

899,078  square feet x $2.90 to $3.10 psf = $2,610,000 to $2,790,000
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Wetlands Mitigation 
As previously described, the site is encumbered wetlands that would have to be mitigated prior to 

development. Actual mitigation costs very based on multiple factors, some of which include size, 

type of wetlands (herbaceous vs. forested), and time of purchase (supply and demand).  In estimating 

the wetlands mitigation costs for the subject property, we considered historical purchases, as well as 

information provided by the local office of the South Florida Water Management District (SFWMD). 

Historical Sales 

Based on the following historic purchases, the cost to mitigate ranges from $48,000 to $75,000 per 

acre (or per credit). The following are examples of wetlands mitigation over the past ten years. 

 

 

SFWMD Information 

According to the SFWMD, the current costs to mitigate range from $60,000 to $100,000. Additionally, 

it was reported that the cost to mitigate herbaceous freshwater wetlands (low quality) is less 

expensive than the forested freshwater wetlands (high quality wetlands). As such, we have 

considered the herbaceous wetlands to be at the lower end of the range, with forested at the higher 

end.  Of note, the 2016 forested freshwater mitigation listed above by the Lee County Port Authority 

is within the immediate area of the subject and is part of Skyplex. It is also the most recent mitigation 

project noted. At $75,000, it is within the range quoted by the SFWMD. 

 

The size of the subject wetlands varies depending on the source, as previously detailed in the Site 

Description of this report. The size of the wetlands ranges from 9.40 to 12.66 acres. Furthermore, the 

amount of herbaceous (low quality) versus forested (high quality) ranges from 5.60 to 8.57 acres 

(herbaceous) and 3.80 to 3.93 acres (forested). 
 

For our analysis, we considered the following estimated mitigation costs per unit: 

 

 $70,000 per acre for the Herbaceous Freshwater wetlands (low quality wetland). 

 $90,000per acre for the Forested Freshwater wetlands (high quality wetland). 

  

Wetlands Mitigation

Date Type Buyer Mitigation Bank Acres Purchase Price $/AC $/SF

2005 Forested Freshwater Lee County DOT Little Pine Island Mitigation Bank 20.37 $977,760 $48,000 $1.10

2006 Forested Freshwater Lee County DOT Little Pine Island Mitigation Bank 12.12 $545,641 $45,020 $1.03

2015 Herbaceous Freshwater City of Cape Coral Little Pine Island Mitigation Bank 13.28 $903,040 $68,000 $1.56

2016 Forested Freshwater Lee County Port Authority Corkscrew Regional Mitigation Bank 2.38 $178,500 $75,000 $1.72

Minimum 2.38 $178,500 $45,020 $1.03

Maximum 20.37 $977,760 $75,000 $1.72

Median 12.70 $724,341 $58,000 $1.33

Mean 9.26 $651,235 $59,005 $1.35
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Wetland Mitigation Conclusion 

For the subject property, we considered the following estimated costs for wetlands mitigation, which 

have been deducted from our respective preliminary land value estimates and calculated in the table 

below. 

 

 Sub Parcel A -   $5,000 

 Sub Parcels A & B -   $85,000 

 Sub Parcels A, B, & C -  $845,000 

 

  

Wetland Area Breakdown - Reconciled

Reconcled

Parcel Gross Lot Size (AC) Wetlands (AC) Wetlands Type Credit Price Estimated Cost Rounded

Sub Parcel A 0.90 0.08 Herbaceous $70,000 $5,600 $5,000

Sub Parcel B 6.27 1.17 Herbaceous $70,000 $81,550 $80,000

Sub Parcel C 13.47 5.92 Herbaceous $70,000 $414,400 $410,000

Sub Parcel C Incl. above 3.87 Forested $90,000 $347,850 $350,000

Total 20.64 11.03 $845,000
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Final Value Conclusions 

Sub Parcel A - 0.90 acres 

Based on our analysis, the preliminary market value of the fee simple interest of Sub Parcel A ranges 

from $130,000 to $140,000. To this value, we have deducted the estimated cost for wetland 

mitigation, or $5,000, resulting in a fee simple interest market value of $125,000 to $135,000, as 

noted below. 

 

 

Sub Parcels A & B - 7.17 acres 

Based on our analysis, the preliminary market value of the fee simple interest of Sub Parcels A & B 

ranges from $1,000,000 to $1,060,000. To this value, we have deducted the estimated cost for 

wetland mitigation, or $85,000, resulting in a fee simple interest market value of $915,000 to 

$975,000, as noted below. 

 

 

Sub Parcels A, B, & C - 20.64 acres 

Based on our analysis, the preliminary market value of the fee simple interest of Sub Parcels A, B, & C 

ranges from $2,610,000 to $2,790,000. To this value, we have deducted the estimated cost for 

wetland mitigation, or $845,000, resulting in a fee simple interest market value of $1,765,000 to 

$1,945,000, as noted below. 

 

 

Land Value Indication

Market Value Opinion

39,204  square feet x $3.35 to $3.55 psf = $130,000 to $140,000

Less Wetlands Mitigation (0.08acres) : $5,000

$125,000 to $135,000

Land Value Indication

Market Value Opinion

312,325  square feet x $3.20 to $3.40 psf = $1,000,000 to $1,060,000

Less Wetlands Mitigation (1.17 acres) : $85,000

$915,000 to $975,000

Land Value Indication

Market Value Opinion

899,078  square feet x $2.90 to $3.10 psf = $2,610,000 to $2,790,000

Less Wetlands Mitigation (11.03 acres) : $845,000

$1,765,000 to $1,945,000
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Market Rent Analysis 

Methodology 
An opinion of market rent is developed by analyzing executed leases, listings, or pending leases of 

properties similar to the subject property, using the most relevant units of comparison. The 

comparative analysis focuses on the difference between the comparables and the subject property 

using all appropriate elements of comparison. 

 

A systematic procedure for determining the market rent includes the following steps:  (1) researching 

and verifying similar transactional data, (2) selecting relevant units of comparison, (3) analyzing and 

adjusting the comparable rents for differences in various elements of comparison, and (4) reconciling 

the adjusted rents into a conclusion of market rent for the subject. 

Unit of Comparison 

The primary unit of comparison selected depends on the assignment problem and nature of the 

property. The primary unit of comparison in the market for land properties subject to ground rent 

such as the subject is rent per square foot of land area.  

Elements of Comparison 

Elements of comparison are the characteristics or attributes of properties and transactions that cause 

the prices of real estate to vary. The main elements of comparison that should be considered in the 

analysis are as follows: (1) conditions of the lease, (2) tenant improvements, (3) market conditions, (4) 

location, (5) physical characteristics, (6) economic characteristics, (7) function/use, and (8) non-realty 

components of value. 

Estimate of Market Rent 
To develop an opinion of market rent, we surveyed representatives of comparable and competitive 

properties in the local and extended market area, focusing on those offering the greatest similarity in 

terms of location, size, market appeal, and-or association with airport property. Following are two 

tables summarizing rent comparable data. One table is for non-aviation, airport property, which is 

most similar to the subject. The other table is for general commercial and-or industrial ground rent 

property (non-airport association).  
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NON-AVIATION GROUND LEASE COMPARABLES 

 
 

# Yr Commenced Airport Use Location City County Size (AC) Size (SF) Base Rent (SF/Yr) Improvements Comments

1 2009 Melbourne Intl Institutional W Nasa Blvd Melbourne Brevard 4.99 217,364 $0.88 Hospital Kindred hospital

2 2010 Melbourne Intl Office Airport Rd Melbourne Brevard 3.16 137,719 $0.50 Medical Office Medical office/treatment center

3 2013 Melbourne Intl Institutional 328 W Hibiscus Rd Melbourne Brevard 3.08 134,252 $0.60 University Building Florida Institute of Technology

4 2013 Melbourne Intl Office 1000 Revolution Technologies Way Melbourne Brevard 1.25 54,450 $0.63 Professional Office Revolution Technologies headquarters

5 2013 Melbourne Intl Office 2010 Grumman Place Melbourne Brevard 9.95 433,422 $0.54 Professional Office Northrop Grumman

6 2014 Southwest Florida Intl Retail Terminal Access Rd Ft Myers Lee 2.24 97,574 $1.55 C-Store/Gas Station 7/Eleven; Base rent plus $0.01 per gallon sold; Negotiated in 2011

7 2014 Melbourne Intl Office 1050 W Nasa Blvd Melbourne Brevard 3.18 138,329 $0.55 Professional Office Securboration Inc.; Technology company

8 2015 Southwest Florida Intl Retail Daniels Rd Ft Myers Lee 10.40 453,024 $0.17 Retail Shopping center to be subleased; Publix grocery anchored

9 2015 Palm Beach Intl Retail SWC Belvedere & Florida Mango Rd West Palm Beach Palm Beach 3.50 152,460 $0.58 C-Store/Gas Station Mobil/Dunkin Donuts; Base plus percentage rent

10 2015 Tampa Intl Parking Lot Airport Service Rd Tampa Hillsborough 14.23 619,728 $0.60 Parking Lot Supporting parking lot to US Postal facility

11 2015 Orlando Intl Light Industrial Post Office Blvd Orlando Orange 26.95 1,173,942 $0.50 Light Industrial US Postal facility

12 2016 Sarasota International Hospitality 975 University Pkwy Sarasota Sarasota 2.37 103,237 $0.59 Hotel Marriott; Base plus percentage rent; 2003 lease that was restated/increased upon recent sale

13 2016 Orlando Sanford Intl Hospitality E Airport Blvd Orlando Seminole 2.00 87,120 $1.09 Hotel Hampton Inn; Proposed ground lease for new hotel; Base plus percentage rent

14 2016 Miami Intl Commercial SEC NW 26th St & NW 72nd Ave Miami Miami-Dade N/A N/A $2.20 Commercial Asking rates; Relatively small sites

16 2016 Miami Intl Commercial NW 12th St & North of NW 36th St Miami Miami-Dade N/A N/A $1.75 Commercial Asking rates; Relatively small sites

17 2017 Southwest Florida Intl Office Paul J. Doherty Pkwy Ft Myers Lee 19.11 832,432 $0.19 Regional office campus for Gartner, Inc.

Minimum 1.25 54,450 $0.17

Maximum 26.95 1,173,942 $2.20

Median 3.34 145,395 $0.60

Mean 7.60 331,075 $0.81



PARCEL P11A 

MARKET RENT STUDY 

 

© 2017 VALBRIDGE PROPERTY ADVISORS | Southwest Florida  Page 81 

GENERAL GROUND RENT COMPARABLES 

 
 

 

# Yr Commenced Location City County Size (AC) Size (SF) Base Rent (SF/YR) Improvements Comments

1 2014 6991 SW 8th St Miami Miami-Dade 10.05 437,778 $1.35 Big Box Walmart; 20-yr ground lease; flat throughout term

2 2015 9970 University Plaza Dr Ft Myers Lee 1.24 53,971 $1.76 Restaurant Panera restaurant; New 15-yr term

3 2015 10327 Big Bend Rd Riverview Hillsborough 5.41 235,660 $0.79 Big Box Walmart; 20-yr ground lease; flat throughout term

4 2015 2500 W Broward Blvd Ft Lauderdale Broward 15.56 677,794 $1.92 Big Box Walmart; 20-yr ground lease; flat throughout term

5 2015 4340 Clark Rd Sarasota Sarasota 1.10 47,916 $1.51 Automotive Tire Plus

6 2015 4455 SR 64E Bradenton Sarasota 2.13 92,604 $1.94 C-Store Wawa; 20-yr term with options

7 2016 28215 S Tamiami Trl Bonita Springs Lee 1.11 48,552 $2.06 Restaurant McDonalds restaurant; Newly amended lease

8 2016 3010 E Semoran Blvd Apopka Orange 6.29 273,992 $1.55 Big Box Walmart; 20-yr ground lease; sixteen 5-yr extensions

9 2016 2150 Bloomingdale Ave Valrico Hillsborough 1.17 50,965 $1.96 Restaurant Chick-fil-A; New construction; 15-yr; Ten, 5-yr options

10 2016 3335 Ulmerton Rd Clearwater Pinellas 1.26 54,886 $2.68 Restaurant Wendy's; Includes some billboard rent

11 2016 11151 Lake Brandon Dr Brandon Hillsborough 10.50 457,380 $1.22 Big Box Kohl's; 10 years remaining, plus six, 5-yr options

12 2017 17460 Ben Hill Griffin Pkwy Ft Myers Lee 1.11 48,352 $3.10 Restaurant Taco Bell restaurant; Under construction; 20-yr term

13 2017 6815 Collier Blvd Naples Collier 1.56 67,941 $2.13 Restaurant Texas Roadhouse; 10-yr term with options

14 2017 2803 Lee Blvd Lehigh Acres Lee 1.85 80,640 $1.18 Retail Aldi market; Under construction

15 2017 4120 W Taft Vineland Rd Orlando Orange 2.24 97,574 $1.73 Hotel Marriott; Under construction; 30-yr lease; 15% increase every 5-years

16 2018 Confidential Naples Collier 2.12 92,521 $2.16 C-Store Confidential

Minimum 1.10 47,916 $0.79

Maximum 15.56 677,794 $3.10

Median 1.99 86,581 $1.84

Mean 4.04 176,158 $1.82
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Market Rent Analysis 
From the available market data, ground leases in competitive market areas were selected as most 

comparable to the subject. Surveys of non-aviation airport ground lease and general ground lease 

rates were analyzed in comparison to the subject. The surveyed parcels were typically cleared, filled, 

and have utilities at or near the site. These parcels are superior to the subject’s raw land condition in 

which clearing and site work will be required. 

 

The subject would be most comparable to the non-aviation surveyed leases, which were taken from 

seven airports throughout Florida. Comparables 6, 8 and 17 are from the same airport as the subject, 

with Comparables 8 being similar in location to the subject (fronts Daniels Pkwy). Comparables from 

the Sarasota-Bradenton International Airport, Melbourne International Airport and Palm Beach 

International Airport, while smaller than the subject airport, are considered more developed and-or 

in closer proximity to the beach. Comparables from Tampa International and Orlando International 

Airports are considered larger, more trafficked/travelers than the subject, as well as more developed. 

Comparables from the Miami International Airport are asking rates of small commercial land 

property that are well located at the Miami International Airport, which is larger and more developed 

than the subject. In all instances except for Comparable 6, 8, and 17, a downward locational 

adjustment, and most likely condition adjustment, to the comparable rent would be necessary to the 

subject property. In addition, an adjustment may be necessary for differences in size.  Considering 

the subjectivity of these adjustments, we have considered and analyzed the unadjusted rental rates 

in aggregate. 

 

The unadjusted rental rates for the non-aviation ground lease comparables ranged from $0.17 to 

$2.20 per square foot, with an average of $0.81 and median of $0.60. The subject size varies, 

depending on considering Sub Parcel A, A & B, or A, B, & C.  Comparables 8 and 17 are located at 

the same airport of the subject and within the same master plan development.  In comparison, the 

unadjusted rental rates for the general ground lease comparables ranged from $0.79 to $3.10 per 

square foot, with an average of $1.82 and median of $1.84. Based on our assessment, the non-

aviation ground lease comparables tend to lease at a rate significantly lower than the non-aviation, 

airport ground leased land. 

 

For analysis purposes, adjustments for location, size, and tenancy would be considered in 

comparison to the subject. Additionally, the leased fee interest for these comparables is marketable, 

while the leased fee interest on airport land is not and regulated by government bodies, which is a 

factor.  Lastly, existing wetlands for the subject would need to be mitigated prior to development, 

which negatively influences marketability. As such, and for the purposes of our analysis, we have 

relied mostly on the lower-end of the non-aviation ground lease comparables in arriving at our 

opinion of fair market rent. 
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Conclusions 
From the market data available, we used multiple non-aviation airport ground lease comparables, 

which we considered most similar to the subject. The following table summarizes the unadjusted 

rental rates: 

 
 

Considering the comparables in aggregate, as well as the comparables most similar in location, size, 

condition, and-or potential use, we have concluded a market rent for the subject property towards 

the lower end of the unadjusted range. As such, we have considered a range of market rent from 

$0.21 to $0.25 per square foot for the smaller sub parcels (Sub Parcels A and A&B) and $0.19 to 

$0.21 per square foot for the larger parcel (Sub Parcels A, B, & C) and . This results in an annual rental 

rate range for the subject property calculated as follows:  

 

Market Rent Conclusions 
 

 Sub Parcel A - $9,000 to $10,000 annually 

 Sub Parcel A & B - $66,000 to $72,000 annually 

 Sub Parcels A, B, & C - $171,000 to $189,000 annually 

 

Our concluded market rental rate estimate is based on an absolute net ground lease structure.  

Under an absolute net ground lease structure, the tenant is responsible for development costs of the 

subject property as well as all operating expenses associated with the property. 

Market Rent / Market Value 
Commonly, fair market rental value for airport ground lease property can be derived by the rate of 

return on market value.  Or in other words, fair market rent is expressed as a percentage of fair 

market value.  

 

An annual market rent range of $9,000 to $10,000 (Sub Parcel A), $66,000 to $72,000 (Sub Parcels 

A&B), and $171,000 to $189,000 (Sub Parcels A, B & C) equates to a rate of return range of about 7% 

to 10% of our concluded range of market value, which is considered within market range of well-

located, ground leased airport property as a percentage of market value. 

 

 

 

Rent Comparable Statistics

Metric Unadjusted

Minimum Rental Rate $0.17

Maximum Rental Rate $2.20

Median Rental Rate $0.60

Mean Rental Rate $0.81

Market Rent Conclusion

Land Size (SF)

Annual Market Rent $0.23 to $0.25 $0.21 to $0.23 $0.19 to $0.21

Fair Market Rent (Annual, Rounded) $9,000 to $10,000 $66,000 to $72,000 $171,000 to $189,000

Market Value Range $125,000 to $135,000 $915,000 to $975,000 $1,765,000 to $1,945,000

% of Market Rent to Market Value 7.20% to 7.41% 7.21% to 7.38% 9.69% to 9.72%

312,325 899,078

Sub Parcel A Sub Parcel A & B Sub Parcels A, B, & C

Range Range Range

39,204
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Valuation Summary 

The indicated value and our concluded market value for the subject property are summarized in the 

following table: 

 

 
 

Land properties such as the subject are typically purchased by local, regional or national 

developer/users. 

Analysis of Recent Transactions 
The subject has not transferred in the three years prior to the date of value. 

Analysis of Prior Appraisals 
We have not previously appraised or provided services regarding the subject property within the three 

years prior to this assignment. 

Exposure Time and Marketing Periods 
Based on statistical information about days on market, escrow length, and marketing times gathered 

through national investor surveys, sales verification, and interviews of market participants, marketing 

and exposure time estimates of 6 to 12 months and 6 to 12 months, respectively, are considered 

reasonable and appropriate for the subject property.  

   

Value Conclusions

As Is

Property Rights Appraised

Effective Date of Value

Land Size (SF)

Market Value Range $125,000 to $135,000 $915,000 to $975,000 $1,765,000 to $1,945,000

Market Value Range per sq ft $3.19 to $3.44 $2.93 to $3.12 $1.96 to $2.16

Fair Market Rent - Non-Aviation Ground Lease $0.23 to $0.25 $0.21 to $0.23 $0.19 to $0.21

Annual Market Rent $9,017 $9,801 $65,588 $71,835 $170,825 $188,806

Fair Market Rent (Annual, Rounded) $9,000 to $10,000 $66,000 to $72,000 $171,000 to $189,000

% of Market Rent to Market Value 7.20% to 7.41% 7.21% to 7.38% 9.69% to 9.72%

19-Oct-17 19-Oct-17 19-Oct-17

39,204 312,325 899,078

Range Range Range

Fee Simple Fee Simple Fee Simple

Sub Parcel A Sub Parcel A & B Sub Parcels A, B, & C
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General Assumptions and Limiting Conditions 

This appraisal is subject to the following limiting conditions: 

 

1. The legal description – if furnished to us – is assumed to be correct. 

 

2. No responsibility is assumed for legal matters, questions of survey or title, soil or subsoil 

conditions, engineering, availability or capacity of utilities, or other similar technical matters. 

The appraisal does not constitute a survey of the property appraised. All existing liens and 

encumbrances have been disregarded and the property is appraised as though free and 

clear, under responsible ownership and competent management unless otherwise noted. 

 

3. Unless otherwise noted, the appraisal will value the property as though free of 

contamination. Valbridge Property Advisors | Armalavage Valuation, LLC will conduct no 

hazardous materials or contamination inspection of any kind. It is recommended that the 

client hire an expert if the presence of hazardous materials or contamination poses any 

concern. 

 

4. The stamps and/or consideration placed on deeds used to indicate sales are in correct 

relationship to the actual dollar amount of the transaction. 

 

5. Unless otherwise noted, it is assumed there are no encroachments, zoning violations or 

restrictions existing in the subject property. 

 

6. The appraiser is not required to give testimony or attendance in court by reason of this 

appraisal, unless previous arrangements have been made. 

 

7. Unless expressly specified in the engagement letter, the fee for this appraisal does not 

include the attendance or giving of testimony by Appraiser at any court, regulatory, or other 

proceedings, or any conferences or other work in preparation for such proceeding. If any 

partner or employee of Valbridge Property Advisors | Armalavage Valuation, LLC is asked or 

required to appear and/or testify at any deposition, trial, or other proceeding about the 

preparation, conclusions or any other aspect of this assignment, client shall compensate 

Appraiser for the time spent by the partner or employee in appearing and/or testifying and 

in preparing to testify according to the Appraiser’s then current hourly rate plus 

reimbursement of expenses.  

 

8. The values for land and/or improvements, as contained in this report, are constituent parts of 

the total value reported and neither is (or are) to be used in making a summation appraisal 

of a combination of values created by another appraiser. Either is invalidated if so used.  
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9. The dates of value to which the opinions expressed in this report apply are set forth in this 

report. We assume no responsibility for economic or physical factors occurring at some point 

at a later date, which may affect the opinions stated herein. The forecasts, projections, or 

operating estimates contained herein are based on current market conditions and 

anticipated short-term supply and demand factors and are subject to change with future 

conditions.  

 

10. The sketches, maps, plats and exhibits in this report are included to assist the reader in 

visualizing the property. The appraiser has made no survey of the property and assumed no 

responsibility in connection with such matters. 

 

11. The information, estimates and opinions, which were obtained from sources outside of this 

office, are considered reliable. However, no liability for them can be assumed by the 

appraiser. 

 

12. Possession of this report, or a copy thereof, does not carry with it the right of publication. 

Neither all, nor any part of the content of the report, or copy thereof (including conclusions 

as to property value, the identity of the appraisers, professional designations, reference to 

any professional appraisal organization or the firm with which the appraisers are connected), 

shall be disseminated to the public through advertising, public relations, news, sales, or other 

media without prior written consent and approval.  

 

13. No claim is intended to be expressed for matters of expertise that would require specialized 

investigation or knowledge beyond that ordinarily employed by real estate appraisers. We 

claim no expertise in areas such as, but not limited to, legal, survey, structural, environmental, 

pest control, mechanical, etc.  

 

14. This appraisal was prepared for the sole and exclusive use of the client for the function 

outlined herein. Any party who is not the client or intended user identified in the appraisal or 

engagement letter is not entitled to rely upon the contents of the appraisal without express 

written consent of Valbridge Property Advisors | Armalavage Valuation, LLC and Client. The 

Client shall not include partners, affiliates, or relatives of the party addressed herein. The 

appraiser assumes no obligation, liability or accountability to any third party.  

 

15. Distribution of this report is at the sole discretion of the client, but third-parties not listed as 

an intended user on the face of the appraisal or the engagement letter may not rely upon the 

contents of the appraisal. In no event shall client give a third-party a partial copy of the 

appraisal report. We will make no distribution of the report without the specific direction of 

the client.  

 

16. This appraisal shall be used only for the function outlined herein, unless expressly authorized 

by Valbridge Property Advisors | Armalavage Valuation, LLC.  
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17. This appraisal shall be considered in its entirety. No part thereof shall be used separately or 

out of context. 

 

18. Unless otherwise noted in the body of this report, this appraisal assumes that the subject 

property does not fall within the areas where mandatory flood insurance is effective. Unless 

otherwise noted, we have not completed nor have we contracted to have completed an 

investigation to identify and/or quantify the presence of non-tidal wetland conditions on the 

subject property. Because the appraiser is not a surveyor, he or she makes no guarantees, 

express or implied, regarding this determination.  

 

19. The flood maps are not site specific. We are not qualified to confirm the location of the 

subject property in relation to flood hazard areas based on the FEMA Flood Insurance Rate 

Maps or other surveying techniques. It is recommended that the client obtain a confirmation 

of the subject property’s flood zone classification from a licensed surveyor. 

 

20. If the appraisal is for mortgage loan purposes 1) we assume satisfactory completion of 

improvements if construction is not complete, 2) no consideration has been given for rent 

loss during rent-up unless noted in the body of this report, and 3) occupancy at levels 

consistent with our “Income and Expense Projection” are anticipated. 

 

21. It is assumed that there are no hidden or unapparent conditions of the property, subsoil, or 

structures which would render it more or less valuable. No responsibility is assumed for such 

conditions or for engineering which may be required to discover them.  

 

22. Our inspection included an observation of the land and improvements thereon only. It was 

not possible to observe conditions beneath the soil or hidden structural components within 

the improvements. We inspected the buildings involved, and reported damage (if any) by 

termites, dry rot, wet rot, or other infestations as a matter of information, and no guarantee 

of the amount or degree of damage (if any) is implied. Condition of heating, cooling, 

ventilation, electrical and plumbing equipment is considered to be commensurate with the 

condition of the balance of the improvements unless otherwise stated. Should the client have 

concerns in these areas, it is the client’s responsibility to order the appropriate inspections. 

The appraiser does not have the skill or expertise to make such inspections and assumes no 

responsibility for these items. 

 

23. This appraisal does not guarantee compliance with building code and life safety code 

requirements of the local jurisdiction. It is assumed that all required licenses, consents, 

certificates of occupancy or other legislative or administrative authority from any local, state 

or national governmental or private entity or organization have been or can be obtained or 

renewed for any use on which the value conclusion contained in this report is based unless 

specifically stated to the contrary. 
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24. When possible, we have relied upon building measurements provided by the client, owner, or 

associated agents of these parties. In the absence of a detailed rent roll, reliable public 

records, or “as-built” plans provided to us, we have relied upon our own measurements of 

the subject improvements. We follow typical appraisal industry methods; however, we 

recognize that some factors may limit our ability to obtain accurate measurements including, 

but not limited to, property access on the day of inspection, basements, fenced/gated areas, 

grade elevations, greenery/shrubbery, uneven surfaces, multiple story structures, obtuse or 

acute wall angles, immobile obstructions, etc. Professional building area measurements of 

the quality, level of detail, or accuracy of professional measurement services are beyond the 

scope of this appraisal assignment.  

 

25. We have attempted to reconcile sources of data discovered or provided during the appraisal 

process, including assessment department data. Ultimately, the measurements that are 

deemed by us to be the most accurate and/or reliable are used within this report. While the 

measurements and any accompanying sketches are considered to be reasonably accurate 

and reliable, we cannot guarantee their accuracy. Should the client desire a greater level of 

measuring detail, they are urged to retain the measurement services of a qualified 

professional (space planner, architect or building engineer). We reserve the right to use an 

alternative source of building size and amend the analysis, narrative and concluded values (at 

additional cost) should this alternative measurement source reflect or reveal substantial 

differences with the measurements used within the report.  

 

26. In the absence of being provided with a detailed land survey, we have used assessment 

department data to ascertain the physical dimensions and acreage of the property. Should a 

survey prove this information to be inaccurate, we reserve the right to amend this appraisal 

(at additional cost) if substantial differences are discovered.  

 

27. If only preliminary plans and specifications were available for use in the preparation of this 

appraisal, then this appraisal is subject to a review of the final plans and specifications when 

available (at additional cost) and we reserve the right to amend this appraisal if substantial 

differences are discovered.  

 

28. Unless otherwise stated in this report, the value conclusion is predicated on the assumption 

that the property is free of contamination, environmental impairment or hazardous materials. 

Unless otherwise stated, the existence of hazardous material was not observed by the 

appraiser and the appraiser has no knowledge of the existence of such materials on or in the 

property. The appraiser, however, is not qualified to detect such substances. The presence of 

substances such as asbestos, urea-formaldehyde foam insulation, or other potentially 

hazardous materials may affect the value of the property. No responsibility is assumed for 

any such conditions, or for any expertise or engineering knowledge required for discovery. 

The client is urged to retain an expert in this field, if desired. 
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29. The Americans with Disabilities Act (“ADA”) became effective January 26, 1992. We have not 

made a specific compliance survey of the property to determine if it is in conformity with the 

various requirements of the ADA. It is possible that a compliance survey of the property, 

together with an analysis of the requirements of the ADA, could reveal that the property is 

not in compliance with one or more of the requirements of the Act. If so, this could have a 

negative effect on the value of the property. Since we have no direct evidence relating to this 

issue, we did not consider possible noncompliance with the requirements of ADA in 

developing an opinion of value. 

 

30. This appraisal applies to the land and building improvements only. The value of trade 

fixtures, furnishings, and other equipment, or subsurface rights (minerals, gas, and oil) were 

not considered in this appraisal unless specifically stated to the contrary.  

 

31. No changes in any federal, state or local laws, regulations or codes (including, without 

limitation, the Internal Revenue Code) are anticipated, unless specifically stated to the 

contrary.  

 

32. Any income and expense estimates contained in the appraisal report are used only for the 

purpose of estimating value and do not constitute prediction of future operating results. 

Furthermore, it is inevitable that some assumptions will not materialize and that 

unanticipated events may occur that will likely affect actual performance.  

 

33. Any estimate of insurable value, if included within the scope of work and presented herein, is 

based upon figures developed consistent with industry practices. However, actual local and 

regional construction costs may vary significantly from our estimate and individual insurance 

policies and underwriters have varied specifications, exclusions, and non-insurable items. As 

such, we strongly recommend that the Client obtain estimates from professionals 

experienced in establishing insurance coverage. This analysis should not be relied upon to 

determine insurance coverage and we make no warranties regarding the accuracy of this 

estimate.  

 

34. The data gathered in the course of this assignment (except data furnished by the Client) shall 

remain the property of the Appraiser. The appraiser will not violate the confidential nature of 

the appraiser-client relationship by improperly disclosing any confidential information 

furnished to the appraiser. Notwithstanding the foregoing, the Appraiser is authorized by the 

client to disclose all or any portion of the appraisal and related appraisal data to appropriate 

representatives of the Appraisal Institute if such disclosure is required to enable the appraiser 

to comply with the Bylaws and Regulations of such Institute now or hereafter in effect.  
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35. You and Valbridge Property Advisors | Armalavage Valuation, LLC both agree that any 

dispute over matters in excess of $5,000 will be submitted for resolution by arbitration. This 

includes fee disputes and any claim of malpractice. The arbitrator shall be mutually selected. 

If Valbridge Property Advisors | Armalavage Valuation, LLC and the client cannot agree on 

the arbitrator, the presiding head of the Local County Mediation & Arbitration panel shall 

select the arbitrator. Such arbitration shall be binding and final. In agreeing to arbitration, we 

both acknowledge that, by agreeing to binding arbitration, each of us is giving up the right 

to have the dispute decided in a court of law before a judge or jury. In the event that the 

client, or any other party, makes a claim against Valbridge Property Advisors | Armalavage 

Valuation, LLC or any of its employees in connections with or in any way relating to this 

assignment, the maximum damages recoverable by such claimant shall be the amount 

actually received by Valbridge Property Advisors | Armalavage Valuation, LLC for this 

assignment, and under no circumstances shall any claim for consequential damages be 

made. 

 

36. Valbridge Property Advisors | Armalavage Valuation, LLC shall have no obligation, liability, or 

accountability to any third party. Any party who is not the “client” or intended user identified 

on the face of the appraisal or in the engagement letter is not entitled to rely upon the 

contents of the appraisal without the express written consent of Valbridge Property Advisors 

| Armalavage Valuation, LLC. “Client” shall not include partners, affiliates, or relatives of the 

party named in the engagement letter. Client shall hold Valbridge Property Advisors | 

Armalavage Valuation, LLC and its employees harmless in the event of any lawsuit brought 

by any third party, lender, partner, or part-owner in any form of ownership or any other party 

as a result of this assignment. The client also agrees that in case of lawsuit arising from or in 

any way involving these appraisal services, client will hold Valbridge Property Advisors | 

Armalavage Valuation, LLC harmless from and against any liability, loss, cost, or expense 

incurred or suffered by Valbridge Property Advisors | Armalavage Valuation, LLC in such 

action, regardless of its outcome. 

 

37. The Valbridge Property Advisors office responsible for the preparation of this report is 

independently owned and operated by Armalavage Valuation, LLC. Neither Valbridge 

Property Advisors, Inc., nor any of its affiliates has been engaged to provide this report. 

Valbridge Property Advisors, Inc. does not provide valuation services, and has taken no part 

in the preparation of this report. 

 

38. If any claim is filed against any of Valbridge Property Advisors, Inc., a Florida Corporation, its 

affiliates, officers or employees, or the firm providing this report, in connection with, or in any 

way arising out of, or relating to, this report, or the engagement of the firm providing this 

report, then (1) under no circumstances shall such claimant be entitled to consequential, 

special or other damages, except only for direct compensatory damages, and (2) the 

maximum amount of such compensatory damages recoverable by such claimant shall be the 

amount actually received by the firm engaged to provide this report.  
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39. This report and any associated work files may be subject to evaluation by Valbridge Property 

Advisors, Inc., or its affiliates, for quality control purposes. 

 

40. Acceptance and/or use of this appraisal report constitutes acceptance of the foregoing 

general assumptions and limiting conditions. 
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Certification – Christopher M. DelPo, MAI 

I certify that, to the best of my knowledge and belief: 

1. The statements of fact contained in this report are true and correct. 

2. The reported analyses, opinions, and conclusions are limited only by the reported assumptions 

and limiting conditions and are my personal, impartial, and unbiased professional analyses, 

opinions, and conclusions. 

3. I have no present or prospective interest in the property that is the subject of this report and no 

personal interest with respect to the parties involved. 

4. The undersigned has not performed services regarding the property that is the subject of this 

report within the three-year period immediately preceding acceptance of this assignment.  

5. I have no bias with respect to the property that is the subject of this report or to the parties 

involved with this assignment. 

6. My engagement in this assignment was not contingent upon developing or reporting 

predetermined results. 

7. My compensation for completing this assignment is not contingent upon the development or 

reporting of a predetermined value or direction in value that favors the cause of the client, the 

amount of value opinion, the attainment of a stipulated result, or the occurrence of a subsequent 

event directly related to the intended use of this appraisal. 

8. My analyses, opinions and conclusions were developed, and this report has been prepared, in 

conformity with the Uniform Standards of Professional Appraisal Practice.  

9. Christopher M. DelPo has personally inspected the subject property. 

10. No one provided significant real property appraisal assistance to the person signing this 

certification, unless otherwise noted.  

11. The reported analyses, opinions and conclusions were developed, and this report has been 

prepared, in conformity with the requirements of the Code of Professional Ethics and Standards of 

Professional Appraisal Practice of the Appraisal Institute. 

12. The use of this report is subject to the requirements of the Appraisal Institute relating to review 

by its duly authorized representatives. 

13. As of the date of this report, the undersigned has completed the continuing education program 

for Designated Members of the Appraisal Institute. 

 
Christopher M. DelPo, MAI  

State-Certified General Real Estate Appraiser  

Florida License #RZ3483  

License Expires 11-30-2018 
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Certification – Geri F. Armalavage, MAI, CBA, 

CVA, CMEA 

I certify that, to the best of my knowledge and belief: 

1. The statements of fact contained in this report are true and correct. 

2. The reported analyses, opinions, and conclusions are limited only by the reported assumptions 

and limiting conditions and are my personal, impartial, and unbiased professional analyses, 

opinions, and conclusions. 

3. I have no present or prospective interest in the property that is the subject of this report and no 

personal interest with respect to the parties involved. 

4. The undersigned has not performed services regarding the property that is the subject of this 

report within the three-year period immediately preceding acceptance of this assignment.  

5. I have no bias with respect to the property that is the subject of this report or to the parties 

involved with this assignment. 

6. My engagement in this assignment was not contingent upon developing or reporting 

predetermined results. 

7. My compensation for completing this assignment is not contingent upon the development or 

reporting of a predetermined value or direction in value that favors the cause of the client, the 

amount of value opinion, the attainment of a stipulated result, or the occurrence of a subsequent 

event directly related to the intended use of this appraisal. 

8. My analyses, opinions and conclusions were developed, and this report has been prepared, in 

conformity with the Uniform Standards of Professional Appraisal Practice.  

9. Geri F. Armalavage did not personally inspect the subject property. 

10. No one provided significant real property appraisal assistance to the person signing this 

certification, unless otherwise noted. 

11. I, the supervisory appraiser of a registered appraiser trainee who contributed to the development 

or communication of this appraisal, hereby accepts full and complete responsibility for any work 

performed by the registered appraisal trainee named in this report as if it were my own work. 

12. The reported analyses, opinions and conclusions were developed, and this report has been 

prepared, in conformity with the requirements of the Code of Professional Ethics and Standards of 

Professional Appraisal Practice of the Appraisal Institute. 

13. The use of this report is subject to the requirements of the Appraisal Institute relating to review 

by its duly authorized representatives. 

14. This analysis and report were completed in accordance with The National Association of Certified 

Valuators and Analysts Professional Standards. 

15. This analysis and report were completed in accordance with The Institute of Business Appraisers 

Professional Standards. 

16. As of the date of this report, the undersigned has completed the continuing education program 

for Designated Members of the Appraisal Institute. 
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Geri Fitapelli Armalavage, MAI, CBA, CVA, CMEA  

State-Certified General Real Estate Appraiser  

Florida License #RZ2072  

License Expires 11-30-2018 
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Addenda 

Subject Photos 

Wetland Study A 

Wetland Study B 

Glossary 

Qualifications 

 Christopher M. DelPo, MAI - State-Certified General Real Estate Appraiser 

 Geri F. Armalavage, MAI, CBA, CVA, CMEA - State-Certified General Real Estate Appraiser   

Information on Valbridge Property Advisors 

Office Locations 
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Subject Photographs 

  

Subject Site Subject Site 

  

Subject Site Subject Site 

  

Street View – Commerce Lakes Dr Street View – Daniels Pkwy 
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Wetlands Study A (Excerpt) 
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Wetlands Study B (Excerpt) 
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Glossary 
Definitions are taken from The Dictionary of Real Estate Appraisal, 6

th
 Edition (Dictionary), the Uniform Standards of 

Professional Appraisal Practice (USPAP), and Building Owners and Managers Association International (BOMA).  
 

Absolute Net Lease 

A lease in which the tenant pays all expenses including 

structural maintenance, building reserves, and 

management; often a long-term lease to a credit tenant. 

(Dictionary) 

Amortization 
The process of retiring a debt or recovering a capital 

investment, typically through scheduled, systematic 

repayment of the principal; a program of periodic 

contributions to a sinking fund or debt retirement fund. 

(Dictionary) 

As Is Market Value 
The estimate of the market value of real property in its 

current physical condition, use, and zoning as of the 

appraisal date. (Dictionary) 

Base Rent 
The minimum rent stipulated in a lease. (Dictionary) 

Base Year 
The year on which escalation clauses in a lease are 

based. (Dictionary) 

Building Common Area 
In office buildings, the areas of the building that provide 

services to building tenants but which are not included 

in the office area or store area of any specific tenant.  

These areas may include, but shall not be limited to, 

main and auxiliary lobbies, atrium spaces at the level of 

the finished floor, concierge areas or security desks, 

conference rooms, lounges or vending areas, food 

service facilities, health or fitness centers, daycare 

facilities, locker or shower facilities, mail rooms, fire 

control rooms, fully enclosed courtyards outside the 

exterior walls, and building core and service areas such 

as fully enclosed mechanical or equipment rooms.  

Specifically excluded from building common area are 

floor common areas, parking space, portions of loading 

docks outside the building line, and major vertical 

penetrations. (BOMA) 

Building Rentable Area 
The sum of all floor rentable areas. Floor rentable area is 

the result of subtracting from the gross measured area 

of a floor the major vertical penetrations on that same 

floor. It is generally fixed for the life of the building and 

is rarely affected by changes in corridor size or 

configuration. (BOMA) 

Certificate of Occupancy (COO) 
A formal written acknowledgment by an appropriate 

unit of local government that a new construction or 

renovation project is at the stage where it meets 

applicable health and safety codes and is ready for 

commercial or residential occupancy. (Dictionary) 

Common Area Maintenance (CAM) 
 

The expense of operating and maintaining common 

areas; may or may not include management charges and 

usually does not include capital expenditures on tenant 

improvements or other improvements to the property. 

(Dictionary)  

 

The amount of money charged to tenants for their 

shares of maintaining a [shopping] center’s common 

area.  The charge that a tenant pays for shared services 

and facilities such as electricity, security, and 

maintenance of parking lots.  Items charged to common 

area maintenance may include cleaning services, parking 

lot sweeping and maintenance, snow removal, security 

and upkeep. (ICSC – International Council of Shopping 

Centers, 4
th

 Ed.) 

Condominium 
A multiunit structure, or a unit within such a structure, 

with a condominium form of ownership. (Dictionary) 

Conservation Easement 
An interest in real estate restricting future land use to 

preservation, conservation, wildlife habitat, or some 

combination of those uses. A conservation easement 

may permit farming, timber harvesting, or other uses of 

a rural nature as well as some types of conservation-

oriented development to continue, subject to the 

easement. (Dictionary) 

Contributory Value 

A type of value that reflects the amount a property or 

component of a property contributes to the value of 

another asset or to the property as a whole. 

The change in the value of a property as a whole, 

whether positive or negative, resulting from the addition 

or deletion of a property component. Also called 

deprival value in some countries. (Dictionary) 
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Debt Coverage Ratio (DCR) 
 

The ratio of net operating income to annual debt service 

(DCR = NOI/Im), which measures the relative ability of a 

property to meet its debt service out of net operating 

income; also called debt service coverage ratio (DSCR). A 

larger DCR typically indicates a greater ability for a 

property to withstand a reduction of income, providing 

an improved safety margin for a lender. (Dictionary) 

Deed Restriction 

A provision written into a deed that limits the use of 

land. Deed restrictions usually remain in effect when title 

passes to subsequent owners. (Dictionary) 

Depreciation 

1) In appraisal, a loss in property value from any cause; 

the difference between the cost of an improvement 

on the effective date of the appraisal and the 

market value of the improvement on the same date.  

2) In accounting, an allocation of the original cost of 

an asset, amortizing the cost over the asset’s life; 

calculated using a variety of standard techniques. 

(Dictionary) 

Disposition Value 

The most probable price that a specified interest in 

property should bring under the following conditions: 

 Consummation of a sale within a specified time, 

which is shorter than the typical exposure time for 

such a property in that market. 

 The property is subjected to market conditions 

prevailing as of the date of valuation;  

 Both the buyer and seller are acting prudently and 

knowledgeably; 

 The seller is under compulsion to sell; 

 The buyer is typically motivated; 

 Both parties are acting in what they consider to be 

their best interests; 

 An adequate marketing effort will be made during 

the exposure time; 

 Payment will be made in cash in U.S. dollars (or the 

local currency) or in terms of financial arrangements 

comparable thereto; and 

 The price represents the normal consideration for 

the property sold, unaffected by special or creative 

financing or sales concessions granted by anyone 

associated with the sale. (Dictionary) 

Easement 
The right to use another’s land for a stated purpose. 

(Dictionary) 

EIFS  
Exterior Insulation Finishing System. This is a type of 

exterior wall cladding system. Sometimes referred to as 

dry-vit. 

Effective Date 

1) The date on which the appraisal or review opinion 

applies. (SVP)  

2) In a lease document, the date upon which the lease 

goes into effect. (Dictionary) 

Effective Gross Income (EGI) 
The anticipated income from all operations of the real 

estate after an allowance is made for vacancy and 

collection losses and an addition is made for any other 

income. (Dictionary) 

Effective Rent 
Total base rent, or minimum rent stipulated in a lease, 

over the specified lease term minus rent concessions; 

the rent that is effectively paid by a tenant net of 

financial concessions provided by a landlord. (TIs). 

(Dictionary) 

EPDM  
Ethylene Propylene Diene Monomer Rubber. A type of 

synthetic rubber typically used for roof coverings. 

(Dictionary) 

Escalation Clause 

A clause in an agreement that provides for the 

adjustment of a price or rent based on some event or 

index. e.g., a provision to increase rent if operating 

expenses increase; also called escalator clause, expense 

recovery clause or stop clause. (Dictionary) 

Estoppel Certificate 

A signed statement by a party (such as a tenant or a 

mortgagee) certifying, for another’s benefit, that certain 

facts are correct, such as that a lease exists, that there 

are no defaults, and that rent is paid to a certain date.  

(Black’s) In real estate, a buyer of rental property 

typically requests estoppel certificates from existing 

tenants. Sometimes referred to as an estoppel letter. 

(Dictionary) 

Excess Land 
Land that is not needed to serve or support the existing 

use. The highest and best use of the excess land may or 

may not be the same as the highest and best use of the 

improved parcel. Excess land has the potential to be 

sold separately and is valued separately. (Dictionary) 

Excess Rent 
The amount by which contract rent exceeds market rent 

at the time of the appraisal; created by a lease favorable 

to the landlord (lessor) and may reflect unusual 

management, unknowledgeable or unusually motivated 

parties, a lease execution in an earlier, stronger rental 

market, or an agreement of the parties. (Dictionary) 
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Expense Stop 

A clause in a lease that limits the landlord’s expense 

obligation, which results in the lessee paying operating 

expenses above a stated level or amount. (Dictionary) 

Exposure Time 

1) The time a property remains on the market.  

2) The estimated length of time that the property 

interest being appraised would have been offered 

on the market prior to the hypothetical 

consummation of a sale at market value on the 

effective date of the appraisal; Comment: Exposure 

time is a retrospective opinion based on an analysis 

of past events assuming a competitive and open 

market. (Dictionary) 

Extraordinary Assumption 

An assumption, directly related to a specific assignment, 

as of the effective date of the assignment results, which, 

if found to be false, could alter the appraiser’s opinions 

or conclusions. Comment: Extraordinary assumptions 

presume as fact otherwise uncertain information about 

physical, legal, or economic characteristics of the subject 

property; or about conditions external to the property 

such as market conditions or trends; or about the 

integrity of data used in an analysis. (USPAP, 2016-2017 

ed.)  

Fee Simple Estate 

Absolute ownership unencumbered by any other 

interest or estate, subject only to the limitations 

imposed by the governmental powers of taxation, 

eminent domain, police power, and escheat. (Dictionary) 

Floor Common Area 
In an office building, the areas on a floor such as 

washrooms, janitorial closets, electrical rooms, 

telephone rooms, mechanical rooms, elevator lobbies, 

and public corridors which are available primarily for the 

use of tenants on that floor. (BOMA) 

Full Service (Gross) Lease 

A lease in which the landlord receives stipulated rent 

and is obligated to pay all of the property’s operating 

and fixed expenses; also called a full service lease. 

(Dictionary) 

Furniture, Fixtures, and Equipment (FF&E) 
Business trade fixtures and personal property, exclusive 

of inventory. (Dictionary) 

Going-Concern Value 

An outdated label for the market value of all the 

tangible and intangible assets of an established and 

operating business with an indefinite life, as if sold in 

aggregate; more accurately termed the market value of 

the going concern or market value of the total assets of 

the business. (Dictionary) 

Gross Building Area (GBA) 
1) Total floor area of a building, excluding unenclosed 

areas, measured from the exterior of the walls of 

the above-grade area.  This includes mezzanines 

and basements if and when typically included in the 

market area of the type of property involved. 

2) Gross leasable area plus all common areas. 

3) For residential space, the total area of all floor levels 

measured from the exterior of the walls and 

including the superstructure and substructure 

basement; typically does not include garage space. 

(Dictionary) 

Gross Measured Area 
The total area of a building enclosed by the dominant 

portion (the portion of the inside finished surface of the 

permanent outer building wall which is 50 percent or 

more of the vertical floor-to-ceiling dimension, at the 

given point being measured as one moves horizontally 

along the wall), excluding parking areas and loading 

docks (or portions of same) outside the building line. It 

is generally not used for leasing purposes and is 

calculated on a floor by floor basis. (BOMA) 

Gross Up Method 

A method of calculating variable operating expenses in 

income-producing properties when less than 100% 

occupancy is assumed. Expenses reimbursed based on 

the amount of occupied space, rather than on the total 

building area, are described as “grossed up.” (Dictionary) 

Gross Retail Sellout 
The sum of the separate and distinct market value 

opinions for each of the units in a condominium, 

subdivision development, or portfolio of properties, as 

of the date of valuation.  The aggregate of retail values 

does not represent the value of all the units as though 

sold together in a single transaction; it is simply the total 

of the individual market value conclusions. Also called 

the aggregate of the retail values, aggregate retail selling 

price or sum of the retail values.  (Dictionary) 

Ground Lease 

A lease that grants the right to use and occupy land. 

Improvements made by the ground lessee typically 

revert to the ground lessor at the end of the lease term. 

(Dictionary) 

Ground Rent 
The rent paid for the right to use and occupy land 

according to the terms of a ground lease; the portion of 

the total rent allocated to the underlying land. 

(Dictionary) 
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HVAC 
Heating, ventilation, air conditioning (HVAC) system. A 

unit that regulates the temperature and distribution of 

heat and fresh air throughout a building. (Dictionary) 

Highest and Best Use 

1) The reasonably probable use of property that 

results in the highest value. The four criteria that the 

highest and best use must meet are legal 

permissibility, physical possibility, financial 

feasibility, and maximum productivity. 

2) The use of an asset that maximizes its potential and 

that is possible, legally permissible, and financially 

feasible. The highest and best use may be for 

continuation of an asset’s existing use of for some 

alternative use.  This is determined by the use that a 

market participant would have in mind for the asset 

when formulating the price that it would be willing 

to bid. (IVS) 

3) [The] highest and most profitable use for which the 

property is adaptable and needed or likely to be 

needed in the reasonably near future. (Uniform 

Appraisal Standards for Federal Land Acquisitions) 

(Dictionary) 

Hypothetical Condition 

1) A condition that is presumed to be true when it is 

known to be false. (SVP – Standards of Valuation 

Practice, effective January 1, 2015) 

2) A condition, directly related to a specific 

assignment, which is contrary to what is known by 

the appraiser to exist on the effective date of the 

assignment results, but is used for the purpose of 

analysis. Comment: Hypothetical conditions are 

contrary to known facts about physical, legal, or 

economic characteristics of the subject property; or 

about conditions external to the property, such as 

market conditions or trends; or about the integrity 

of data used in an analysis. (USPAP, 2016-2017 ed.) 

(Dictionary)  

Industrial Gross Lease 

A type of modified gross lease of an industrial property 

in which the landlord and tenant share expenses. The 

landlord receives stipulated rent and is obligated to pay 

certain operating expenses, often structural 

maintenance, insurance and real property taxes, as 

specified in the lease. There are significant regional and 

local differences in the use of this term. (Dictionary) 

Insurable Value 

A type of value for insurance purposes. (Typically this 

includes replacement cost less basement excavation, 

foundation, underground piping and architect’s fees). 

(Dictionary) 

Investment Value 

The value of a property to a particular investor or class 

of investors based on the investor’s specific 

requirements. Investment value may be different from 

market value because it depends on a set of investment 

criteria that are not necessarily typical of the market. 

(Dictionary) 

Just Compensation 

In condemnation, the amount of loss for which a 

property owner is compensated when his or her 

property is taken. Just compensation should put the 

owner in as good a position pecuniarily as he or she 

would have been if the property had not been taken. 

(Dictionary) 

Leased Fee Interest 
The ownership interest held by the lessor, which 

includes the right to receive the contract rent specified 

in the lease plus the reversionary right when the lease 

expires. (Dictionary) 

Leasehold Interest 
The right held by the lessee to use and occupy real 

estate for a stated term and under the conditions 

specified in the lease. (Dictionary) 

Lessee (Tenant) 
One who has the right to occupancy and use of the 

property of another for a period of time according to a 

lease agreement. (Dictionary) 

Lessor (Landlord) 
One who conveys the rights of occupancy and use to 

others under a lease agreement. (Dictionary) 

Liquidation Value 

The most probable price that a specified interest in 

property should bring under the following conditions: 
 

 Consummation of a sale within a short time period. 

 The property is subjected to market conditions 

prevailing as of the date of valuation.  

 Both the buyer and seller are acting prudently and 

knowledgeably.  

 The seller is under extreme compulsion to sell. 

 The buyer is typically motivated. 

 Both parties are acting in what they consider to be 

their best interests. 

 A normal marketing effort is not possible due to the 

brief exposure time. 

 Payment will be made in cash in U.S. dollars (or the 

local currency) or in terms of financial arrangements 

comparable thereto. 

 The price represents the normal consideration for 

the property sold, unaffected by special or creative 

financing or sales concessions granted by anyone 

associated with the sale. (Dictionary) 
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Loan to Value Ratio (LTV) 
The ratio between a mortgage loan and the value of the 

property pledged as security, usually expressed as a 

percentage. (Dictionary) 

Major Vertical Penetrations 
Stairs, elevator shafts, flues, pipe shafts, vertical ducts, 

and the like, and their enclosing walls. Atria, lightwells 

and similar penetrations above the finished floor are 

included in this definition. Not included, however, are 

vertical penetrations built for the private use of a tenant 

occupying office areas on more than one floor. 

Structural columns, openings for vertical electric cable or 

telephone distribution, and openings for plumbing lines 

are not considered to be major vertical penetrations. 

(BOMA) 

Market Rent 
The most probable rent that a property should bring in a 

competitive and open market reflecting the conditions 

and restrictions of a specified lease agreement, 

including the rental adjustment and revaluation, 

permitted uses, use restrictions, expense obligations; 

term, concessions, renewal and purchase options and 

tenant improvements (TIs). (Dictionary) 

Market Value 

The most probable price that a property should bring in 

a competitive and open market under all conditions 

requisite to a fair sale, the buyer and seller each acting 

prudently and knowledgeably, and assuming the price is 

not affected by undue stimulus. Implicit in this definition 

is the consummation of a sale as of a specified date and 

the passing of title from seller to buyer under conditions 

whereby: 

 Buyer and seller are typically motivated; 

 Both parties are well informed or well advised, and 

acting in what they consider their own best 

interests; 

 A reasonable time is allowed for exposure in the 

open market; 

 Payment is made in terms of cash in United States 

dollars or in terms of financial arrangements 

comparable thereto; and 

 The price represents the normal consideration for 

the property sold unaffected by special or creative 

financing or sales concessions granted by anyone 

associated with the sale. 

(Dictionary) 

Marketing Time 

An opinion of the amount of time it might take to sell a 

real or personal property interest at the concluded 

market value level during the period immediately after 

the effective date of an appraisal. Marketing time differs 

from exposure time, which is always presumed to 

precede the effective date of an appraisal. (Advisory 

Opinion 7 of the Appraisal Standards Board of the 

Appraisal Foundation and Statement on Appraisal 

Standards No. 6, “Reasonable Exposure Time in Real 

Property and Personal Property Market Value Opinions” 

address the determination of reasonable exposure and 

marketing time.) (Dictionary) 

Master Lease 

A lease in which the fee owner leases a part or the entire 

property to a single entity (the master lease) in return 

for a stipulated rent. The master lessee then leases the 

property to multiple tenants. (Dictionary) 

Modified Gross Lease 

A lease in which the landlord receives stipulated rent 

and is obligated to pay some, but not all, of the 

property’s operating and fixed expenses. Since 

assignment of expenses varies among modified gross 

leases, expense responsibility must always be specified. 

In some markets, a modified gross lease may be called a 

double net lease, net net lease, partial net lease, or semi-

gross lease. (Dictionary) 

Operating Expense Ratio 
The ratio of total operating expenses to effective gross 

income (TOE/EGI); the complement of the net income 

ratio, i.e., OER = 1 – NIR (Dictionary) 

Option 

A legal contract, typically purchased for a stated 

consideration, that permits but does not require the 

holder of the option (known as the optionee) to buy, sell, 

or lease real estate for a stipulated period of time in 

accordance with specified terms; a unilateral right to 

exercise a privilege. (Dictionary) 

Partial Interest 
Divided or undivided rights in real estate that represent 

less than the whole, i.e., a fractional interest such as a 

tenancy in common, easement, or life interest. 

(Dictionary) 

Pass Through 

A tenant’s portion of operating expenses that may be 

composed of common area maintenance (CAM), real 

property taxes, property insurance, and any other 

expenses determined in the lease agreement to be paid 

by the tenant. (Dictionary) 

Potential Gross Income (PGI) 
The total income attributable to property at full 

occupancy before vacancy and operating expenses are 

deducted. (Dictionary) 
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Prospective Future Value Upon Completion 
A prospective market value may be appropriate for the 

valuation of a property interest related to a credit 

decision for a proposed development or renovation 

project. According to USPAP, an appraisal with a 

prospective market value reflects an effective date that 

is subsequent to the date of the appraisal report. … The 

prospective market value –as completed- reflects the 

property’s market value as of the time that development 

is expected to be complete. (Dictionary) 

Prospective Future Value Upon Stabilization 
A prospective market value may be appropriate for the 

valuation of a property interest related to a credit 

decision for a proposed development or renovation 

project. According to USPAP, an appraisal with a 

prospective market value reflects an effective date that 

is subsequent to the date of the appraisal report …The 

prospective market value – as stabilized – reflects the 

property’s market value as of the time the property is 

projected to achieve stabilized occupancy. For an 

income-producing property, stabilized occupancy is the 

occupancy level that a property is expected to achieve 

after the property is exposed to the market for lease 

over a reasonable period of time and at comparable 

terms and conditions to other similar properties. 

(Dictionary) 

Replacement Cost 
The estimated cost to construct, at current prices as of a 

specific date, a substitute for a building or other 

improvements, using modern materials and current 

standards, design, and layout. (Dictionary) 

Reproduction Cost 
The estimated cost to construct, at current prices as of 

the effective date of the appraisal, an exact duplicate or 

replica of the building being appraised, using the same 

materials, construction standards, design, layout, and 

quality of workmanship and embodying all of the 

deficiencies, superadequacies, and obsolescence of the 

subject building. (Dictionary) 

Retrospective Value Opinion 
A value opinion effective as of a specified historical date. 

The term retrospective does not define a type of value. 

Instead, it identifies a value opinion as being effective at 

some specific prior date. Value as of a historical date is 

frequently sought in connection with property tax 

appeals, damage models, lease renegotiation, deficiency 

judgments, estate tax, and condemnation. Inclusion of 

the type of value with this term is appropriate, e.g., 

“retrospective market value opinion.” (Dictionary) 

Sandwich Leasehold Estate 

The interest held by the sandwich leaseholder when the 

property is subleased to another party; a type of 

leasehold estate. (Dictionary) 

Sublease 

An agreement in which the lessee in a prior lease 

conveys the right of use and occupancy of a property to 

another, the sublessee, for a specific period of time, 

which may or may not be coterminous with the 

underlying lease term. (Dictionary) 

Subordination 

A contractual arrangement in which a party with a claim 

to certain assets agrees to make his or her claim junior, 

or subordinate, to the claims of another party. 

(Dictionary) 

Surplus Land 

Land that is not currently needed to support the existing 

use but cannot be separated from the property and sold 

off for another use. Surplus land does not have an 

independent highest and best use and may or may not 

contribute value to the improved parcel. (Dictionary) 

Triple Net (Net Net Net) Lease 

An alternative term for a type of net lease.  In some 

markets, a net net net lease is defined as a lease in 

which the tenant assumes all expenses (fixed and 

variable) of operating a property except that the 

landlord is responsible for structural maintenance, 

building reserves, and management; also called NNN 

lease, net net net lease, or fully net lease. (Dictionary) 

 

(The market definition of a triple net lease varies; in 

some cases tenants pay for items such as roof repairs, 

parking lot repairs, and other similar items.) 

Usable Area 
The measured area of an office area, store area, or 

building common area on a floor. The total of all the 

usable areas for a floor shall equal floor usable area of 

that same floor. (BOMA) 

Value-in-Use 

The value of a property assuming a specific use, which 

may or may not be the property’s highest and best use 

on the effective date of the appraisal. Value in use may 

or may not be equal to market value but is different 

conceptually. (Dictionary) 
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Qualifications of Christopher M. DelPo, MAI 

Managing Director 
Valbridge Property Advisors 

 

Independent Valuations for a Variable World 

Experience: 
State-Certified General Real Estate Appraiser 

Valbridge Property Advisors  

 

Commercial Appraiser Trainee 

Rosen Real Estate, Inc.  

 

Residential Appraiser 

Montgomery Appraisal Systems 

 

Appraisal Specialties: 
Office Complex; Medical Facility; Industrial/Flex; Retail; National Net; 

C-Store; Automotive Facility; Special Use; Going Concern; Multi-

Family Residential; Portfolio Property; Condemnation; Tax Appeal; 

Feasibility & High and Best Use Analysis; Market Rent Study; Partial 

Interest; Limited Liability Corporations; Machinery & Equipment 

Membership/Affiliations: 
Appraisal Institute – Designated Member 

Appraisal Institute & Related Courses: 

Real Estate Appraisal Principles 

Appraisal Procedures 

Sales Comparison Approach 

Statistics, Modeling and Finance 

Site Valuation and Cost Approach 

Income Approach I & II 

Advanced Residential Applications & Case Studies 

Report Writing and Case Studies 

Condemnation Appraising 

USPAP   

General Market Analysis & Highest and Best Use 

Business Practices & Ethics   
 

 

  

Certifications 
 

FL Cert Gen RZ3483 

 
 

 

Education 

 

Bachelor of Science 

Agriculture 

University of Delaware 

 
 

 

Contact Details 

 

Valbridge Property Advisors | 

Southwest Florida Office 

2240 Venetian Court  

Naples, FL 34109 

239-514-4646 (p) 

239-514-4647 (f) 

 

Valbridge Property Advisors | 

Miami – Ft. Lauderdale Office 

8200 NW 41
st
 Street 

Doral, FL 33166 

305-639-8029 (p) 

 

www.valbridge.com 

cdelpo@valbridge.com 
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Qualifications of Geri Fitapelli Armalavage, MAI, CBA, CVA, CMEA 

Senior Managing Director 
Valbridge Property Advisors 

 

Independent Valuations for a Variable World  

Experience: 

Senior Managing Director 

Valbridge Property Advisors 

 

Chairperson, Board of Directors 

Valbridge Property Advisors, Inc.  

Qualified Expert Witness:  
United States Bankruptcy Court 

Collier, Lee & Charlotte County Circuit Court 

 

Other Qualifications: 
Appraiser Special Magistrate for Collier County VAB (2014-2015) 

 

CREW Naples/Ft. Myers 

Director/Treasurer (2015) 

 

Appraisal Institute – FL Gulf Coast Chapter  

Director (2014 – 2016) 

 

Membership/Affiliations: 
Appraisal Institute – MAI Designation  

Institute of Business Appraisers – CBA Designation 

NEBB Institute – CMEA Designation 

NACVA – CVA Designated Member 

SBA Going Concern Cert. from Appraisal Institute 

CREW Miami-Ft. Lauderdale 

South FL Chapter of the Appraisal Institute 

Florida Association of Realtors 

Naples Area Board of Realtors 

Miami Association of Realtors 

National Association of Realtors 

Naples Chamber of Commerce 

International Society of Business Analysts  

Collier County Bar Association 

Attorney Marketing Annex, Miami/Doral 

 

 

Certifications 

FL Cert Gen RZ2072 

FL Licensed R.E. Broker 

Education 

Bachelor of Science, Finance, 

University of Connecticut  

Contact Details 

Valbridge Property Advisors | 

Southwest Florida Office 

2240 Venetian Court  

Naples, FL 34109 

239-514-4646 (p) 

239-514-4647 (f) 

 

Valbridge Property Advisors | 

Miami – Ft. Lauderdale Office 

8200 NW 41
st
 Street 

Doral, FL 33166 

305-639-8029 (p) 

 

garmalavage@valbridge.com 

www.valbridge.com  
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Appraisal Specialties:  

Subdivision Development; Mixed-use;  Retail Centers; Professional Office;  Hotel/Motel; Restaurant; 

Apartment; Industrial; Marina; Special Use & Going Concern; Hangars; High-rise and Low-rise 

Condominium; Gas Stations, Golf Course; Auto Dealerships; Medical Facilities; Bowling Centers; 

Storage; Investment Analysis, Market Studies; Feasibility & High and Best Use Analysis; Business 

Valuations; Fractional Interest Valuations; Machinery & Equipment. 

 

Partial List of Courses / Seminars / Presentations: 

Capitalization Theory and Techniques, Part A & B  Appraisal Guidelines 

Standards of Professional Practice (USPAP)  Income Valuation of Small, Mixed-Use Properties 

ABA Telephone Briefing   Partial Interest Valuation 

Machinery & Equipment Valuation  Appraising the Tough Ones 

American Disabilities Act  Investment Analysis 

Report Writing and Valuation Analysis  Business Report Writing 

Appraisal Guidelines  Business Practice & Ethics  

Advanced Applications  Essentials of Business Appraisal A & B  

Appraisal Procedures  Supervisor Trainee Roles 

USPAP  Office Building Valuation 

Condemnation Appraising  Troubled Debt Restructuring 

Discounts for Lack of Marketability  Partial Interest Valuation 

Case Studies in Commercial Highest and Best Use  Real Estate Fraud – Appraiser’s Responsibilities 

Appraisal Review – Income Capitalization Approach  Income Valuation of Small, Mixed-Use Properties 

Report Writing and Valuation Analysis  Serving the Client – Streamlined Appraisal 

Interagency Appraisal and Evaluation Guidelines  Managing and Procuring Commercial Reports 

Appraising Special Purpose Properties  Real Estate Appraisal Principles 

RMA - A Practical Approach to Commercial  

Real Estate Evaluations 

Collier Co. Bar Assoc. - Estate Planning Symposium 

Purchase Price Allocations for Financial Reporting & 

Tax 

Florida Appraisal Law 

Residential Market Analysis and Highest & Best Use 

 Using Empirical Data to Value FLP’s 

Fundamentals of Separating Real Estate/Intangibles 

Advanced Computer Apps for Appraisers & Fractional 

Interest Valuation 

Lessons From the Old Economy/Working in the New 

Litigation Assignments for Residential Appraisers: 

Doing Expert Work on Atypical Cases 

Valuing Real Property Going Concerns 

Managing Appraiser Liability 

 How to Systemize Your Appraisal Business 

The 50 Percent FEMA Rule Appraisal 

Appraisal of Assisted Living Facilities 

Psychology of Succession 

 Introduction to Exit Planning – The Hottest Topic for 

M & A Advisors 

 

 

Presentations: 

NACVA – Real Estate & Business Valuations – Trends & Importance of Obtaining Current Real Estate  

Valuations & Lease Analysis 

 

  



 

 

© 2017 VALBRIDGE PROPERTY ADVISORS | Southwest Florida  Page 109 

Valbridge Property Advisors Information / Office Locations 

   



 

 

© 2017 VALBRIDGE PROPERTY ADVISORS | Southwest Florida  Page 110 

 
 

 

 



 

 

 

 

EXHIBIT “B” 

APPRAISAL REPORT – RENTAL STUDY 

MAXWELL/HENDRY/SIMMONS 

REAL ESTATE APPRAISERS & CONSULTANTS 

 

  



 

 

 

 

Appraisal Report - Rental Study 

1.5 ± Acre Vacant Site 

Northwest Corner of Daniels Parkway and Commerce Lakes Drive 

Fort Myers, Lee County, Florida  

 

Date of Valuation: 26 October 2017 

Date of Report:  10 November 2017 

 

File Name:  17085707 – LCPA – Skyplex Parcel 11b 

 

 

 

 

Prepared For 

Lee County Port Authority 

11000 Terminal Access Road, Suite 8671 

Fort Myers, Florida 33913-8213 

 



 

 

 

 

 

10 November 2017 

 

 

 

Lee County Port Authority 

11000 Terminal Access Road, Suite 8671 

Fort Myers, Florida 33913-8213 

 

Attention:  Ed Moran, Esq., Director of Properties 

 

Re: Rental Study of a 1.5 ± acre vacant site located on the northwest corner of Daniels Parkway and 

Commerce Lakes Drive, Lee County, Fort Myers, Florida (known as Skyplex Parcel 11b) 

 

Dear Mr. Moran: 

 

As you requested, an inspection and analysis have been made of the above property, which is legally described 

in the attached appraisal report.  The purpose of the appraisal report is to estimate the annualized market 

rental range of the subject property.  This letter is an integral part of, and inseparable from, this appraisal 

report. 
 

The subject property was inspected on 26 October 2017 by K. Jacob Hutchings, MAI.  Mr. Gerald A. Hendry, 

MAI, CCIM has also made a perimeter inspection of this property.  This appraisal report is intended to conform 

to the Uniform Standards of Professional Appraisal Practice (USPAP), the Code of Professional Ethics and 

Standards of Professional Appraisal Practice of the Appraisal Institute. This appraisal is made subject to the 

Assumptions and Conditions contained in the body of this report. 
 

Based upon our analysis of the data contained in the attached appraisal report, it is our opinion the annualized 

market rental rate range of the subject property, as of 26 October 2017, is: 

 

SIXTEEN THOUSAND EIGHT HUNDRED DOLLARS ........................................................................... ($16,800)* 

TO 

TWETNY-FIVE THOUSAND TWO HUNDRED DOLLARS ..................................................................... ($25,200)* 

 

*($0.26 to $0.39 per square foot) 
 

Note - This estimated annualize rental rate range is on a net basis and assumes the tenant is responsible for all 

expenses. 

 

 

 

Respectfully submitted,  

  

  
K. Jacob Hutchings, MAI 

State-Certified General Real Estate Appraiser 

RZ3415 

Gerald A. Hendry, MAI, CCIM 

State-Certified General Real Estate Appraiser 

RZ 2245 
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SEC. I: INTRODUCTION 

  

OWNER OF RECORD: Lee County 

  

ADDRESS: Not provided 

  

TAX ID: Part of 19-45-26-00-00002.0000 

  

LEGAL DESCRIPTION: None provided.  This appraisal is subject to a legal description. 

  

SITE AREA: 225,144 square feet / 1.5 ± acres 

  

IMPROVEMENTS: None 

  
ZONING /  

FUTURE LAND USE: 
AOPD (Airport Operations Planned Development) / Airport 

  

AIRPORT NOISE ZONE: Airport Noise Zone A 

  

AIRSPACE NOTIFICATION: Structures require approval due to its location in airport zone 

  

AIRPORT LAYOUT PLAN: Non-Aviation Support 

  
HIGHEST & BEST USE 

AS VACANT: 
Non-Aviation Related Support 

  
HIGHEST & BEST USE 

AS IMPROVED: 
Not Applicable 

  
EFFECTIVE DATE OF THE 

APPRAISAL: 
26 October 2017 

  

DATE OF THE REPORT: 10 November 2017 

  

INTENDED USER: 
This appraisal is made for the exclusive use of our client, Lee County Port 

Authority, and its use by others is strictly prohibited. 

  

INTENDED USE: 
The intended use of this assignment is for use in assisting the client in leasing 

the property. 
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View of Subject Property From Southeast 

 

View to the West Along Daniels Parkway 
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SEC. II: SCOPE OF WORK 

According to the Uniform Standards of Professional Appraisal Practice (USPAP), 2016/17 Ed., the Scope of Work 

includes, but is not limited to: 

 

 the extent to which the property is identified; 

 the extent to which tangible property is inspected; 

 the type and extent of data research; and  

 the type and extent of analysis applied to arrive at opinions or conclusions. 

 

 

EXTENT OF PROPERTY IDENTIFICATION 

For this analysis, the subject property was identified via a legal description and research of public records via 

the internet.  For this appraisal, reliance was placed primarily on information provided by the local public records, 

as well as information provided by our client. 

 

 

EXTENT OF INSPECTION 

For the purposes of this appraisal, K. Jacob Hutchings, MAI, conducted an inspection of the subject property on 

26 October 2017.  Gerald A. Hendry, MAI, CCIM has also inspected the property. 

 

 

TYPE AND EXTENT OF DATA RESEARCH 

Data research is regularly conducted using the following sources: 

 

 Public Records 

 Local REALTOR® Association Multiple Listing Services (MLS)/Loopnet/CCIM 

 Marshal Valuation Service/Marshall & Swift Cost Tables/Books 

 CoStar comparables service 

 Information/interviews from market participates, including: 

 Property owners,  

 Real estate brokers/agents, property managers and contractors, 

 Airport authority/management individuals at various competing airports in the Florida market 

 

The primary emphasis of the data research concentrated on the subject’s market area.  Census data, as well as 

municipal and governmental websites were utilized in gathering the information analyzed.  The time period 

researched for any sales data encompasses the last few years up until the date of the most current data 

available. All comparable data is verified with the buyer, seller, or a property representative, unless otherwise 

indicated. In the analysis, the selling price, financing, motivation to purchase/sell, and, if applicable, any lease 

or income/expense information was verified, as of the time of sale. 

 

 

TYPE AND EXTENT OF ANALYSIS 

 

Purpose of the Appraisal 

The purpose of this appraisal is to formulate an opinion of the estimated annualized market rental rate range of 

the subject property as if free and clear of all liens, mortgages, encumbrances, and/or encroachments. 
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Condition Appraised 

In this analysis, we are estimating the “as is” market rental rate range.  This is defined by the Appraisal Institute 

in the Dictionary of Real Estate Appraisal as:   

 
The estimate of market value of real property in its current physical condition, use, and zoning as of the 

appraisal date.   

 

 

Real Property Interest Appraised 

There are primarily two forms of interest to consider when developing an opinion of value of real property.  These 

are defined by The Appraisal Institute in The Dictionary of Real Estate Appraisal, 6th Ed., as follows: 

 

Fee simple interest (estate) is: 

 
Absolute ownership unencumbered by any other interest or estate, subject only to the limitations imposed by the 

governmental powers of taxation, eminent domain, police power, and escheat. 

 

Leased fee interest is: 

 
The ownership interest held by the lessor, which includes the right to receive the contract rent specified in the 

lease plus the reversionary right when the lease expires. 

 

 

In this situation, the interest being appraised is the undivided fee simple interest in the land and existing 

improvements as if free and clear of all liens, mortgages, encumbrances, and/or encroachments except as may 

be amended in the body of this report. 

 

 

Value Appraised 

The opinion of value developed and reported is the market rental range of the subject property.  Part of this 

analysis involves market value.  Market value, as defined by the agencies that regulate financial institutions in 

the United States and published by 12 CFR Ch. V Part 564.2 (g) Office of Thrift Supervision, Department of the 

Treasury, is:  

 
The most probable price that a property should bring in a competitive and open market under all conditions 

requisite to a fair sale, the buyer and seller each acting prudently and knowledgeably, and assuming the price is 

not affected by undue stimulus. 

 

Implicit in this definition is the consummation of a sale as of a specified date and the passing of title from seller 

to buyer under conditions whereby: 

 

a. Buyer and seller are typically motivated. 

b. Both parties are well informed or well advised, and acting in what they consider their 

own best interests. 

c. A reasonable time is allowed for exposure in the open market. 

d. Payment is made in terms of cash in U.S. dollars or in terms of financial arrangements 

comparable thereto; and  

e. The price represents the normal consideration for the property sold unaffected by 

special or creative financing or sales concessions granted by anyone associated with 

the sale. 

 

Furthermore, market rent is defined by The Dictionary of Real Estate Appraisal, 6th Edition as: 

 
The most probable rent that a property should bring in a competitive and open market reflecting the 

conditions and restrictions of a specified lease agreement, including the rental adjustment and 

revaluation, permitted uses, use restrictions, expense obligations, term, concessions, renewal and 

purchase options, and tenant improvements (TIs).  



 
 

 
5 

 

Approaches to Value 

The preceding three approaches may indicate different values.  In this analysis, consideration has been given to 

all three approaches to value (Cost, Sales Comparison, and Income Approaches to Value).  We are estimating 

the annualized market rental range of the site, which is a vacant parcel; this is a multi-step process and is 

described as follows:   

 

1. Estimate the market value of the subject property via the Sales Comparison Approach 

to Value.  

 

2. Estimate a reasonable rate of return to the land value, supported by market evidence, 

to estimate the annualized rent rate range for the land. 

 

3. Compare the rental rate range, as estimated via the rate of return, to the local 

marketplace and reconcile the range. 

 

It should be noted a comparison of competing airports is not necessary in this analysis as the subject property 

does not abut the airport. 

 

In this analysis only the Sales Comparison Approach to value is applicable as the subject property is vacant land.  

The Cost and Income Approaches to Value are not considered applicable.  In the Sales Comparison Approach to 

Value, we will consider recent sales of similar type properties that a typical purchaser would consider as a likely 

alternative to the subject property.  We will also research current listings of vacant land.  In addition, research 

will be conducted on the anticipated rate of return investors expect to receive on vacant land.  We are of the 

opinion utilizing these various methods will develop a reliable result.  It is our opinion this overall methodology 

provides a credible result.   

 

 

Report Type 

This appraisal is presented in Appraisal Report format. 

 

 

ASSUMPTIONS 

An Assumption is defined by the Uniform Standards of Appraisal Practice (USPAP), 2016/17 Ed., as 

 
“that which is taken to be true”. 

 

Please see Addenda for further details regarding the assumptions utilized in this appraisal. 
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EXTRAORDINARY ASSUMPTIONS 

Extraordinary Assumption is defined by the Uniform Standards of Appraisal Practice (USPAP), 2016/17 Ed., as 

 
“an assumption, directly related to a specific assignment, as of the effective date of the assignment results, 

which, if found to be false, could alter the appraiser’s opinions or conclusions.” 

 

Per USPAP standards, please note that the use of extraordinary assumptions might have affected the assignment 

results.  It is strongly recommended that the reader thoroughly read the entirety of these assumptions, as they 

outline the limitations under which this appraisal is developed. 

 

 

Accordingly, this appraisal is subject to:  

 

 An Environmental Site Assessment, as none was provided for this assignment.  We did 

not observe conditions that would indicate there are any environmental concerns 

associated with this property.  However, we are not experts in such matters.  This 

environmental site assessment should also provide a cost to cure any environmental 

concerns, if the same exist.  This appraisal assumes there are no environmental 

concerns, which would hinder development, sale and/or leasing the property.  Any cost 

to correct environmental concerns, if any exist, is not factored into this analysis.  This 

appraisal assumes there are no environmental concerns. 

 

 A survey, as none was provided for this assignment.  We have relied upon information 

obtained from the client pertaining to the site size and location.  The client indicated 

the subject property is a 1.5 ± acre parcel located on the northwest corner of Daniels 

Parkway and Commerce Lakes Drive.  However, no survey has been provided and this 

report is subject to the same. 

 

 As per the FEMA website, the subject property is located within a non-printed flood 

map panel.  Typically areas within non-printed flood map panels in Southwest Florida 

are in Flood Zone X which is not considered to be a flood hazard area.  However, a 

determination of the subject property’s Flood Zone has not made and this report is 

subject to the same. 

 

 A legal description, as none was provided. 

 

If any of these assumptions are found to be false, it could alter our opinions or conclusions. 

 

 

HYPOTHETICAL CONDITIONS 

Hypothetical Condition is defined by the Uniform Standards of Appraisal Practice (USPAP), 2016/17 Ed., as 

 
“a condition, directly related to a specific assignment, which is contrary to what is known by the appraiser to exist 

on the effective date of the assignment results, but is used for the purpose of analysis.” 

 

Per USPAP standards, please note that the use of hypothetical conditions might have affected the assignment 

results.  It is strongly recommended that the reader thoroughly read the entirety of these assumptions, as they 

outline the limitations under which this appraisal is developed. 

 

None applicable. 
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SEC. III: MARKET AREA ANALYSIS 

SOUTHWEST FLORIDA / LEE COUNTY DATA 
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Lee County, named for Robert E. Lee, was created from Monroe County in 1887, and included the present-day 

Collier, Hendry, and Lee Counties.  Lee County was split into the three (3) current counties in 1923.  The present-

day Lee County encompasses 1,212 square miles, with a variety of natural inland, coastal, and barrier island 

habitats and a year-round population of 618,754 as of the 2010 census.  The county’s western boundary is the 

Gulf of Mexico.  The county contains a total of 803 square miles of land area and 200 ± square miles of inland 

water area.  The county is ranked thirteenth in area in the state.  The westerly flowing Caloosahatchee River 

bisects the county and is part of the cross-state Intracoastal Waterway.  There are several incorporated 

municipalities in Lee County as follows: 

 

 

City of Fort Myers:  Incorporated in 1886.  48.31 Square Miles.  2010 Population: 62,298. 

 

The oldest permanent settlement in Lee County, this was the site of Fort Myers, one of many military outposts 

utilized during the 2nd and 3rd Seminole Wars and the Civil War.  As the county seat, the City is home to the 

majority of professional businesses in Lee County.  The City has expanded their municipal boundaries 

considerably over the last decade through the use of annexation in an effort to diversify their tax base. 

 

City of Cape Coral:  Incorporated in 1970.  114.0 Square Miles. 2010 Population: 154,305. 

 

Originally developed in 1957 by Leonard and Jack Rosen, owners of the Gulf American Land Corporation, Cape 

Coral is now the largest municipality, by population, in Lee County and is the second largest in land area in the 

State of Florida.  As a pre-platted, traditionally designed subdivision, Cape Coral has an extreme degree of 

uniformity.  The City is home to a large percentage of Lee County’s workforce population. 

 

City of Sanibel:  Incorporated in 1974.  17.5 Square Miles.  2010 Population: 6,496. 

 

Encompassing the geographical boundaries of Sanibel Island, the City was incorporated in response to State 

recommendations to develop high-density residential uses along the beaches and a high-traffic coastline 

causeway, among other issues.  Nearly ½ of the island is set aside as natural preserve. 

 

Town of Fort Myers Beach:  Incorporated in 1995.  6.2 Square Miles.  2010 Population: 6,277. 

 

Encompassing the geographical boundaries of Estero Island, the Town was incorporated in response to citizen 

desire for greater control over land development codes, among other issues. 

 

City of Bonita Springs:  Incorporated 1999.  33.0 Square Miles.  2010 Population: 43,914. 

 

The City was incorporated in response to citizen desire for greater control over land development codes, among 

other issues.  The City includes a portion of mainland Lee County and the adjacent islands.  The City is home to 

the Naples/Fort Myers Greyhound Track, Shangri-La Hotel, Everglades Wonder Gardens, and the redeveloping 

Downtown Bonita Springs. 

 

Village of Estero:  Incorporated 2015. 

 

Located immediately adjacent to the northern boundary of Bonita Springs, the Village was incorporated in 

response to citizen desire for greater control over local planning and facility decisions.  The Village is home to 

Koreshan State Park, as well as Germain Arena, Miromar Outlet, Coconut Point Mall, and Hertz World 

Headquarters. 

 

 

There are many other unincorporated, yet distinct, communities in Lee County, both rural and suburban in nature. 

These include Alva, Bayshore, Boca Grande, Captiva, Corkscrew, Buckingham, Iona, Lehigh Acres, North Fort 

Myers, Pine Island, and San Carlos Park. 
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There are four basic factors that influence value according to The Appraisal of Real Estate, Fourteenth Edition.  

These factors include: 

 

I. Social Forces 

II. Economic Forces 

III. Governmental Forces 

IV. Environmental Forces 

 

Each of the forces interacts, resulting in increases, decreases, or stabilization of property values.  As a result, 

these forces also serve to directly affect the demand for real property in a particular area.  The four forces that 

affect values are described as follows: 

 

 

I. Social Forces 

Population fluctuation has a significant impact on property values.  The chart below demonstrates the change in 

population between the two most recent decennial Censuses. 

 

     

 2016 2010 2000 CHANGE 

     

COUNTY POPULATION 
722,336 

(Est. as of 1 July) 
618,754 440,888 +52.83% 

     
 

 

II. Economic Forces 

Economic considerations involve the financial capacity of the inhabitants of a region to rent or own property and 

properly maintain it.  These economic forces may include income levels, unemployment rates, the economic 

base of a region and the strength of development and construction. 

 

     
 2017 2016 2015 2014 

     
UNEMPLOYMENT RATE1 4.1% (August) 4.6% (Annual) 5.0% (Annual) 6.0% (Annual) 

     
AVERAGE WEEKLY WAGE1 $832 (1Q) $844 (4Q) $842 (4Q) $803 (4Q) 

     

SINGLE-FAMILY MEDIAN PRICE2 
$255,000 

(September) 

$227,400 

(Annual) 

$210,000 

(Annual) 

$189,000 

(Annual) 

     
RETAIL VACANCY RATE3 4.8% (3Q) 5.6% (4Q) 6.2% (4Q) 6.9% (4Q) 

     
OFFICE VACANCY RATE3 6.5% (3Q) 8.6% (4Q) 10.7% (4Q) 12.3% (4Q) 

     
INDUSTRIAL VACANCY RATE3 2.1% (3Q) 3.4%% (4Q) 5.8% (4Q) 6.2% (4Q) 

     
1. http://www.bls.gov/ 

2. http://www.floridarealtors.org/ResearchAndStatistics/Florida-Market-Reports/Index.cfm 

3. CoStar 
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III. Governmental Forces 

The county government consists of a five-member board of county commissioners, elected to four-year terms 

within at-large districts.  A non-elected county manager heads the government staff.  Other elected officials in 

the county are sheriff, tax collector, supervisor of elections, clerk of the circuit court, and property appraiser.  In 

addition, there are numerous special districts with independently elected boards, with the services provided 

ranging from fire protection to water & sewer service. 

 

 

Services 

The cities of Fort Myers, Cape Coral, and Sanibel each have their own police and fire protection.  The Town of 

Fort Myers Beach has its own fire protection, but no police protection.  Police protection for Fort Myers Beach is 

provided by the Lee County Sheriff’s Department.  The balance of the county is patrolled by the Florida State 

Highway Patrol and the Lee County Sheriff’s Department. The police system is adequate.  Lee County has 

experienced a decrease in the crime rate in recent years.  Fire protection is also adequate as substations are 

situated in all portions of the county and is provided by independent special districts outside of the incorporated 

cities. 

 

 

Utilities 

CenturyLink is the primary telephone service provider for Southwest Florida.  CenturyLink has a fiber optic 

backbone that has the ability to connect all of its central offices and maintain high network availability.  Embarq 

and Telcove/Level 3 Communications are the local exchange carriers.  These carriers have multiple survivable 

shared SONET rings.  The rings are 100% fiber optic, backed up by fully redundant electronics and power sources, 

with mini rings inside and outside the major SONET ring. 

 

The City of Fort Myers and some sections of Lee County receive their electricity from Florida Power and Light 

Company.  The balance of Lee County receives its power from the Lee County Electric Cooperative.  Gas is 

available from any one of a number of manufactured bottled gas dealers in the county.  Natural gas is now 

available in many parts of Lee County provided by TECO.  In early 2000, a new pipeline to the area extended 

service from the Tampa Bay region. 

 

There is an adequate supply of potable water for business or private use either from the City of Fort Myers, the 

City of Cape Coral, the City of Bonita Springs, Florida Governmental Utility Authority, or from Lee County’s water 

utility system.  Areas of Lee County not covered by municipalities are serviced by Lee County Utilities and the 

Greater Pine Island Water Association.  Sewer service is provided either by Lee County Utilities, Florida 

Governmental Utility Authority, or the city municipality. 

 

 

Medical Services 

Lee County has six general and two specialized hospitals, 16 nursing homes, 44 assisted living facilities, a 

veteran’s clinic and several walk-in emergency facilities.  Ambulance service in Lee County is operated as a 

department of the Lee County Emergency Service or is contracted with the independent fire districts. 

 

 

Communications 

The Fort Myers News-Press, the area’s largest newspaper, is published daily.  The Daily Breeze from Cape Coral 

is also published daily except Sunday.  Several weekly newspapers serve different locations throughout Lee 

County, along with 41 radio stations and 8 local television stations. 
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Educational System 

The county has a fully developed K4 through 12, public school system.  There are also several private and 

parochial schools in the county.  Florida Southwestern State College has a campus in Fort Myers, while Florida 

Gulf Coast University is located in south Lee County.  In addition, there are also several private universities which 

service the area. 

 

 

Transportation 

There are four major north/south traffic arteries through Lee County and Fort Myers, which include U.S. 41, 

McGregor Boulevard, Interstate 75, and Summerlin Road.  The major east/west arteries include State Road 78, 

Colonial Boulevard, College Parkway, Daniels Parkway, Alico Road, Estero Parkway, and Corkscrew Road. 

 

The area is also served by two airports.  Page Field, located within the city limits of Fort Myers, provides two 

runways for private aircraft and the terminal was recently upgraded.  The Southwest Florida International Airport 

is located east of Interstate 75 along Treeline Avenue.  The Southwest Florida International Airport underwent 

an expansion in September 2005, which included a 28-gate, two story terminal, as well as three concourses, a 

three story parking garage/rental car facility, and a new taxiway. 

 

 

Land Use Control 

The Lee County Local Planning Agency adopted a Comprehensive Land Use Plan in early 1984.  This plan 

designates areas in Lee County for growth, new development, and environmental protection.  This 

Comprehensive Plan helps to guide Lee County in its future growth and has been updated semi-annually to the 

present time.  The Division of Community Development enforces all zoning regulations for the unincorporated 

areas of Lee County. 

 

 

IV. Environmental Forces 

The county has a sub-tropical climate.  The average temperature is 74.4 degrees with a monthly mean high of 

91.6 in the summer months and an average winter mean of 64.1 degrees.  Temperature extremes are infrequent 

with only a rare freeze and few readings above the mid-90’s.  Rainfall averages approximately 52 inches annually 

with the heaviest rains during the summer months. 

 

 

CONCLUSION / LIFE CYCLE STAGE 

The subject market area is in the Growth stage of its life cycle. This market area experienced tremendous 

development from 2003-2005 and then an equally significant decline in property values from 2006-2011.  All 

of the preceding factors contribute to the economy of Lee County.  Although the rate of population increases has 

slowed since 2008 due to the overall slowdown in the national economy, historical trends demonstrate that the 

Lee County area is a desirable destination for in-migration.  This is supported by a return to a net increase in in-

migration exhibited during 2010 - 2013.  The University of Florida’s Bureau of Economic and Business Research, 

projects that as many as 150,000 new residents could potentially come to Lee County over the next ten years.  

Furthermore, according to this University of Florida study, the population of Lee County could be nearing one 

million by 2035, an increase of more than 400,000 over the next two decades.  Even with the well documented 

housing, foreclosure and unemployment problems which plagued the region during the downturn, Lee County 

continued to rank among the top five counties in Florida for population growth.  In addition, the overall 

attractiveness of the Southwest Florida weather and lifestyle indicate that demand characteristics for both 

housing and support facilities should be positive for the long term. 
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SEC. IV: PROPERTY DESCRIPTION 

LOCATION MAP 
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PROPERTY PHOTOGRAPHS 

 

View of Subject Property From Southeast 

 

View of Subject Property From Southwest 
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View to the West Along Daniels Parkway 

 

View to the East Along Daniels Parkway 
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View to the North Along Commerce Lakes Drive 
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PROPERTY CHARACTERISTICS 

 

  

ADDRESS: None Assigned 

  

TAX ID: Part of 19-45-26-00-00002.0000 

  

LEGAL DESCRIPTION: None provided.  This appraisal is subject to a legal description. 

  

LOCATION/ACCESS/ 

EXPOSURE: 

The property address is not provided in public records.  It can be described as 

being located in Section 19, Township 45 South, Range 26 East, Lee County, 

Florida. 

 

The subject property is located on the northwest corner of Daniels Parkway and 

Commerce Lakes Drive, as part of an area known as Skyplex.  Currently this 

location is considered to be good, since it has direct exposure along Daniels 

Parkway. 

 

Skyplex is an 1,150± acre master planned redevelopment of the former 

Southwest Florida International Airport’s former terminal complex.  870± acres 

are targeted for non-aviation uses and 280± acres are targeted for aviation 

related use.  The lands within Skyplex are part of a foreign trade zone and have 

been available for lease.   

 

Daniels Parkway is a major east/west thoroughfare extending west 8± miles to 

U.S. 41 (aka South Tamiami Trail) and east 3± miles to State Road 82.  

 

In addition, ¼ ± miles to west of the subject site, is the main entrance into 

Gateway, a Development of Regional Impact (DRI).  On the southeast corner of 

Daniels Parkway and Paul J. Doherty Parkway, a Publix Shopping Center has 

been constructed on land leased from the Lee County Port Authority. 

  

SIZE (SITE AREA)/SHAPE: 

As per the information provided by the client, the subject site is irregular in 

shape and has a total of 65,340 ± square feet or 1.5 ± acres.  No survey has 

been provided and this report is subject to the same. 

  

PHYSICAL FEATURES 

(TOPOGRAPHY, ELEVATION, 

ETC.): 

The subject property is raw land with natural vegetation.  The subject site 

appears to be reasonably level with the surrounding parcels. 

  

UTILITIES: 

The subject property has full utilities.  The subject site has electricity provided 

by Florida Power and Light, telephone service provided by CenturyLink and 

central water/sewer provided by Lee County Utilities. 
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FLOOD ZONE: 

The subject property appears to be located within Zone X according to the 

Federal Emergency Management Agency (FEMA) flood maps.  The subject 

property can be found on Community Panel Number 12071C0475F, a non-

printed panel.  Flood Zone X is not considered a flood hazard area.  Therefore, 

flood insurance is not required for structures located within Zone X.  However, 

flood insurance is available in participating communities.  The effective date of 

this map is 28 August 2008.   

  

EASEMENTS, 

ENCROACHMENTS, ETC.: 

There are no known adverse restrictions, encumbrances, leases, reservations, 

covenants, contracts, declarations, special assessments, ordinances, or other 

items of a similar nature.  This is subject to a current survey. 

  

ASSESSED VALUE, TAXES, 

AND ASSESSMENTS: 

According to the Lee County tax roll, the subject property is assessed, along 

with other lands, as County owned with a market assessed value of 

$336,794,913, as well as a cap assessed value of $254,441,256.  It is wholly 

exempt; however, the parent tract has a Lee County Solid Waste Assessment 

of $66,453.77 for 2017, which is outstanding, as of the date of value. 

  

ZONING: 

The subject property, along with the entire airport, is zoned AOPD, Airport 

Operations Planned Development.  The purpose and intent of the AOPD zoning 

district is to accommodate and regulate those lands where public airports and 

ancillary facilities are conducted.   

 

Further specific allowable uses, minimum lot sizes, etc. for the aforementioned 

zoning classification, are set forth in the Land Development Code and the 

reader is encouraged to review these if further detail is required. 

  

AIRPORT NOISE ZONE: 

The subject property is located within lands associated with the Southwest 

Florida International Airport.  As per the Lee County Property Appraiser’s GIS, 

the subject property, along with other lands, is located within Airport Noise Zone 

A. 

  

AIRSPACE NOTIFICATION: 

The subject property is located within lands associated with the Southwest 

Florida International Airport.  As per the Lee County Property Appraiser’s GIS, 

the subject property is located within an area of the airport that all structures 

are required for approval due to the Airspace Notification Height.   
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AIRPORT LAYOUT PLAN: 
The subject property is located in an area on the Southwest Florida 

International Airport’s Airport Layout Plan that is designated for Non-Aviation 

Support. 

  

FUTURE LAND USE: 

The subject property, is within the Airport Land Use, as per the Lee County Land 

Use Plan.  

 

The Airport lands include the Southwest Florida International Airport's existing 

facility and projected growth areas through the year 2030.  These areas will 

include 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).  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 will offset environmental impacts through the 

Airport Mitigation Lands Overlay 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 must be consistent with the Airport Layout 

Plan (Map 3F and Table 5).  Map 3F depicts the planned expansion of the 

Southwest Florida International Airport through 2020.  If the airport master 

planning process precipitates a substantive change to the Airport Layout Plan 

(Map 3F), then the Port Authority must amend Map 3F prior to obtaining local 

development approval. 

 

The non-aviation related development areas have been depicted on the 

approved Airport Layout Plan sheet (Map 3F).  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.  

 

Permitted land uses in Wetlands consist of very low density residential uses 

and recreational uses that will not adversely affect the ecological functions of 

wetlands.  All development in Wetlands must be consistent with Goal 114 of 

Lee County Comprehensive Land Use Plan.  The maximum density is one 

dwelling unit per twenty acres (1 du/20 acre) with exceptions. 
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SEC. V: HIGHEST & BEST USE ANALYSIS 

Real estate is valued in terms of its highest and best use.  Highest and best use is the use which would be the 

most profitable and likely use of a property.  It may also be defined as that available use and program of future 

utilization which produces the highest present land value.  Highest and best use is defined by The Dictionary of 

Real Estate Appraisal, 6th Edition, as: 

 
1. The reasonably probable use of property that results in the highest value. The four criteria that the highest 

and best use must meet are legal permissibility, physical possibility, financial feasibility, and maximum 

productivity. 

 

2. The use of an asset that maximizes its potential and that is possible, legally permissible, and financially 

feasible. The highest and best use may be for continuation of an asset’s existing use or for some alternative 

use. This is determined by the use that a market participant would have in mind for the asset when 

formulating the price that it would be willing to bid. (IVS) 

 

3. [The] highest and most profitable use for which the property is adaptable and needed or likely to be needed 

in the reasonably near future. (Uniform Appraisal Standards for Federal Land Acquisitions) 

 

The Highest and Best Use Analysis begins with an analysis of the property as if vacant and available to be put to 

its highest and best use.  The property is further analyzed if there are improvements on the property or proposed 

for the site.  The four criteria of highest and best use that a property must meet are as follows: 

 

 Legally Permissible Use - what uses are permitted by zoning and deed restrictions on 

the subject property? 

 Physically Possible Use - what uses are physically possible to put on the site? 

 Financially Feasible Use - which possible and permissible uses will produce a net return 

to the owner of the site? 

 Maximally Productive Use - among the feasible uses, which use will produce the 

highest net return? 

 

 

HIGHEST AND BEST USE AS VACANT 

The highest and best use analysis of the site as though vacant assumes that a site is either vacant or can be 

made so through demolition of any improvements. This analysis examines the type of improvement that is most 

appropriate for a particular site. 

 

 

Legally Permissible 

The subject property is zoned AOPD, Airport Operations Planned Development as per the Lee County Zoning 

Department.  Furthermore, the Lee County Comprehensive Land Use Plan has designated the Southwest Florida 

International Airport lands for Airport Land and Wetland land use. The subject parcel itself appears to be within 

the Airport Land designation.  In addition, the subject property is located in an area on the Southwest Florida 

International Airport’s Airport Layout Plan that is designated for non-aviation support. 
 

It is our opinion the legally permissible use of the subject property is for non-aviation development as permitted 

within the Airport Master Plan/Airport Layout Plan and the Lee County Comprehensive Land Use Plan.  
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Physically Possible 

Various physical factors have an effect on the uses to which a property may be developed. These factors may 

include size, shape, topography, and soil conditions.  The subject is an irregular, triangular-shaped parcel, which 

may create some limitations for development.  The size and terrain of the subject property are conducive for 

development.  The utilities available to the subject site are adequate for the legally permissible uses.  The site 

area is sufficient to allow development and all legally permissible uses could be physically placed on the subject 

without any unreasonable hindrance. 

 

The physical aspects of the property do not impose apparent limitations on development.  The physical nature 

of the subject does not preclude any of the legally permissible uses. Based on the physical characteristics of the 

site, the legally permissible uses would be physically possible. 

 

The site is level and is of similar elevation to the roadway network.  Access to the site is adequate.  It is recognized 

this site is located on a major thoroughfare and is a good location.  Accordingly, it is our opinion, in terms of 

physically possible, the site has potential for a variety of uses including commercial uses, both retail and office. 
 

 

Financially Feasible 

As long as a potential use has value commensurate with its cost and conforms to the first two tests, the use is 

considered to be financially feasible.  The legally permissible uses are physically possible.   

 

In contemplating the feasible uses, consideration must be given to the site location and access.  First, as to 

location, the property is located on Daniels Parkway, a six-lane arterial roadway, providing vehicular access to 

most areas of the community.  The development along Daniels Parkway is mostly commercial in nature.  The 

subject is located within the Gateway community.  Adjacent buildings are mostly commercial office and flex 

industrial space. 

 

It is our opinion the subject site is legally and physically suited for commercial development purposes.  The 

following is an overview of the commercial market in Southwest Florida: 

 

 
 

Total Retail Submarket Statistics Third Quarter 2017

YTD Net YTD Under Quoted

Market # Blds Total GLA Direct SF Total SF Vac % Absorption Deliveries Const SF Rates

Bonita Springs 296   3,712,187   232,106   293,392   7.9% 15,684   0   0   $14.72

Cape Coral 785   9,111,692   521,885   521,885   5.7% 128,897   54,610   42,000   $13.81

Charlotte County 884   10,199,435   444,519   445,569   4.4% 183,459   13,502   7,500   $12.79

City of Ft Myers 787   7,789,728   325,497   283,952   3.6% 114,130   56,891   15,000   $12.09

East Naples 379   4,208,152   261,758   273,903   6.5% 6,905   20,600   32,000   $16.86

Estero 140   4,016,674   130,264   120,237   3.0% 33,598   17,674   114,918   $21.97

Golden Gate 107   1,045,978   30,339   28,111   2.7% 21,218   11,000   0   $14.16

Lehigh 142   1,507,317   43,136   42,448   2.8% 29,239   25,876   0   $13.99

Lely 73   1,119,621   176,554   159,770   14.3% 51,663   7,320   27,704   $17.61

Marco Island 117   1,411,282   30,762   29,328   2.1% 25,180   7,498   0   $20.98

Naples 210   3,044,590   49,310   37,707   1.2% 30,944   6,000   64,600   $36.02

North Ft Myers 179   2,045,946   237,907   247,343   12.1% 18,883   12,000   0   $10.63

North Naples 545   11,000,677   354,802   435,911   4.0% 69,862   2,500   109,341   $23.23

Outlying Collier County 210   2,149,145   154,109   163,009   7.6% 52,335   56,704   0   $18.28

S Ft Myers/San Carlos 992   16,548,216   730,457   693,844   4.2% 260,416   160,220   144,824   $17.11

The Islands 176   1,284,963   6,469   7,179   0.6% (137)   0   0   $28.36

Totals 6,022 80,195,603 3,729,874 3,783,588 4.7% 1,042,276 452,395 557,887 $16.54

Source: CoStar Property®

Existing Inventory Vacancy
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Based on this data as well as other information derived from our research, it is our opinion the financially feasible 

use is for commercial development purposes. 

 

 

Maximally Productive 

The maximally productive use is that development option which will return the greatest profit to the eventual 

developer.  In more urban settings, this development option may be very specific and obvious, while in more 

suburban settings, with lower ratios of existing build-out, these options may be more general and broad.  It has 

been estimated the highest and best use of the subject site, as though vacant, would be to develop for 

commercial development.  

Total Office Submarket Statistics Third Quarter 2017

YTD Net YTD Under Quoted

Market # Blds Total RBA Direct SF Total SF Vac % Absorption Deliveries Const SF Rates

Bonita Springs 194   2,350,649   203,133   204,233   8.7% 73,307   0   0   $13.65    

Cape Coral 389   2,631,453   133,581   133,581   5.1% 49,253   10,000   0   $12.59    

Charlotte County 565   3,932,129   286,813   286,813   7.3% 43,798   5,000   12,000   $13.79    

City of Ft Myers 417   4,965,267   393,684   393,684   7.9% 165,450   50,000   0   $11.93    

East Naples 151   1,859,449   103,381   103,381   5.6% 29,581   0   0   $16.10    

Estero 34   827,072   31,180   31,180   3.8% 461   0   5,000   $16.65    

Golden Gate 31   140,415   0   0   0.0% 15,000   10,000   0   $20.72    

Lehigh 75   442,894   37,487   37,487   8.5% (7,329)   0   0   $12.50    

Lely 16   127,559   30,177   30,177   23.7% 2,437   0   0   $15.05    

Marco Island 33   364,426   2,701   2,701   0.7% 15,110   0   0   $21.12    

Naples 98   1,295,007   36,892   36,892   2.8% 16,375   0   0   $21.74    

North Ft Myers 37   282,423   3,000   3,000   1.1% (1,520)   0   0   $9.22    

North Naples 366   5,248,664   304,243   310,153   5.9% 120,741   35,791   60,000   $22.35    

Outlying Collier County 38   362,880   9,484   9,484   2.6% 4,816   0   0   $18.26    

S Ft Myers/San Carlos 754   8,219,606   487,427   499,406   6.1% 138,262   6,044   55,622   $13.95    

The Islands 55   196,810   1,000   1,000   0.5% (300)   0   0   $0.00    

Totals 3,253 33,246,703 2,064,183 2,083,172 5.6% 665,442 116,835 132,622 $14.98 

Source: CoStar Property®

Existing Inventory Vacancy
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SEC. VI: VALUATION OF SUBJECT PROPERTY 

THE APPRAISAL PROCESS 

There are three standard approaches to property valuation: 

 Cost Approach to Value  

 Sales Comparison Approach to Value 

 Income Approach to Value  

 

Each of these three approaches usually will indicate a slightly different value. After all of the factors of the three 

approaches have been carefully weighed, the indicators of value are correlated to arrive at a final opinion of 

value. 

 

Cost Approach to Value: 

The Cost Approach to Value requires estimating the replacement cost new of the improvements, utilizing current 

labor and material prices and modern construction techniques.  Accrued depreciation is next computed and 

subtracted from the cost new.  Finally, the land value is added to the remainder to derive a value for the property 

as a whole.  The Cost Approach is most reliable when the improvements are new and the land value can be 

reasonably estimated.  Conversely, when the improvements are old and/or adequate land sales are not 

available, the Cost Approach tends to lose credence. 

 

Sales Comparison Approach to Value: 

An estimate under the Sales Comparison Approach to Value is derived by comparing the property under appraisal 

with other similar properties that have sold in recent months.  The Sales Comparison Approach is most reliable 

when the comparable sales are very similar to the subject.  Conversely, when large or numerous adjustments 

are necessary, the Sales Comparison Approach is less reliable. 

 

Income Approach to Value: 

The Income Approach to Value is normally applied only to commercial or strictly income oriented properties, since 

it measures the present worth of future rights to income.  The Income Approach to Value, when adequate income 

and expense data are available, is probably the most reliable approach in the valuation of commercial properties 

as it best represents investors' and lenders' actions in the marketplace. 

 

Extent of Analysis 

We are estimating the annualized market rental range of the site, which is a vacant parcel; this is a multi-step 

process and is described as follows:   

 

1. Estimate the market value of the subject property via the Sales Comparison Approach 

to Value.  
 

2. Estimate a reasonable rate of return to the land value, supported by market evidence, 

to estimate the annualized rent rate range for the land. 
 

3. Compare the rental rate range, as estimated via the rate of return, to the local 

marketplace and reconcile the range. 

 

It should be noted a comparison of competing airports is not necessary in this analysis as the subject property 

does not abut the airport.  In this analysis only the Sales Comparison Approach to value is applicable as the 

subject property is vacant land.  The Cost and Income Approaches to Value are not considered applicable.  In 

the Sales Comparison Approach to Value, we will consider recent sales of similar type properties that a typical 

purchaser would consider as a likely alternative to the subject property.  We will also research current listings of 

vacant land.  In addition, research will be conducted on the anticipated rate of return investors expect to receive 

on vacant land.  We are of the opinion utilizing these various methods will develop a reliable result. 
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RENTAL STUDY 

THE SALES COMPARISON APPROACH TO VALUE 

In estimating the land value we will utilize the Sales Comparison Approach to Value.  The Sales Comparison 

Approach to Value is a process of comparing sales of similar properties in the marketplace to the subject parcel.  

 

Market data, when carefully verified and analyzed is good evidence of value because it represents the actions 

and reactions of sellers, users, and investors.  The market value estimate has been defined as an interpretation 

of the reactions of typical users and investors in the market.  The Sales Comparison Approach is based on the 

principle of substitution, which states that a prudent person will not pay more to buy a property than it will cost 

to buy a comparable substitute property.  The price a typical purchaser pays is usually the result of an extensive 

shopping process in which he is constantly comparing available alternatives.   

 

The steps in the Sales Comparison Approach are: 

 

1. Seek out similar properties for which pertinent sales and data are available. 

 

2. Qualify the prices as to terms, motivating forces, and bona fide nature. 

 

3. Compare each of the comparable properties’ important attributes with the 

corresponding ones of the property being appraised under the general division of time, 

location, and physical characteristics. 

 

4. Consider all dissimilarities in terms of their probable effect upon the sale price. 

 

5. Formulate an opinion of relative value of the property being appraised as compared 

with the price of each similar property. 

 

Source: Appraisal Institute, The Appraisal of Real Estate, 14th ed. (Chicago: Appraisal Institute, 2013). 

 

The sales selected are commercial land sales that have recently sold within the local marketplace.  The following 

is this analysis. 
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COMPARABLE LAND SALE MAP 
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COMPARABLE LAND SALE 1 

2971 

 

 

 

DATE OF SALE:  June 06, 2017 ADDRESS:  10040 Daniels Interstate Court 

  
SALE PRICE:  $800,000 STRAP #:  22-45-25-15-00006.0000 

  
SALE PRICE (ADJUSTED):  $800,000 SALE CONDITIONS:  Arm's Length 

  
RECORDING:  2017000134646 UTILITIES:  Full 

  
GRANTOR:  Branch Banking and Trust Company ZONING:  MPD 

  
GRANTEE:  Fischer Florida Properties I, LLC LAND USE:  General Interchange 

  

FINANCING:  Seller financing for $600,000 
SALE HISTORY:  Prior sale 12/2016 certificate of 

title 

  
TOPOGRAPHY: Uncleared ACCESS: Direct 

  
VERIFICATION:  Broker HIGHEST AND BEST USE:  Mixed Use Development 

  
SITE AREA:  192,100 Square Feet 

                     4.410 Acres 

UNIT OF VALUE:  $4.16 Per SF 

                             $181,406 per AC 

  
COMMENTS:  The property is located on the east side of Daniels Interstate Court, just east of I-75 and south 

of Daniels Parkway in Fort Myers.  
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COMPARABLE LAND SALE 2 

3031 

 

 

 

DATE OF SALE:  May 10, 2017 ADDRESS:  13600 Saddle Road 

  
SALE PRICE:  $350,000 STRAP #:  23-45-25-01-00033.0000 

  
SALE PRICE (ADJUSTED):  $350,000 SALE CONDITIONS:  Arm's Length 

  
RECORDING:  2017000115655 UTILITIES:  Full 

  
GRANTOR:  Orlando Acquisitions Two, LLC ZONING:  CT 

  
GRANTEE:  Mohammed Kasham LAND USE:  Tradeport 

  
FINANCING:  Cash SALE HISTORY:  Prior sale was a certificate of title 

  
TOPOGRAPHY: Wooded ACCESS: Direct (Intersection) 

  
VERIFICATION:  Public Record HIGHEST AND BEST USE:  Commercial 

  
SITE AREA:  106,265 Square Feet 

                     2.440 Acres 

UNIT OF VALUE:  $3.29 Per SF 

                             $143,472 per AC 

  
COMMENTS:  The site is located at the southeast corner of Treeline Avenue and Halter Lane and on the west 

side of Saddle Road in Fort Myers.  The property was transacted without a broker, and the parties involved 

were unable to be contacted.   All information has been gathered from public records. 
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COMPARABLE LAND SALE 3 

2814 

 

 

 

DATE OF SALE:  November 08, 2016 ADDRESS:  13960 Plantation Road 

  
SALE PRICE:  $1,400,000 STRAP #:  19-45-25-00-00004.1020 

  
SALE PRICE (ADJUSTED):  $1,400,000 SALE CONDITIONS:  Arm's Length 

  
RECORDING:  2016000241341 UTILITIES:  Full Available 

  
GRANTOR:  Intermed II, LLC ZONING:  CS-1 

  
GRANTEE:  Plantation Medical Center LLC LAND USE:  Intensive Development 

  
FINANCING:  Conventional - $1,120,000  SALE HISTORY:  None in prior 3 years 

  
TOPOGRAPHY: Cleared ACCESS: Direct (Open Median) 

  
VERIFICATION:  Broker HIGHEST AND BEST USE:  Commercial 

  
SITE AREA:  208,771 Square Feet 

                     4.793 Acres  

UNIT OF VALUE:  $6.71 Per SF 

                             $292,110 per AC 

  
COMMENTS:  This is the sale of a vacant commercial parcel located on the west side of Plantation Road, 

south of Daniels Parkway.  The Grantee, in a separate transaction, purchased the adjacent 4.36 acres for 

$1,700,000 ($8.95 psf) on 11/9/2016. 
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COMPARABLE LAND SALE 4 

2614 

 

 

 

DATE OF SALE:  February 12, 2016 ADDRESS:  7964 Summerlin Lakes Drive  

  
SALE PRICE:  $365,000 STRAP #:  23-45-24-62-00000.003B 

  
SALE PRICE (ADJUSTED):  $365,000 SALE CONDITIONS:  Arm's Length 

  
RECORDING:  Fee Simple  UTILITIES:  Full 

  
GRANTOR:  Northern Trust Company  ZONING:  C-1A  

  
GRANTEE:  Cynlab LLC  LAND USE:  Intensive Development  

  
FINANCING:  Cash SALE HISTORY:  None in the prior 3 years  

  
TOPOGRAPHY: Vacant/Cleared ACCESS: Reverse Frontage 

  
VERIFICATION:  Broker HIGHEST AND BEST USE:  Commercial 

  
SITE AREA:  53,178 Square Feet 

                     1.221 Acres  

UNIT OF VALUE:  $6.86 Per SF 

                             $298,985 per AC 

  
COMMENTS:  This is the sale of a vacant commercial outparcel located on the east side of Summerlin Road, 

in the southeast qudrant of the intersection at Cypress Lake Drive, in Fort Myers.  Access is via a rear 

frontage road. 
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COMPARABLE LAND SALE 5 

2482 

 

 

 

DATE OF SALE:  June 19, 2015 
ADDRESS:  Gateway Boulevard and Commerce 

Lakes Drive 

  
SALE PRICE:  $165,000 STRAP #:  18-45-26-00-00001.106D   

  
SALE PRICE (ADJUSTED):  $165,000 SALE CONDITIONS:  arm's length 

  
RECORDING:  2015000136379 UTILITIES:  full 

  
GRANTOR:  Gateway 4 Partners LLC. ZONING:  PUD 

  
GRANTEE:  Salex B LLC. LAND USE:  New Community 

  

FINANCING:  cash to seller 
SALE HISTORY:  $62,500 in Nov. 2013 as per OR 

2013000259079 

  
TOPOGRAPHY: cleared ACCESS: Local road 

  
VERIFICATION:  Bob Johnston, Broker/Owner HIGHEST AND BEST USE:  Commercial development 

  
SITE AREA:  31,145 Square Feet 

                     0.715 Acres  

UNIT OF VALUE:  $5.30 Per SF 

                             $230,772 per AC 

  
COMMENTS:  This sale property is located on the northeast corner of Gateway Boulevard and Commerce 

Lakes Drive in the Gateway community of Fort Myers.  This property was "shovel ready".  This sale was 

reported to be an arm's length transaction. 
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COMPARABLE LAND SALE 6 

2491 

 

 

 

DATE OF SALE:  July 10, 2015 ADDRESS:  11970 Fairway Lakes Drive 

  
SALE PRICE:  $260,000 STRAP #:  07-45-26-07-0000A.0010 

  
SALE PRICE (ADJUSTED):  $260,000 SALE CONDITIONS:  Arms length 

  
RECORDING:  2015000164257 UTILITIES:  full 

  
GRANTOR:  Floyd E. Hodges, Trustee for Floyd E. 

Hodges Revocable Trust 
ZONING:  PUD 

  
GRANTEE:  H & Mia LLC.  LAND USE:  New Community 

  
FINANCING:  Conventional - FineMark National Bank 

& Trust $221,000 
SALE HISTORY:  none in past three years 

  
TOPOGRAPHY: Partially Cleared ACCESS:  Local Road 

  
VERIFICATION:  Jennifer Horne, CCIM HIGHEST AND BEST USE:  Commercial development 

  
SITE AREA:  62,857 Square Feet 

                     1.443 Acres  

UNIT OF VALUE:  $4.14 Per SF 

                             $180,180 per AC 

  
COMMENTS:  This sale property is located within the Gateway community and is specifically located on the 

southwest corner of Gateway Boulevard and Fairway Lakes Drive in Fort Myers.  The subject property is 

irregular in shape and is located at the entrance of a primarily office area of Gateway.  The property had 

some natural vegetation and was slightly below the crown of the surrounding roadways.  
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Comparable Land Sales Chart 

The comparable sales and our analysis thereof are summarized in the following chart: 

 
  

Subject Comparable No. 1 Comparable No. 2 Comparable No. 3 Comparable No. 4 Comparable No. 5 Comparable No. 6

Transaction Data:

     Date of Sale: Jun-17 May-17 Nov-16 Feb-16 Jun-15 Jul-15

     Sale/Listing Price: $800,000 $350,000 $1,400,000 $365,000 $165,000 $260,000 

     Sale/Listing Price (Adjusted): $800,000 $350,000 $1,400,000 $365,000 $165,000 $260,000

Physical Data:

     Street Address:
NW Corner of Daniels Parkway 

and Commerce Lakes Court

10040 Daniels Interstate 

Court
13600 Saddle Road 13960 Plantation Road

7964 Summerlin Lakes 

Drive 

Gateway Boulevard and 

Commerce Lakes Drive
11970 Fairway Lakes Drive

     City: Fort Myers Fort Myers Fort Myers Fort Myers Fort Myers Fort Myers Fort Myers

     Exposure (Frontage): Arterial Arterial Arterial Collector
Summerlin Lakes Dr (2-lane 

Local)
     Gross Sq. Ft. (Site): 65,340 192,100 106,265 208,771 53,178 31,145 62,857

     Gross Acres (Site): 1.50 4.41 2.44 4.79 1.22 0.72 1.44

     Topography: Uncleared Uncleared Uncleared Cleared Cleared Cleared Partially Cleared

     Shape: Irregular Rectangular Irregular Rectangular Irregular Recangular Irregular

     Utilities: Full Full Full Full Available Full full full

Use Data:

     Zoning: MPD CT CS-1 C-1A PUD PUD

     Land Use: General Interchange Tradeport Intensive Development Intensive Development New Community New Community

     Highest and Best Use: Mixed Use Development Commercial Commercial Commercial Commercial development Commercial development

Sales Price Analysis:

     Price per Square Foot (Site): $4.16 $3.29 $6.71 $6.86 $5.30 $4.14

     Price per Acre (Site): $181,405.90 $143,442.62 $292,092.64 $298,935.30 $230,769.23 $180,180.18

Transactional Adjustments:

     Financing Terms: 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%

$4.16 $3.29 $6.71 $6.86 $5.30 $4.14

     Conditions of Sale: 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%

$4.16 $3.29 $6.71 $6.86 $5.30 $4.14

     Expenditures After Purchase: 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%

$4.16 $3.29 $6.71 $6.86 $5.30 $4.14

     Market Conditions (time): 2.0% 2.5% 5.5% 10.0% 14.0% 13.5%

     Adjusted Price: $4.25 $3.38 $7.07 $7.55 $6.04 $4.69

Physical Adjustments:

     Location: Similar Similar Similar Similar Similar Similar

     Exposure (Frontage): Similar Similar Slightly Inferior Similar Slightly Inferior Slightly Inferior

     Size (Site Area): Similar Similar Similar Similar Similar Similar

     Topography: Similar Similar Superior Superior Superior Slightly Superior

     Shape: Slightly Superior Similar Superior Slightly Superior Superior Slightly Superior

     Utilities: Similar Similar Similar Similar Similar Similar

     Zoning/Land Use: Similar Similar Similar Similar Similar Similar

    Overall: Similar Similar Superior Slightly Superior Superior Similar
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Adjustments to Comparable Data 

The Sales Comparison Approach is dependent on “…adjustments to the sale prices of the comparables based 

on the elements of comparison.” The Appraisal Institute outlines ten basic elements of comparison to be 

considered: 

 

1. Real property rights conveyed 

2. Financing terms 

3. Conditions of sale 

4. Expenditures made immediately after purchase 

5. Market conditions 

6. Location 

7. Physical characteristics 

8. Economic Characteristics 

9. Use 

10. Non-realty components of value 

 

For ease of analysis, we have divided this list into two parts. This division is based on the type of adjustments 

made for the differences.  Elements 1 – 5 are considered to be transactional adjustments, whereas elements 6 

– 10 are considered to be physical adjustments.   

 

 

Transactional Adjustments 

There were no transactional adjustments warranted for Property Rights Conveyed, Financing Terms, Conditions 

of Sale, and Expenditures Made Immediately after Purchase for these sales. 

 

In considering Changes in Market Conditions since the time of sale, we must consider the significant changes in 

the Southwest Florida real estate market.  The property value trend found throughout Southwest Florida changed 

drastically over the last decade, with substantial increases during the period of 2002-2005, followed by equally 

substantial declines during the period of 2006-2009 and this declining trend reversed in 2012.  Based on our 

paired sales analyses of properties sale/re-sales in the region, the comparable sales have been adjusted at 

0.50% per month for market conditions. 

 

 

Physical Adjustments 

We have considered the following specific physical adjustments to the comparable sales.  A brief description of 

the nature of these characteristics is provided below. 

 

 Location:  Location refers to the economic attributes of the surrounding market area.  These attributes 

affect the financially feasible uses of the site.   

 

o The subject and comparable sales are comparably located throughout Fort Myers; therefore, 

no adjustments for location were necessary. 

 

 Exposure (Frontage):  This refers to the exposure to the fronting thoroughfare (i.e. - capacity/traffic 

count). 

 

o The subject has exposure along Daniels Parkway, which is an arterial roadway.  Comparables 

1, 2, and 4 have exposure to arterial roadways, which is similar to the subject.  Comparables 3, 

4, and 5 have exposure along a collector roadway, which is slightly inferior to the subject.  

Comparables 5 and 6 are located along a local roadway, which is considered to be inferior to 

the subject. 
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 Size (Site Area):  Larger parcels often sell for a lower price per unit, while smaller parcels typically sell 

for a higher price per unit.  This attribute affects the physically possible uses of the site. 

 

o The subject has a reported site size of 65,340 square feet or 1.50 acres.  The comparables 

range in size from 31,145 square feet up to 192,100 square feet, which is considered 

reasonably similar to the subject.  

 

 Topography:  This refers to the physical condition of the property, such as if the property is cleared or if 

there are significant changes in elevation. 

 

o The subject is uncleared or raw land.  Comparables 1 and 2 are similar raw sites that are not 

cleared.  Comparables 3, 4, and 5 are cleared sites, which are superior to the site.  Comparable 

6 is partially cleared, which is slightly superior.   

 

 Shape:  This refers to the shape or orientation of the property which might impact the development 

potential of a property.  For example, a property which is a long, but relatively thin, rectangle may have 

difficulty being developed due to setback requirements. 

 

o The subject is an irregularly shaped parcel, which is less desirable than a rectangular site since 

it may potentially limit the development of the parcel.  Comparables 1, 4, and 6 are slightly 

irregular shaped parcels, which are considered to be slightly superior.  Comparable 2 is an 

irregularly shaped parcel, which is considered similar to the subject.  Comparables 3 and 5 are 

rectangular shaped parcels, which are considered to be superior. 

 

 Utilities:  The presence or absence of certain utilities can severally impact the physically possible uses 

of a site, the second test in the analysis of Highest and Best Use (i.e. - the absence of central sewer may 

prevent intensive development). 

 

o The subject and comparable sales all have access to full utilities; therefore, the comparables 

are considered similar. 

 

 Zoning/Future Land Use:  Zoning and Future Land Use directly determine the legally permissible uses 

of a site, the first test in the analysis of Highest and Best Use. 

 

o The subject has zoning and future land use designations, which pertain to its location in the 

RSW airport zone; however, the subject is non-airside property, which has commercial usage 

allowances (subject to height restrictions).  The comparable sales have commercial zoning and 

land use classifications.  Given the subject’s likely highest and best use for commercial use, 

the comparables are considered to be similar. 
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Value Conclusion 

These comparables range in adjusted price as shown below: 

 

F. Descriptive Statistics:     

     Multiplier:  *Price per SF: 

     Mean:  $5.50 

     Median:  $5.37 

     Standard Deviation:  $1.66 

     Minimum:  $3.38 

     Maximum:  $7.55 

     Range:  $4.17 

* Based on adjusted price 

 

The subject is an irregularly shaped parcel that is uncleared.  The subject’s site size is in the middle of the range 

for the comparables.  Comparables 1, 2, and 6 are considered to be the most similar comparables. These sales 

have market conditions adjusted sale prices of $3.38 per square foot up to $4.16, with an average adjusted 

sale price of $4.11 per square foot. Considering all of the sales presented and their relative 

inferiority/superiority, it is our opinion that the value of the subject property is $4.25 per square foot, as shown 

below: 

 

Site Area (sf) Value per Sq. Ft. Opinion of Value Rounded to 

65,340 $4.25 $277,695 $280,000 
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ESTIMATION OF RATE OF RETURN: 

In this portion of the analysis, since there are no improvements to be factored into the rental rate, only a return 

on capital (aka rate of return) is calculated.  Rate of return, as defined by The Appraisal Institute in The Dictionary 

of Real Estate Appraisal, 6TH Edition, is: 

 
The ratio of income or yield to the original investment, can be annual (e.g., the ratio of the 

current annual net income generated from the operation of an enterprise to the capital 

investment) or for some other defined period (e.g., the yield to maturity of the investment). 
 

The rate of return is applied to the estimated market value to generate the rental rate for the property.  As per 

Determining Ground-Lease Rental Rates, (by Chris Carneghi, MAI, published by in the Appraisal Journal, April 1994), There are 

variety of factors one must consider in estimating a ground-lease rate of return, including: 
 

 Market influences 

o General real estate market 

o Supply and demand issues (demand being predominant) 

o Leasehold financing is more difficult to obtain than fee simple financing 

o Interest rates (decreasing interest rates cause rate of returns to decrease) 

o Inflation 

 Contract Influences (contract terms dealing with various issues), such as, 

o Inflation adjustment 

o Length of lease 

o Subordination clause (Development/permanent financing for the lessee) 

 Site Specific Considerations 

o Size 

o Location 

o Creditworthiness of the lessee 

o Market demands (for the specific site) 

 Strong markets attract lessees 

 Availability of substitute sites 

 Specific land lease contract terms 
 

Ground leases are typically infrequent in most markets.  This is particularly true during a recessionary economy 

with tight lending restrictions.  Factors that cause the rate of return to decrease are: 

 Decreasing interest rates 

 Low inflation 

 Poor real estate market 
 

It is our understanding; the FAA’s guidelines indicate it is their desire an airport owner achieve a market rate of 

return for all land leases.  The FAA has expressed this return is typically 8% to 12% for non-aviation property.  

However, it is important to emphasis, if 8% to 12% is not achievable in the current marketplace, based on various 

factors noted above, the airport owner is to achieve a current market rate albeit possibly lower than the FAA’s 

typical expectation. 
 

For this portion of the analysis, we have: 

 Reviewed sales of leased land 

 Reviewed current listings of land for lease 

 Interviewed local market participants 
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Sale of Leased Land: 

There are very few sales of land that were leased at the time of the transaction.  Even though the majority of the 

sales available are dated, important information can be derived.  All of these properties represent the lower end 

of the rate of return one would expect for a land lease as all of them are smaller sites and have involvement with 

regional or national tenants.  We have retained in our working file these sales which are summarized as follows: 

 

These properties are located from Collier County north to Sarasota County.  All of these properties represent the 

lower end of the rate of return one would expect for a land lease as all of them are smaller sites and have 

involvement with regional or national tenants.   The rate of returns range from 4.06% to 8.64% with an average 

of 5.51%.  The reported days on market (DOM) range from 2 to 266 days. 

  

Address City County Parcel ID Official Record Sale Date Sale Price
Land Size -

SF

Sale Price 

PSF

Annualized 

Lease Rate

Overall 

Capitalization 

Rate

Lease Rate 

PSF

Days on  

Market
Comments

2803 Lee 

Boulevard
Lehigh Acres Lee 25-44-26-05-00059.0070 2016000263151 December-16 $2,111,000 80,640 $26.18 $95,000 4.50% $1.18 N/A

This sale represents the acquisition of the 

land which is encumbered with a new, 20 

year, net ground-lease, with a new (built 

2016) ALDI Grocery Store.  

5164 S. 

Tamiami Trail
Sarasota Sarasota 83160023 2016066434 May-16 $2,150,600 66,991 $32.10 $118,280 5.50% $1.77 186

This sale represents the acquisition of the 

land which is encumbered with a long-

term, net ground-lease, with a multi-state 

national tenant, PDQ, a fast food, casual 

restaurant.  

12621 / 

12651 

Tamiami Trail 

East

Naples Collier 34520001209 5285-1496 May-16 $4,068,000 94,089 $43.24 $194,150 4.77% $2.06 N/A

This site is improved with a Regions 

Branch Bank and a Carrabas restaurant.  

The address, per the Collier County 

Property Appraiser's GIS is 12631 

Tamiami Trail East. This property 

previously sold in October 2012 for 

$3,242,500 as per OR 4851-349. the 

annualized lease rate at the time of this 

sale was not known.  It is assumed to 

have remained the same as the previous 

sale. This equates to an 8.81% IRR.

1391 

Tamiami Trail

Port 

Charlotte
Charlotte 402207253005 4058/1 February-16 $3,100,000 110,904 $27.95 $165,000 5.32% $1.49 N/A

This site is improved with a new 18,000± 

square foot ALDI Grocery Store.  The lease 

commenced approximately March 2015 

and is for 20 years with increase every 5 

years.

3650 Bee 

Ridge Road
Sarasota Sarasota 72010001 2016017787 February-16 $10,550,000 175,982 $59.95 $474,104 4.49% $2.69 266

This sale represents the acquisition of the 

land which is encumbered with a long-

term, net ground-lease, with a national 

tenant, Wal-Mart.  

9970 

University 

Plaza Drive

Estero Lee 11-46-25-17-000A3.0000 2015000211475 September-15 $2,337,500 54,014 $43.28 $94,903 4.06% $1.76 2

Panera Bread signed a 15 year ground 

lease, outparcel with University Plaza, 

adjacent to Gulf Coast Town Center and 

Costco.

9975 

Triangle 

Boulevard

Naples Collier 77510401041 5186-1602 June-15 $2,165,000 45,264 $47.83 $120,000 5.54% $2.65 N/A
This site is improved with an Outback 

Steakhouse restaurant.

9980 

University 

Plaza Drive

Estero Lee 11-46-25-17-000A2.0000 2015000014590 January-15 $2,645,900 77,258 $34.25 $112,711 4.26% $1.46 N/A

Chilis Restaurant entered into a ground 

lease, outparcel with University Plaza, 

adjacent to Gulf Coast Town Center and 

Costco

12701 S. 

Cleveland 

Avenue

South Fort 

Myers
Lee 13-45-24-36-00000.00A0 2014000265593 December-14 $4,500,000 82,823 $54.33 $235,000 5.22% $2.84 N/A

This site is improved with a WaWa gas 

station

12611 S. 

Cleveland 

Avenue

South Fort 

Myers
Lee 13-45-24-36-00000.00D0 2014000112951 May-14 $1,900,000 58,793 $32.32 $110,000 5.79% $1.87 N/A

This site is improved with a Pollo Tropical 

restaurant.

11 Hancock 

Bridge 

Parkway

North Fort 

Myers
Lee 14-44-23-C2-00720.0060 2013000272264 December-13 $690,000 35,719 $19.32 $34,500 5.00% $0.97 36

Site had an existing Taco Bell restaurant 

constructed on it.  The tenant purchased 

the land.

5350 

Immokalee 

Road

Naples Collier 34595000028 4996-3270 December-13 $3,875,000 63,162 $61.35 $189,486 4.89% $3.00 N/A
This site is improved with a JP Morgan 

Chase Branch Bank 

17804 Ben 

Hill Griffin 

Parkway

Estero Lee 11-46-25-11-00000.00E0 2013000268634 November-13 $2,650,000 64,486 $41.09 $157,500 5.94% $2.44 N/A
This site is improved with a Pollo Tropical 

restaurant.

15219 

Collier 

Boulevard

Naples Collier 66261901021 4954 July-13 $2,090,000 50,094 $41.72 $108,000 5.17% $2.16 N/A
This site is improved with a Wells Fargo 

Branch Bank 

12621 / 

12651 

Tamiami Trail 

East

Naples Collier 34520001209 4851-349 October-12 $3,242,500 94,089 $34.46 $194,150 5.99% $2.06 N/A

This site is improved with a Regions 

Branch Bank and a Carrabas restaurant.  

The address, per the Collier County 

Property Appraiser's GIS is 12631 

Tamiami Trail East.  This property has 

since resold on May 24, 2016 for 

$4,068,000 as per OR 5285-1496.

16961 Alico 

Mission Way

South Fort 

Myers
Lee 06-46-25-12-00000.0050 2011000158735 July-11 $2,419,400 83,356 $29.02 $150,000 6.20% $1.80 96

Site had an existing CVS drugstore 

constructed on it. The ground lease is for 

25 years, expiring on 13 January 2036.  

There are 5, five year renewal options with 

rent escalating 10% at each renewal.

2431 Tarpon 

Bay Blvd.
Naples Collier 24745000545 4644/1537 January-11 $1,915,000 67,954 $28.18 $128,820 6.73% $1.90 53

Site had an existing Chilli's restaurant 

constructed on it.

1200 S. 

Tamiami Trail
Osprey Sarasota 157080021 2011076695 June-11 $2,625,000 57,064 $46.00 $175,000 6.67% $3.07 93

Site is to have a drugstore constructed on 

it.

10081 Town 

Commons 

Drive

Estero Lee 35-46-25-33-0000B.0010 2009000181862 June-09 $1,400,000 69,696 $20.09 $121,000 8.64% $1.74 96
Site had an existing Ruby Tuesday 

restaurant constructed on it.

Southwest F lorida
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Market Participants: 

In addition, interviews with local market participants indicated a typical investor would anticipate a 3.0% to over 

15% rate of return on capital in the current marketplace depending on the quality of the tenant.  As an example, 

a typical investor would expect to receive a rate of return at the lower end of this range for an excellent credit 

rated tenant such as a regional or national pharmacy or restaurant chain that desires a long-term land lease.  In 

comparison this same investor would expect to receive a rate of return towards the higher end of this range for 

a small developer with little to no track record.  Overall, based on these interviews, it appears a 8% to 10% rate 

of return would satisfy most investors based on interviews with local market participants. 

 

Furthermore, we are aware of several parcels of land owned by the Lee County Port Authority that recently were 

leased to users.  The rate of return for these parcels, based on the first year’s annualized rental rate are 

estimated to be in the range of 8.00% to 10.00%.    

 

 

Estimation of Rate of Return - Conclusion: 

A review of land lease sales, current listings of land available for lease as well as interviews of market participants 

was conducted and revealed anticipated rate of return ranges as summarized: 

 
Source Rate of Return Range Average 

Sale of Leased Land 4.06% to 8.64% 6.22% 

Current Listings of Land for Lease 5.00% to 28.64% 16.00% 

Market Participants 4.50% to 15.00% 8.00% to 10% 

 

Of course, the higher end of this range is based on listings which may reflect unrealistic expectations in the 

marketplace.  This research indicates if the client of the subject property would secure a highly credit rated 

tenant a rate or return to the lower end of the range would be anticipated. Lacking a highly credit rated tenant 

one could anticipated a higher rate of return.  However, in our opinion, not as high as indicated by this overall 

research but more in line with the average expected rate of return as indicated by the market participates, or 

say 9%.   

 

In the final analysis, we are of the opinion given the various characteristics associated with the subject property, 

including size, shape, location and current upward trending economic conditions, it is our opinion a reasonable 

rate of return 6% to 9% which is supported by the data presented. 

 

 

 

Estimated Market Rent of the Land: 

In consideration of the subject property given the Extraordinary Assumptions, as well as the data presented, we 

estimate the land rental rate range for the subject property is as follows: 

 

Subject’s Square Footage 65,340  

Estimated Value PSF $4.25  

Indicated Value  $277,695 

Rounded to, Say  $280,000 

   

Estimated Rental Rate Range Percentage 6% 9% 

Estimated Rental Rate Range Value $16,800 $25,200 

 

Estimated Rental Rate PSF $0.26 $0.39 
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TEST OF REASONABLENESS   

The final step in this analysis is to compare the rental rate range , as estimated via the rate of return, to the local 

marketplace.  There are several non-airside, commercial parcels owned by the Lee County Port Authority, one 

near the Southwest Florida International Airport and one near Page Field that recently were leased to users.  

These were discussed previously in the market participate section in estimating the rate of return.  A summary 

of these land leases are as follows: 

 

NO. LOCATION TENANT 

SITE 

SIZE - 

SQ. FT. 

1ST YEAR'S 

ANNUALIZED 

RENTAL RATE 

1ST YEAR'S 

ANNUALIZED 

RENTAL RATE 

PSF 

1 
SEC Daniels Pkwy. 

And Doherty Pkwy. 

NAP Skyport, LLC 

(Publix anchored 

shopping center 

461,736 $75,999.96 $0.16 

2 

SEC S. Cleveland 

Avenue and South 

Airport Road (less 

the immediate 

corner) 

Aldi (Grocery 

store) 
155,509 $74,000.04 $0.48 

 

The best available known, current land rental rates are illustrated herein.  It is recognized their locations, 

size/shape and other amenities differ from the subject property.  It has been concluded, the estimated rental 

rate range as developed via the rate of return to the market value, as previously illustrated, is supported by the 

rental range illustrated in this section, albeit towards the lower end of this range.  Based on this test it is 

concluded the estimated rental rate range as estimated via rate of return to the market value is reasonable. 
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SEC. VII: RECONCILIATION OF OPINIONS OF VALUE 

In this analysis we estimated the annualized market rental range of the subject site, which is a vacant parcel.  

There are typically three approaches to the valuation of real property: Cost, Sales Comparison, and Income.  Not 

all approaches are applicable to every appraisal question.  As this is a rental study for a vacant parcel, a multi-

step process was employed which included the Sales Comparison Approach to Value.  This process is described 

as follows:   

 

1. Estimate the market value of the subject property via the Sales Comparison Approach 

to Value.  

 

2. Estimate a reasonable rate of return to the land value, supported by market evidence, 

to estimate the annualized rent rate range for the land. 

 

3. Compare the rental rate range, as estimated via the rate of return, to the local 

marketplace and reconcile the range. 

 

It should be noted a comparison of competing airports was not necessary in this analysis as the subject property 

is not considered to be airside property. 

 

In this analysis only the Sales Comparison Approach to value was applicable as the subject property is vacant 

land.  The Cost and Income Approaches to Value were not considered applicable.  In the Sales Comparison 

Approach to Value, we considered recent sales of similar type properties that a typical purchaser would consider 

as a likely alternative to the subject property.  We will also researched current listings of vacant land.  In addition, 

research was conducted on the anticipated rate of return investors expect to receive on vacant land. We are of 

the opinion these approaches and steps have provided a credible result.   

 

Based upon the results of the analyses and data contained in the report, including any Extraordinary 

Assumptions and Hypothetical Conditions outlined in the Addenda, and our experience in the real estate 

appraisal profession, it is our opinion that the estimated annualized market rental rate range of the subject 

property, as of 26 October 2017, is: 

 

SIXTEEN THOUSAND EIGHT HUNDRED DOLLARS ................................................................................ ($16,800)* 

TO 

TWETNY-FIVE THOUSAND TWO HUNDRED DOLLARS ........................................................................... ($25,200)* 

 

*($0.26 to $0.39 per square foot) 

 
Note - The estimated annualize rental rate range is on a net basis and assume the tenant is responsible for all expenses. 

 

This value is contingent upon the certification and the assumptions & conditions of this appraisal, if any. 

 

 

CONTRACTS, LISTINGS & SALES HISTORY 

There are no current listings or contracts for sale.    

 

According to the public records, there have been no qualified sales of the subject property in the previous three 

years. 
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ESTIMATION OF MARKETING TIME 

Marketing time is defined by the USPAP Advisory Opinion as follows: 

 
1. The time it takes an interest in real property to sell on the market sub-sequent to the date of an appraisal. 

 

2. Reasonable marketing time is an estimate of the amount of time it might take to sell an interest in real 

property at its estimated market value during the period immediately after the effective date of the appraisal; 

the anticipated time required to expose the property to a pool of prospective purchasers and to allow 

appropriate time for negotiation, the exercise of due diligence, and the consummation of a sale at a price 

supportable by concurrent market conditions. Marketing time differs from exposure time, which is always 

presumed to precede the effective date of the appraisal. (Advisory Opinion 7 of the Appraisal Standards 

Board of The Appraisal Foundation and Statement on Appraisal Standards No. 6, "Reasonable Exposure 

Time in Real Property and Personal Property Market Value Opinions" address the determination of 

reasonable exposure and marketing time.) 

 

Marketing time is further discussed in the Advisory Opinion referenced above, as follows: 

 

“…Marketing time occurs after the effective date of the market value opinion and the marketing time 

opinion is related to, yet apart from, the appraisal process.  Therefore, it is appropriate for the section 

of the appraisal report that discusses marketing time and its implications to appear toward the end of 

the report after the market value conclusion.  The request to provide a reasonable marketing time 

opinion exceeds the normal information required for the appraisal process and should be treated 

separately from that process. 

 

It is also appropriate for the appraiser to discuss the impact of price/value relationships on marketing 

time and to contrast different potential prices and their associated marketing times with an appraiser’s 

market value opinion for the subject property... 

 

…Clients concerned with marketing real or personal properties who obtain a market value appraisal as 

part of their decision-making process should be aware that it may be inappropriate to assume that the 

value remains stable during the marketing period. Therefore, it is technically incorrect for the user of an 

appraisal to take a current value opinion, carry it forward to the end of a concluded marketing period, 

and then discount back to the present…” 

 

Based upon the analysis and conclusions developed in the appraisal, the marketing time for the subject property 

is estimated to be 12 to 18 months. 

 

 

ESTIMATION OF EXPOSURE TIME 

Inherent in an opinion of market value is the development of an estimate of exposure time for the subject 

property.  Exposure time is defined by the Uniform Standards of Professional Appraisal Practice (USPAP), 

2016/17 Ed., as follows: 

 
(The) estimated length of time that the property interest being appraised would have been offered on the market 

prior to the hypothetical consummation of a sale at market value on the effective date of the appraisal. 

 

Based upon the analysis and conclusions developed in the appraisal, the exposure time for the subject property 

is estimated to be 12 to 18 months. 
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SEC. VIII: CERTIFICATION 

We certify that, to the best of our knowledge and belief: 

 

 The statements of fact contained in this report are true and correct. 

 

 The reported analyses, opinions, and conclusions are limited only by the reported assumptions 

and limiting conditions and are my personal, impartial, and unbiased professional analyses, 

opinions, and conclusions. 

 

 We have no present or prospective interest in the property that is the subject of this report and 

no personal interest with respect to the parties involved. 

 

 We have performed no services, as an appraiser or in any other capacity, regarding the property 

that is the subject of this report within the three-year period immediately preceding acceptance 

of this assignment. 

 

 We have no bias with respect to the property that is the subject of this report or to the parties 

involved with this assignment. 

 

 Our engagement in this assignment was not contingent upon developing or reporting 

predetermined results. 

 

 Our compensation for completing this assignment is not contingent upon the development or 

reporting of a predetermined value or direction in value that favors the cause of the client, the 

amount of the value opinion, the attainment of a stipulated result, or the occurrence of a 

subsequent event directly related to the intended use of this appraisal. 

 

 Our analyses, opinions, and conclusions were developed, and this report has been prepared, 

in conformity with Uniform Standards of Professional Appraisal Practice. 

 

 We have made a personal inspection of the property that is the subject of this report.  For this 

analysis, K. Jacob Hutchings, MAI, conducted an interior and exterior inspection of the subject 

property on 18 January 2017 with a final inspection on 26 October 2017. 

 

 No one provided significant real property appraisal assistance to the person(s) signing this 

certification. 

 

 The use of this report is subject to the requirements of the Appraisal Institute relating to review 

by its duly authorized representatives. 

 

 The reported analyses, opinions, and conclusions were developed, and this report has been 

prepared, in conformity with the requirements of the State of Florida relating to review by its 

duly authorized representatives. This report also conforms to the requirements of the Financial 

Institutions Reform, Recovery, and Enforcement Act of 1989 (FIRREA). 

 

 We are currently licensed to conduct appraisal activities and have completed the continuing 

education requirements set forth with the State of Florida. 
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 Although other appraisers may be contacted as a part of our routine market research 

investigations, absolute client confidentiality and privacy are maintained at all times with regard 

to this assignment without conflict of interest. 

 

As of the date of this report, I have completed the continuing education program of the Appraisal Institute. 

 
K. Jacob Hutchings, MAI 

State-Certified General Real Estate Appraiser, RZ3415 

 

 

As of the date of this report, I have completed the continuing education program of the Appraisal Institute. 

 
Gerald A. Hendry, MAI, CCIM 

State-Certified General Real Estate Appraiser, RZ 2245 



 
 

 
45 

 

SEC. IX: ADDENDA 

QUALIFICATIONS OF K. JACOB HUTCHINGS, MAI 

EDUCATIONAL BACKGROUND AND TRAINING: 

Bachelor of Science - Finance, Florida Gulf Coast University, 2007 

 

Valuation of Real Property, Florida Gulf Coast University, Spring 2007 

 

Real Estate Investment Decisions, Florida Gulf Coast University, Fall 2007 

 

Basic Appraisal Principles, Ed Klopfer Schools of Real Estate, January 2008 

 

Basic Appraisal Procedures, Ed Klopfer Schools of Real Estate, January 2008 

 

Residential Report Writing, Ed Klopfer Schools of Real Estate, January 2008 

 

Florida Supervisor/Trainee Roles & Relationships, Cooke Real Estate School, 2008 

 

General Appraiser Site Valuation & Cost Approach, Appraisal Institute, June 2009 

 

General Appraiser Sales Comparison Approach, Appraisal Institute, November 2009 

 

General Appraiser Income Approach Part 1, Appraisal Institute, December 2009 

 

General Appraiser Market Analysis & Highest & Best Use, Appraisal Institute, December 2009 

 

Statistics, Modeling, and Finance, Cooke Real Estate School, 2010 

 

General Appraiser Income Approach Part 2, Appraisal Institute, March 2010 

 

15-Hour National USPAP Course, Cooke Real Estate School, 2010 

 

Business Practices and Ethics, Appraisal Institute, May 2011 

 

Florida Law and Appraisers, Ed Klopfer Schools of Real Estate, August 2012 

 

Foreclosure Basics for Appraisers, Ed Klopfer Schools of Real Estate, August 2012 

 

Challenging Assignments for Appraisers, Ed Klopfer Schools of Real Estate, August 2012 

 

Appraisal of 2-4 Family and Multi-Family Properties, Ed Klopfer Schools of Real Estate, August 2012 

 

General Appraiser Report Writing and Case Studies, Appraisal Institute, November 2012 

 

Advanced Concepts and Case Studies, Appraisal Institute, December 2012 

 

Advanced Income Capitalization, Appraisal Institute, February 2013 

 

Passed Comprehensive Exam, Appraisal Institute, 2013 

 

7-Hour National USPAP Update Course, Institute of Real Estate Studies, October 2013 

 

3-Hour Florida Law Course, Appraisal Institute, April 2014 



 
 

 
46 

 

EXPERIENCE: 

Maxwell & Hendry Valuation Services, Inc., Fort Myers, Florida, 2007 - Present. 

 

 

PROFESSIONAL AFFILIATIONS: 

State-Certified General Real Estate Appraiser, RZ 3415 

 

Appraisal Institute – MAI 

 

 

CLIENTS SERVED: 

Lee County Board of County Commissioners, The School District of Lee County, City of Cape Coral, City of Sanibel, 

and lawyers representing various estates, buyers, and sellers.  

 

 

OTHER: 

Qualified as an expert witness in the Circuit Court of Lee County 

 

Guest Lecturer at Florida Gulf Coast University, Lutgert College of Business, 2014 & 2016 

 

 

RE-CERTIFICATION: 

As of the date of this report, K. Jacob Hutchings, MAI, has completed the requirements under the continuing 

education program. 
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QUALIFICATIONS OF GERALD A. HENDRY, MAI, CCIM 

EDUCATIONAL BACKGROUND AND TRAINING: 

Master of Arts in Business Administration, with a major in Real Estate and Urban Analysis, University of Florida, 

1995, Gainesville, Florida. 

 

Bachelor of Science in Business Administration, with a major in Finance, 1991, University of Florida, Gainesville, 

Florida. 

 

Principles and Practices of Real Estate, Brokers Course, Florida Real Estate Academy, 1995, Fort Myers, Florida. 

 

Case Studies in Valuation and Report Writing, University of Florida, 1994. 

 

Real Estate Market Analysis, University of Florida, 1993. 

 

Preview of Urban Planning and Regional Planning, University of Florida, 1993. 

 

Seminar in Real Estate Valuation, University of Florida, 1994. 

 

Seminar in Real Estate Financial Analysis, University of Florida, 1995. 

 

Land Use Economics, University of Florida, 1995. 

 

Principles and Practices of Real Estate, Salesman Course, Florida Real Estate Academy, 1990, Fort Myers, 

Florida. 

 

Demonstration Report Writing, seminar sponsored by the Appraisal Institute, Dallas, Texas, May 1999. 

 

Comprehensive Appraisal Workshop, Dallas, Texas, August 2000. 

 

"Appraising and Analysis of Proposed Subdivisions and Condominiums", seminar sponsored by The Appraisal 

Institute, Boca Raton, Florida, August 2002. 

 

CCIM CI 101 - Financial Analysis for Commercial Investment Real Estate, CCIM Institute, Naples, Florida, October 

2002. 

 

The Valuation of Wetlands, seminar sponsored by The Appraisal Institute, Fort Myers, Florida, September 2004.  

 

Case Studies in Commercial Highest and Best Use, Appraisal Institute, September 2005. 

 

CCIM CI 102 - Market Analysis for Commercial Investment Real Estate, May 2006. 

 

CCIM CI 103 - User Decision Analysis for Commercial Real Estate, September 2006.  

 

CCIM CI 104 - Investment Analysis for Commercial Real Estate, August 2006.  
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Appraisal of Local Retail Properties, Appraisal Institute, May 2009. 

 

Subdivision Valuation, Appraisal Institute, September 2009. 

 

Fundamentals of Separating Real Property, Personal Property, and Intangible Business Assets, Appraisal 

Institute, Bradenton, Florida March 2012 

 

 

EXPERIENCE: 

Currently an owner/partner with Maxwell, Hendry & Simmons, LLC, Fort Myers, Florida. 

 

Owner/partner with Maxwell & Hendry Valuation Services, Inc., Fort Myers, Florida, 2004-2013. 

 

Associate Appraiser with W. Michael Maxwell & Associates, Inc., Fort Myers, Florida, 1995-2003. 

 

Commercial Credit Analyst with Barnett Bank of Lee County/First Florida Bank, Fort Myers, Florida, 1991-1993. 

 

 

PROFESSIONAL AFFILIATIONS: 

Appraisal Institute - MAI 

 

CCIM Institute - CCIM 

 

State-Certified General Real Estate Appraiser, RZ 2245 

 

State-Licensed Real Estate Broker, BK #0567939 

 

Southwest Florida CCIM District – Board of Directors 2014 – 2016, 2017 President 

 

Real Estate Investment Society - Board of Governors 2002 - 2008, President 2007 

 

Appraisal Institute - West Coast Florida Chapter Board of Directors 2003 - 2008 

 

Appraisal Institute - West Coast Florida Chapter President 2008 

 

Commercial Investment Professionals (CIP) Member 

 

 

OTHER: 

Qualified as an expert witness in the 20th Judicial Circuit Court of Florida and United States Bankruptcy Court 

Middle District of Florida. 

 

Special Magistrate - Lee County Value Adjustment Board 2012-2014 

 

Guest Lecturer at Florida Gulf Coast University, College of Business Administration 2007-2014 

 

 

RE-CERTIFICATION: 

As of the date of this report, Gerald A. Hendry MAI, CCIM has completed the requirements under the continuing 

education program of the Appraisal Institute.  
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ASSUMPTIONS 

An Assumption is defined by the Uniform Standards of Appraisal Practice (USPAP), 2016/17 Ed., as 

 
“that which is taken to be true”. 

 

Please review the following assumptions, which we have “taken to be true” about this appraisal. 

 

This appraisal is to be used in whole and not in part.  This appraisal report has been prepared at a specified 

point in time as indicated by the date of valuation.  Therefore, this report can neither be used prior to, or 

subsequent to, the effective appraisal date.  Market values and conditions change significantly with the passage 

of time.  This report cannot be viewed subsequent to the appraisal date and then reliance placed on values, 

opinions, and analysis made by the appraiser or other consultants in the report.  The forecasts or projections 

included in this report are used to assist in the valuation process and are based on current market conditions, 

anticipated short-term supply and demand factors, and a continued stable economy.  These forecasts are 

therefore subject to changes in future conditions, which cannot be accurately predicted by the appraiser and 

could affect the future income and/or value forecasts. 

 

No part of this report shall be used in conjunction with any other appraisal.  The appraiser(s) herein, by reason 

of this report, is not required to give testimony or attendance in court or any governmental hearing with reference 

to the property appraised, unless arranged previously therefore.  The consideration for the preparation of this 

appraisal report is the payment by the client of all charges due the appraiser in connection therewith.  Any 

responsibility of the appraiser for any part of the report is conditioned upon full payment. 

 

Neither all, nor any, part of the contents of this report shall be conveyed to the public through advertising, public 

relations, news, sales or other media without the written consent and approval of the author, particularly as to 

the valuation conclusion, the identity of the appraiser or firm with which he is connected, or any reference to any 

professional organization of which the appraiser may be a member. 

 

The property has been appraised as if free and clear, unencumbered by mortgages, liens, delinquent taxes, 

assessments, special or unusual deed conditions or restrictions, but subject to zoning regulations.  An 

investigation, but no record search, has been made. 

 

All comparable data utilized are confirmed by First American Real Estate Solutions (FARES), the Local Multiple 

Listing Service (MLS), parties related to the sale, and/or public records.  The data used in compiling this report 

was secured from sources considered reliable and authentic and, so far as possible, was verified.  However, no 

responsibility is assumed for its accuracy or correctness. 

 

Unless otherwise noted, no survey or plans were requested or provided and information regarding the subject 

property has been gathered from the appropriate public records.  It is assumed that the legal descriptions, site 

sizes and boundaries utilized are correct, that the improvements (if applicable) are entirely and correctly located 

on the property described, and that there are no encroachments or overlapping boundaries.  Unless stated 

otherwise, legal access to the property is assumed. Marketable title, but not responsibility as to legal matters, is 

assumed.  This appraisal is subject to a current survey and title search. 

 

The appraiser is not qualified to ascertain the presence of internal damages to the subject structure(s) (such as 

adverse settlement, insect damage, etc.), physical hazards (such as radon, urea formaldehyde foam insulation, 

asbestos, lead paint, etc.), or environmental conditions (such as wetlands, eagle's nest's, etc.) and assumes no 

responsibility for such conditions.  Information regarding possible conditions was neither requested, nor 

gathered, in conjunction with this appraisal, and the appraiser hereby reserves the right to alter, amend, revise, 

or rescind any of the value opinions based upon any subsequent information, research, or investigation.  Unless 

otherwise stated in this report, the existence of hazardous materials on the subject property was not observed 

by the appraisers.  However, we are not qualified to detect such conditions.  The opinions of value contained 

herein are predicated on the assumption that no such conditions exist which would cause a loss in value.  It is 

recommended that the user retain an expert in these fields if greater detail is required. 
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It is assumed that there is full compliance with all applicable federal, state, and local environmental regulations 

and laws unless noncompliance is stated, defined, and considered in the appraisal report and it is further 

assumed that all applicable zoning, land use regulations and restrictions have been complied with, unless a 

nonconformity has been stated, defined and considered in the appraisal report. 

 

This appraisal is subject to all growth management ordinances (i.e. concurrency) both local and state.  The 

appraiser has relied upon representations made by the developer, client or authorities considered to be 

knowledgeable in this regard.  A determination was not made by the appraiser as to the development potential 

for the property, unless otherwise stated. 

 

Unless otherwise noted, we were not provided with a title search, and we have assumed that the subject property 

has a unified title, or in absentia, that the right of entry is barred for oil, gas, and mineral rights holders.  We have 

further assumed that no off-site subsurface exploration or extraction activities are occurring, or have occurred, 

which would have an impact on the subsurface elements of the property, or which would adversely affect the 

value of the property.  No consideration was given within this appraisal as to the time or expense (if any) which 

would be required to determine or obtain unified title or bar the right of entry.  Should this assumption regarding 

unified title later prove to be false, this could alter the opinions and conclusions contained herein. 

 

 

EXTRAORDINARY ASSUMPTIONS / HYPOTHETICAL CONDITIONS 

Please see the Scope of Work for further details. 



 

 

 

 

EXHIBIT “C” 

SOUTHWEST FLORIDA INTERNATIONAL AIRPORT (RSW) 

APPROVED SCHEDULE OF USES 

 

  



IÎ £
I?

FT
V

3K
t

a
c

i>
-f

l
fp

p
t^ .-
fi l^
y

i I i i

0

6 I e 3 i ^ *
'



SOUTHVffiST FLORtDA IMTERNATfONAL A1RR3RT ^SW)
AOPD

SCHEOUL50FUSE3

•atlMtandbu}?[t p4-
;)l?)k?Ugt<x»j>t
m\siw food wdbww.

tBlfadIIHei p4<2Z(f;}(l{l)}

i[mcntit(H9

-throush ^adllty fw My
Ittwtusa

tore^phamwy

icegiteiandgatdiouiB

iewyoptrattant ctflter

trettrtherifftttallon

.1st wrvtces

fttTalHolM
Regvtattm

-)35;
-300)atw

.1353

•W\ etsac

sW
ISHetWj
CTfetitfj

AflitfniAr
nduiteiTed

p

F

p

p

p

p

f

Krm-A^adon Aiea

AWHetd

p

p

r

f
p
p

p

c/o
'wnnerc'

offlu

f

p

p

p

p

p

p
p
?

p

I/o
tnddslri;

OTfin

f

p

p

p

p

p

CJtfO
Swnnud
tnAjiIri;

Offcs

f

p

p

f

r

p

f

p
p

p

Flitura
Oavelopnw

Area

p

Jat«fvIcafadl(tteipWZ;(c](13)); „ ~ ~

nypl

roupll

*~w'

IS) t el wq
m(ets«i
tHtelIEq
e(T
16 II st i<q
IMIetseq.
IW et

p

?

f p f

F

p

p

p

p

AiNl!

aterretmlicm

spot remwal

/autteb(potntor
xturconty)
tttrtpmttt, satuu stm&s,
artenfea

waits

idteWfagasentce, ltmlted;

16SI
|«t to Sec,

^'~
741etseg.

't0

p

p

p

p

f
F

p

.p

f
f

f

p

p

p

p

p

t-

p

p

p

p
f

p

p

p

r

p

p

p

6KS E3MH(c)(fi)>;

nupl
sup I)

widcatsohani'Jna
htiwih p4.6B(eU17)|

efflipa^ldgE^ton, spadalj

[Kffl'ailrshcp

ra^tore
w

p

p

p

p
p

F

p
p

r

p

?

p

p
p

p

p

F
p

;arefacittties {M-SZZt'lPO))!
<iplH_
.orhrititop

Kyaadgamaihcpspl-
1»

otd

Id and crfffca fumtstilng)
i;)pZ})> all gf cups
!yard(M.1fl31et;e<l.,34.j

a ompantei (M-
i»_

01 et»*q.,

BSL

p

p

p

r

f

p

.p_

p

p

p

p

F
p

p

p
p

F

p

F

p

p
or diytlwnii^ pW2Z(c)P-<lli

£i_
ipn~

I garden lupptystWt St

w

p
p

p
F
F
p

F

f

p
p
p
p

Ahnai 6i^fOfA\S h;>
IfftSWK PifiiZrtS



!S S
B §'

1

fj I

tl rs r
j 11 5
'

» 1 'V ^
c t



II

n » 3 '^
'. •

a s 0 w
'.

w w
 ;

R
> ~
v

j I; 1

( i < 'I I t 1



i3
x
g
i

S
3
 ^

S
 f

ii
ii

li
" 

Is
l^

S
S

S
S

k
 s

 5
 s

T
 n

'S

ti
ll sl
@

^
§•

^
1

is
.*

?
 :

*
 y &

SS
^i

 U
jg

^
li

li
.

?
5
 S

~
.

^
£

g£
i3

S
s
't

s
-s

^
S

o
®

 >
?
'

'i
?t

&
l.

ii
li

l
=

?
5
=

2 [3
S

S
.S

y
 "

is s
g
'

0
1

 ^

s
l 

1
-

S
 S

 £
II

 I
5

-^

a
s

1
-s

.

§5 s
, II ,
y

s
-& v
i

fe
s.

.^
=

L

^
.'
s

a
 a 11 S

L
~

S

s
g
.

s 
&

^

s
^

 
^

3
-
 
S

, a

? 
£i

 J
? 

S
 ^

 ^
 S

T
ic

-i
a
-'
&

 3
 ?

=
-«

3
u

a 
S

t 
S

 g
 ^

 H
 ^

ll
ix

n
i

" 
5

. 
&

 «
r
a

 ^
 i

*

P
il

l!
'^

a
's

?.
S

f5
t^

!i
sn

't
'3

^
£
s

H

g
^

£
•

II
Si

•
"'

&
£

•
'

Ill Il
l

^
.

s
,'
^

j?
a

.
*<

6 
&

1

1^

^
s

S
s-

g|
q

5
'S

 <
3

^
a
i

•
!i

 •
£

.

5
-;

§
tr

^
 v

 <
>

 ^

&
ll

3^
1

Il
l

Is
! 0 ^



 

 

 

 

EXHIBIT “D” 

PARCEL 11 a & b 

 AIRSPACE NOTIFICATION BOUNDARY 





 
 

BID TABULATION SHEET 
 

RFB 19-03, SALE OF SURPLUS REAL PROPERTY 
COMMERCE LAKES DRIVE PARCEL 

 FORT MYERS, FL 33913 
 

JANUARY 15, 2019, 2:00 P.M. 
 
 

Firm Name 
Address 

Telephone 

1227 Holdings, LLC 
Fort Myers Brewing 

128111 Commerce Lakes Dr, Suite 28 
Fort Myers, FL  33913  

One (1) Original, one USB/Flash Drive Yes 

Form 1 – Bidder’s Certification Yes 

Form 2 – Official Bid Form  Yes 

   Purchase Price $2,050,000.00 

   Provide a Summary of proposed usage (Required by FAA) Yes 

Form 3 – Lobbying Affidavit Yes 

Form 4 – Public Entity Crimes Yes 

Form 5 – Bidders Scrutinized Companies Certification Yes 

  

Registered with State of Florida Yes 

  

Highest, most responsive, responsible Bidder  

  



1227 Holdings LLC

In reference to RFB #19-03 Sale of Surplus Real Property - Commerce Lakes Dr Parcel

Table of Contents

Bidder's Certification 2

Official Bid Form 3

Lobbying Affidavit 4

Public Entity Crimes Form 5

Bidder's Scrutinized Companies Certification 6

Attachment 1 - Detailed Concept Plan (continuation of summary of proposed usage

for FAA purposes) 7-22

Attachment 2 - 1227 Holdings LLC Certificate of Good Standing 23-24

Attachment 3 -1227 Holdings LLC 2019 Annual Report 25-26

1227 Holdings LLC is a real estate holding company created by the management team of Fort

Myers Brewing for the purpose of building a new facility for Fort Myers Brewing Company.

Sealed Bid

In reference to RFB ffl9-03 Sate of Surplus Real Property - Commerce Lakes Dr Parcel

Company Bidding: 1227 Holdings LLC
Project Name: Fort Myers Brewing

Contact: Robert Whyte, I!!

Address: 12811 Commerce Lakes Dr. Suite 28

Fort Myers, FL 33913
Bids Due: January 15, 2018, 2:00 pm



RFB #19-03 - SALE OF SURPLUS REAL PROPERTY - COMMERCE LAKES DRIVE PARCEL

PART D - FORMS Note: These forms must be submitted with the Bid submittal.

t.c COUNTT fron'i *uTMOniTr

FORM 1 - BIDDER'S CERTIFICATION

I have carefully examined this Port Authority Bid (RFB 19-03) which includes scope, requirements for submission,
general information and the evaluation and award process.

I acknowledge receipt and incorporation of the following addenda, and the cost, if any, of such revisions has been

included in the price of the bid.

Addendum #

Addendum #

Date:

Date:

Addendum #

Addendum #

Date:

Date:

I hereby propose to purchase the entire parcel that is the subject of this Request for Bids. I agree to hold pricing for
at least 180 days so that the Authority will have time to properly evaluate this bid and obtain any necessary FAA,
Board of Port Commissioners, and Board of County Commissioners approvals to sell the subject parcel. I agree that

the Authority terms and conditions (http://www.flvlcpa.com/purchasing/) herein shall take precedence over any

conflicting terms and conditions submitted with the bid and agree to abide by all conditions of this document.

I certify that all information contained in the bid is truthful to the best of my knowledge and belief. I further certify
that I am duly authorized to submit this bid on behalf of the company below (if applicable) as its agent and that the
company is ready, willing and able to perform if awarded a contract.

I further certify, under oath, that this bid is made without prior understanding, agreement, connection, discussion,

or collusion with any other person, company, or corporation submitting a bid for the same product or service; no

officer, employee or agent of the Port Authority or of any other Company who is interested in said bid; and that the
undersigned executed this Bidder's Certification with full knowledge and understanding of the matters therein
contained and was duly authorized to do so.

1227 Holdings, LLC
NAM^O/^BUS

AtjTHdRIZED SIGNATURE
Robert E Whyte, III - Managing Member
NAME, TITLE, TYPED
82-4074025
FEDERAL IDENTIFICATION #

12811 Commerce Lakes Dr Suite 28
MAILING ADDRESS
FortMyers,FL33913
CITY, STATE & ZIP CODE
0 - 239-313-6576 C- 239-222-9909

TELEPHONE NUMBER / FAX NUMBER
rob(5)/finbrew.com or ien@fortmyersbrewing.com

EMAIL ADDRESS

State of:

County of:

r\
\ \<y\d<

.- -^. ^

day ofThis foregoing instrument was acknowledged before me this

1>^'\,\V-C' \\ \ _, who is personally known to me or produced

~ as identification.

CY\.\C-r\.\ \c>20_Bby '^.b^

A ^ ^- r-\ .?)
Signature of Notary SeriaI/Commission No.

Page 13 of 17

?. Notary'Public -State of M^
B^^°^918503

:-^^^:^ - Mv Commission Expires
'f^^°^~ '"'November 13, 201_9_



RFB #19-03 - SALE OF SURPLUS REAL PROPERTY - COMMERCE LAKES DRIVE PARCEL

FORM 2 - OFFICIAL BID FORM

BID NO. RFB 19-03 BIDDER'S NAME: 1227 Holdings, LLC

DATE: JANUARY 15, 2019

TIME: 2:00 P.M. LOCAL TIME

Purchasing

Lee County Port Authority
Southwest Florida International Airport
11000 Terminal Access Road, Suite 8671
Fort Myers, Florida 33913

Ladies/Gentlemen:

The Undersigned, hereinafter called "BIDDER," having become familiar with the local conditions, nature, and

condition of the parcel offered for sale, and having examined carefully the bid documents, including but not limited
to, General Information and Conditions, Special Instructions and Requirements, and the Parcel Information, and

having fulfilled the bid requirements herein, hereby offer the following price to purchase the subject parcel in full
in accordance with the terms of this Request for Bids and within the time limits specified herein for the sale of:

SURPLUS REAL PROPERTY - COMMERCE LAKES DRIVE PARCEL

in full accordance with the specifications prepared in accordance with the Port Authority Request for Bids, and all

other documents related thereto on file in the Purchasing Office and, if awarded the contract, to negotiate and

execute a Real Estate Sales Agreement within the time limits specified for the total bid price awarded, which is

based on the following bid schedule:

BID OFFERED:

Two

A.

Million

Purchase Price:

Fifty Thousand Dollars and no cents

$ 2,050,000

(written)

.00

B. Provide A Summary of proposed usage (Required byFAA): Malt beverage manufacturing, tasting room
and ancillary commercial, retail and food services. See attached concept plan (attachment 1).

Page 14 of 17



RFB #19-03 - SALE OF SURPLUS REAL PROPERTy - COMMERCE LAKES DRIVE PARCEL

FORM 3: LOBBYING AFFIDAVIT

STATE OF: Florida

COUNTY OF: Lee

Robert Edward Whyte III
being first duly sworn, deposes and says that_he or she is the (sole owner) (general partner) (joint venture partner)
(president) (secretary) or (authorized representative)1 (circle one) of 1227 Holdings, LLC
(bidder), maker of the attached bid and that neither the bidder nor its agents have lobbied to obtain an award of the
Agreement required by this Port Authority Bid from the Lee County Board of Port Commissioners, members of the
Airports Special IVIanagement Committee, or employees of the Lee County Port Authority, individually or
collectively, regarding this Port Authority Bids. The prospective bidder further states that it has complied with the
federal regulations concerning lobbying activities contained in 31 U.S.C. 1352 and 49 CFR Part 20 and the Lee
County Lobbying Ordinance, No. 03-14.

AFFIANT

The foregoing instrument v^as acknowledged before me on - Y_P- v/Yi, ,'< /,_ '-~^~^''" l ,

by ^ 'C^V ^ \ ?'. I<-^A^L^ \f ^ ^ (name of person, officer or agent, title of officer or agent), of
\ '1 ^l ^1 \~V-A(-V ^\'-' I^LC / _ (corporation or partnership, if applicable), a

VI L,Y^^ Lia^V>v^
the UX'

known to me or has produced

_^_,-<\y^V (State of incorporation or partnership, if applicable), on behalf of
(Corporation or partnership, if applicable). He/She is_ personally

as identification.

Signature of person taking acknowledgment

\( f.< c\^0~^ ^ -V ac<V '-
Name typed, printed, or stamped

N ^ ^\^y\^'- ^
(Title or rank)

\\

-^"T^/iRONICr^ORALES

^K^f^^^^^ & 'S'^issio" <W"8M3

^^•^
; Commission Expl^s

'Member 13^9,

qifc50^
Signature of Notary (Serial or Commission No.)

NOTE: THIS FORM IS REQUIRED FROM ALL BIDDERS

Page 15 of 17



RFB #19-03 - SALE OF SURPLUS REAL PROPERTY - COMMERCE LAKES DRIVE PARCEL ^, ^^, ^,•UTMOH^

FORM 4: PUBLIC ENTITY CRIMES FORM

SWORN STATEMENT PURSUANT TO SECTION 287.133(3)(a) FLORIDA STATUTES

A person, affiliate, or corporation who has been placed on the convicted vendor list following a conviction for a

public entity crime may not submit a bid on a contract to provide any goods or services to a public entity, may not

submit a bid on a contract with a public entity for the construction or repair of a public building or public work,
may not submit bids on leases of real property to a public entity, may not be awarded or perform work as a bidder,

supplier, subcontractor, or consultant under a contract with any public entity, and may not transact business with

any public entity in excess of the threshold amount provided in Section 287.017, Florida Statutes, for CATEGORY
TWO for a period ofthirty-six (36) months from the date of being placed on the convicted vendor list.

The bidder certifies by submission of this form that neither it nor its principals are presently debarred, suspended,
proposed for debarment, declared ineligible, or voluntarily excluded from participation in this transaction by any
State or Federal entity, department or agency.

I UNDERSTAND THAT THE SUBMISSION OF THIS FORM TO THE CONTRACTING OFFICER FOR THE
PUBLIC ENTITY IDENTIFIED IN PARAGRAPH 1 (ONE) ABOVE IS FOR THAT PUBLIC ENTITY ONLY
AND, THAT THIS FORM IS VALID THROUGH DECEMBER 31 OF THE CALENDAR YEAR IN WHICH IT
IS FILED. I ALSO UNDERSTAND THAT I AM REQUIRED TO INFORM THE PUBLIC ENTITY PRIOR TO
ENTERING INTO A CONTRACT IN EXCESS OF THE THRESHOLD AMOUNT PROVIDED IN SECTION
287.017, FLORIDA STATUTES FOR CATEGORY TWO OF ANY CHANGE IN THE INFORMATION
CONTAINED IN THIS FORM.

BIDDER'S NAME: 1227 Holdings, LLC_

Page 16 of 17



LH COUNTS pom *mnoniRFB #19-03 - SALE OF SURPLUS REAL PROPERTY - COMMERCE LAKES DRIVE PARCEL

FORM 5: BIDDER'S SCRUTINIZED COMPANIES CERTIFICATION

Bidder/Proposer/Consultant hereby certifies under penalties of perjury as of the date of this bid, proposal or letter of
qualifications to provide goods and services to the Lee County Port Authority that it has not been placed on the
Scrutinized Companies with Activities in Sudan List or the Scrutinized Companies with Activities in the Iran
Petroleum Energy Sector List as defined in Section 287.135, Fla. Stat, is not engaged in business operations in Cuba

and Syria; and will not engage in "Boycott Israel" activities, as defined in Section 215.4725 (l)(a) Fla. Stat. (2016)
that result in bidder being placed on the Scrutinized Companies that Boycott Israel List created after October 1,2016
and during the term of any contract awarded under this request for bids.

I further certify that I am duly authorized to submit this certification on behalf of the company as its agent and that
the company is ready, willing and able to perform if awarded a contract.

I UNDERSTAND THAT THE SUBMISSION OF THIS FORM TO THE CONTRACTING OFFICER FOR THE
PUBLIC ENTITY IDENTIFIED IN PARAGRAPH 1 ABOVE IS FOR THAT PUBLIC ENTITY ONLY AND,
THAT FALSIFICATION OF THIS CERTIFICATION MAY RESULT IN TERMINATION OF THE CONTRACT,
DEBARMENT OF THE COMPANY FROM SUBMITTING A BID OR PROPOSAL FOR A PERIOD OF THREE
(3) YEARS FROM THE DATE THE CERTIFICATION IS DETERMINED TO BE FALSE, CIVIL PENALTIES,
AND THE ASSESSMENT OF ATTORNEY'S FEES AND COSTS AGAINST THE COMPANY. I ALSO
UNDERSTAND THAT I AM REQUIRED TO INFORM THE PUBLIC ENTITY PRIOR TO ENTERING INTO
A CONTRACT OF ANY CHANGE IN TH^-INFORMATION CONTAINED IN THIS FORM.

[Signature]

Notary Public,
State of \- \C-\' vO.O.

County of V' Ct' .

,20 ^-1^ Sworn to and subscribed before me this I day of -J'OTvAC/'U _, 20 \~-^

by ^cA'sfv' ^ ^1- {>^\'~\-\-^ \\\ _ who produced the following as identification

Expires ^Q\S \^ 3C'\C'\

[stamp or seal]

c,,
/^.t/v '. '^'~- X

[Signature of Notary Public]

\k-<-o'o,\cc^ r^cio^ \^
[Typed or printed name]

EMAIL (If Available)

(Type of identification) or isj)ersonally known to me. My Commission

^.^ VERONICA ^ORALES
^'A'"00''- Notary Public - State of Florida

';1;J8L.:^- Commission #FF 918503
'^r^^^' MY Commission Expifes
'^OFf^0-'''ToW'''T'i I'l' November 13, 2019

Page 17 of 17



Attachment 1: Brewery Concept Plan

Continuation of Summary of Proposed Use (Required by FAA)

S<^ t?6U^d f^t>-^ (.LtVgC frh^J-,

^ t^ o^ pK^tJ ^o^v^J-.



Attachment 2: Certificate of Good Standing

Satisfying Requirement in "Submittal of Bids - Section S3"



State of Florida
Department of State

I certify from the records of this office that 1227 HOLDINGS, LLC is a limited
liability company organized under the laws of the State of Florida, filed on
January 11,2018.

The document number of this limited liability company is L18000011084.

I further certify that said limited liability company has paid all fees due this
office through December 31, 2019, that its most recent annual report was filed
on January 3, 2019, and that its status is active.

Given under my hand and the
Great Seal of the State of Florida
at Tallahassee, the Capital, this
the Third day of January, 2019

Secretary of State

Tracking Number: CC8359089144

To authenticate this certificate,visit the following site,enter this number, and then

follow the instructions displayed.

https://services. sunbiz.org/Filings/CertificateOfStatus/CertificateAuth en tication



Attachment 3:1227 Holdings Annual Report

Showing Mr. Robert Whyte, III as a duly authorized signer (i.e. Managing Member)



FILED
Jan 03, 2019

Secretary of State
CC8359089144

2019 FLORIDA LIMITED LIABILITY COMPANY ANNUAL REPORT

DOCUMENTS L18000011084

Entity Name: 1227 HOLDINGS, LLC

Current Principal Place of Business:

12811 COMMERCE LAKES DR
SUITES
FORTMYERS, FL 33913

Current Mailing Address:

12811 COMMERCE LAKES DR
SUITE 28
FORTMYERS, FL 33913

FEI Number: 82-4074025

Name and Address of Current Registered Agent:

WHYTE, ROBERT III
12811 COMMERCE LAKES DR
SUITE 28
FORTMYERS, FL 33913 US

The above named entity submits this statement for the purpose of changing its registered office or registered agent, or both, in the State of Florida,

SIGNATURE:
Electronic Signature of Registered Agent

Authorized Person(s) Detail:
Title MGR

Name WHYTE, ROBERT III

Certificate of Status Desired: Yes

Date

12811 COMMERCE LAKES DR SUITE
28

Address

City-State-Zip: FORTMYERS FL 33913

Title

Name

Address

MGR

GRATZ, JENNIFER

12811 COMMERCE LAKES DR SUITE
28

City-State-Zip: FORT MYERS FL 33913

I hereby certify that the information indicated on this report of supplemental report is true and accurate and that my electronic signature shall have the same legal effect as if made under
oath; thai I am a managing member or manager of the limited liability company or the receiver or trustee empowered to execute this report as required by Chapter 605, Florida Staiutes; and

that my name appears above, or on an attachment with all other like empowered.

SIGNATURE: ROBERT WHYTE MANAGING MEMBER 01/03/2019

Electronic Signature of Signing Authorized Person(s) Detail Date



This document prepared by:

Lee County Attorney's Office
Post Office Box 398
Fort Myers, Florida 33902-0398

STRAP No.: 19-45-26-00-00002.0000

REAL ESTATE SALES AGREEMENT

THIS AGREEMENT for real estate purchase and sale is made this             day of 
                             , 2019, between LEE COUNTY, a political subdivision of the State of
Florida (Seller), and 1227 HOLDINGS, LLC, (Buyer) whose address is 12811 Commerce
Lakes Drive, Ste. 28, Fort Myers, FL 33913, as follows:

1. AGREEMENT TO SELL AND PURCHASE: Seller agrees to sell and Buyer
agrees to purchase, subject to the terms and conditions set forth below, all right, title and
interest in that certain parcel of land located in Lee County, Florida, and legally described
in “Exhibit A” attached to this agreement.

2. PURCHASE PRICE: The purchase price for the property will be
$2,050,000.00, payable by certified U. S. funds at closing.

3. DEPOSIT: Seller acknowledges receipt of $________ from Buyer as a
deposit that will be credited against the purchase price at closing.

4. TITLE: At closing, Seller will convey to Buyer title to the property by Statutory
County Deed.  The parties understand and agree that Buyer is purchasing the property in
an “as is” condition and no express or implied warranties or guarantees exist with respect
to marketable title or the ability of Buyer to obtain title insurance on the property.  Buyer
acknowledges responsibility for any inquiries or investigations regarding property title.  The
parties also agree that Seller has no obligation or liability for the cost to correct any
deficiencies discovered by Buyer through investigation or inquiry.

5. INSPECTION/TERMINATION: Buyer has a thirty (30) day inspection and
termination period that commences on the date this agreement is executed by the Buyer. 
During that period, Buyer may perform any inspections or other types of inquiries on or
concerning the property at Buyer's sole expense.  Buyer may, as a result of inspection or
inquiry, terminate this agreement within thirty (30) days of execution by delivering written
notice to the County stating, with specificity, the basis of the Buyer's decision to terminate. 
Upon appropriate termination by the Buyer, the Seller will return Buyer's deposit and no
further obligations will exist under this agreement.
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6. SPECIAL CONDITIONS: The parties acknowledge that this Sales Agreement
is contingent on approval of the sale by the Federal Aviation Administration (FAA) and the
issuance of a Deed of Release.

7. DOCUMENTS AND EXPENSES: Seller will prepare and execute the
Statutory Deed.  Buyer is responsible for all other costs resulting under this agreement
including but not limited to documentary stamps on deeds, survey or audit costs, special
assessment costs that become payable after closing, broker's fees, and other types of
closing costs.

8. TIME AND BINDING AGREEMENT: 

a. Time is of the essence for closing this transaction.

b. Buyer's written acceptance of this offer constitutes a binding
agreement between the parties, their successors and assigns for the
purchase and sale of the property.

9. FAILURE OF PERFORMANCE; ATTORNEY'S FEES:

a. If the Buyer alone defaults or otherwise fails to perform under this
agreement, the parties agree Seller may, after providing written notice
to Buyer as to default, retain all deposits paid by Buyer as the agreed
upon liquidated damages, consideration for this agreement and as full
settlement of any claims.  Thereafter, both parties are relieved of any
further obligation under this agreement.

b. If Seller alone defaults or otherwise fails to perform under this
agreement, after thirty (30) days written notice from the Buyer to
Seller concerning the default, the parties agree Buyer may terminate
this agreement and receive a refund of any deposits paid to Seller as
agreed upon damages and full settlement of any claims.  Thereafter,
both parties are relieved of any further obligations under this
agreement.

c. The prevailing party in any litigation arising out of this agreement is
entitled to receive reasonable attorney's fees.

10. REAL ESTATE BROKERS: Buyer hereby agrees to indemnify and hold the
Seller harmless from and against any claims of a real estate broker claiming by or through
Buyer. 
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11. CLOSING: Closing shall take place during normal business hours at such
location as Seller may select, within fifteen (15) days after the date the Board of County
Commissioners awards the sale of subject property to the Buyer, executes this agreement,
and the FAA issues its Deed of Release.

12. ASSIGNMENT: The Buyer may not transfer or assign this real estate contract
absent express written approval by Lee County acting through its Board of County
Commissioners.

13. AMENDMENT, OTHER AGREEMENTS: Any amendments to the provisions
of this agreement must be in writing, attached and incorporated into this document and
signed or initialed by all parties.  This agreement represents the entire agreement between
the parties.

IN WITNESS WHEREOF, the Lee County Board of County Commissioners and
Buyer have executed this Agreement as of the date and year first above written.

Witness 1227 HOLDINGS, LLC                    

Printed Name of Witness _________________________________

Witness Buyer                                        (Date)

Printed Name of Witness Printed Name of Buyer
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ATTEST: LINDA DOGGETT
CLERK OF COURTS

BOARD OF COUNTY COMMISSIONERS
OF LEE COUNTY, FLORIDA

BY: BY:

Deputy Clerk Chairman

APPROVED AS TO FORM:

BY:

Office of the County Attorney

I:\DOCS\SPP\005173\11M6289.WPD
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EXHIBIT “A”

PARCEL B

A PARCEL OF LAND IN SECTIONS 17 AND 18, TOWNSHIP 45 SOUTH, RANGE 26 EAST,
LEE COUNTY, FLORIDA, BEING A PORTION OF "PARCEL 35" AS DESCRIBED IN
OFFICIAL RECORDS BOOK 1399, PAGE 1901, OF THE PUBLIC RECORDS OF LEE
COUNTY, FLORIDA, AND BEING DESCRIBED AS FOLLOWS:

FOR A POINT OF REFERENCE COMMENCE AT THE SOUTH 1/4 CORNER OF SECTION
17, TOWNSHIP 45 SOUTH, RANGE 26 EAST, LEE COUNTY, FLORIDA; THENCE RUN N
01º 00' 01" W, ALONG THE EAST LINE OF THE SOUTHWEST 1/4 OF SAID SECTION 17,
ALSO BEING THE EAST LINE OF "PARCEL 35" AS DESCRIBED IN OFFICIAL RECORDS
BOOK 1399, PAGE 1901,OF THE PUBLIC RECORDS OF LEE COUNTY, FLORIDA, 2663.67
FEET TO THE NORTHEAST CORNER OF SAID SOUTHWEST 1/4; THENCE S 89º 30' 41"
W, ALONG THE NORTH LINE OF SAID SOUTHWEST 1/4, AND THE NORTH LINE OF SAID
“PARCEL 35'', A DISTANCE OF 808.27 FEET TO AN INTERSECTION WITH THE
NORTHERLY LINE OF "PARCEL 6" OF THAT CERTAIN RELEASE GRANTED TO THE LEE
COUNTY PORT AUTHORITY BY THE FEDERAL AVIATION ADMINISTRATION DATED JULY
12, 1990 AND THE POINT OF BEGINNING; THENCE CONTINUE S 89º 30' 41"W, ALONG
THE NORTH LINE OF SAID SOUTHWEST 1/4, AND THE NORTH LINE OF SAID “PARCEL
35", A DISTANCE OF 1302.29 FEET; THENCE S 53º 57' 54" W, ALONG THE
NORTHWESTERLY LINE OF SAID "PARCEL 35", A DISTANCE OF1025.93 FEET TO AN
INTERSECTION WITH THE EASTERLY LINE OF A NORTHWESTERLY PROTRUSION OF
AFORESAID "PARCEL 6"; THENCE S 36º 01' 14" E, ALONG SAID EASTERLY LINE, 62.78
FEET TO THE POINT OF CURVATURE OF A CURVE, CONCAVE TO THE SOUTHWEST,
HAVING A RADIUS OF 300.00 FEET; THENCE SOUTHEASTERLY, ALONG THE ARC OF
SAID CURVE, THROUGH A CENTRAL ANGLE OF 23º 31' 07", A DISTANCE OF 123.14
FEET TO THE POINT OF TANGENCY; THENCE S 12º 30' 05" E, A DISTANCE OF 80.71
FEET TO AFORESAID NORTHERLY LINE OF "PARCEL 6"; THENCE N 77º 59' 42" E,
ALONG SAID NORTHERLY LINE, 566.16 FEET TO THE POINT OF CURVATURE OF A
CURVE, CONCAVE TO THE NORTHWEST, HAVING A RADIUS OF 3114.04 FEET; THENCE
NORTHEASTERLY, ALONG THE ARC OF SAID CURVE, THROUGH A CENTRAL ANGLE
OF 24º 00’ 00”, A DISTANCE OF 1304.41 FEET TO A POINT OF TANGENCY; THENCE N
53º 59' 42" E, A DISTANCE OF 359.18 FEET TO THE POINT OF BEGINNING.

SAID PARCEL B CONTAINING 20.64 ACRES (MORE OR LESS)
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PARCEL C

A PARCEL OF LAND IN SECTION 18, TOWNSHIP 45 SOUTH, RANGE 26 EAST, LEE
COUNTY, FLORIDA, BEING A PORTION OF "PARCEL 35" AS DESCRIBED IN
OFFICIAL RECORDS BOOK 1399, PAGE 1901, OF THE PUBLIC RECORDS OF LEE
COUNTY, FLORIDA, AND BEING DESCRIBED AS FOLLOWS:

FOR A POINT OF REFERENCE COMMENCE AT THE SOUTH 1/4 CORNER OF SECTION
17, TOWNSHIP 45 SOUTH, RANGE 26 EAST, LEE COUNTY, FLORIDA; THENCE RUN N
01º 00' 01" W, ALONG THE EAST LINE OF THE SOUTHWEST 1/4 OFSAID SECTION 17,
ALSO BEING THE EAST LINE OF "PARCEL 35" AS DESCRIBED IN OFFICIAL RECORDS
BOOK 1399, PAGE 1901, OF THE PUBLIC RECORDS OF LEE COUNTY, FLORIDA, 2663.67
FEET TO THE NORTHEAST CORNER OF SAID SOUTHWEST 1/4;THENCE S 89º 30' 41”
W, ALONG THE NORTH LINE OF SAID SOUTHWEST 1/4, AND THE NORTH LINE OF SAID
"PARCEL 35", A DISTANCE OF 2110.56 FEET; THENCE S 53º 57' 54'' W, ALONG THE
NORTHWESTERLY LINE OF SAID "PARCEL 35", A DISTANCE OF1145.94 FEET TO THE
POINT OF BEGINNING; THENCE CONTINUE S 53º 57' 54" W, ALONG THE
NORTHWESTERLY LINE OF SAID “PARCEL 35", A DISTANCE OF 654.96 FEET TO AN
INTERSECTION WITH THE NORTHERLY LINE OF "PARCEL 6" OF THAT CERTAIN
RELEASE GRANTED TO THE LEE COUNTY PORT AUTHORITY BY THE FEDERAL
AVIATION ADMINISTRATION DATED JULY 12,1990 AND A POINT ON A NON-TANGENT
CURVE, CONCAVE TO THE SOUTH, HAVING A RADIUS OF 4743.66 FEET, THROUGH
WHICH A RADIAL LINE PASSES BEARING N 20º 58' 38" W; THENCE EASTERLY, ALONG
THE ARC OF SAID CURVE, THROUGH A CENTRAL ANGLE OF 07º 45' 57", A DISTANCE
OF 642.96 FEET TO AN INTERSECTION WITH THE WESTERLY LINE OF A
NORTHWESTERLY PROTRUSION OF AFORESAID “PARCEL 6"; THENCE N 12º 30' 05' W,
ALONG SAID WESTERLY LINE, 80.87 FEET TO THE POINT OF CURVATURE OF A CURVE,
CONCAVE TO THE SOUTHWEST, HAVING A RADIUS OF 180.00 FEET; THENCE
NORTHWESTERLY, ALONG THE ARC OF SAID CURVE, THROUGH A CENTRAL ANGLE
OF 23º 31' 09", A DISTANCE OF 73.89 FEET TO A POINT OF TANGENCY; THENCE N 36º
01' 14" W, 62.57 FEET TO THE POINT OF BEGINNING.

SAID PARCEL C CONTAINING 1.51 ACRES (MORE OR LESS)
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11. RECOMMENDED APPROVAL

DEPUTY EXEC 
DIRECTOR 

Mark R. FisherMark R. FisherMark R. FisherMark R. Fisher    

COMMUNICATIONS 
AND MARKETING 

Victoria B. Victoria B. Victoria B. Victoria B. 
MorelandMorelandMorelandMoreland    

OTHER 

N/AN/AN/AN/A    

FINANCE 

Brian W. Brian W. Brian W. Brian W. 
McGonagleMcGonagleMcGonagleMcGonagle    

PORT ATTORNEY 

Gregory S. Gregory S. Gregory S. Gregory S. 
HagenHagenHagenHagen    

EXECUTIVE DIRECTOR 

Jeffrey A. MulderJeffrey A. MulderJeffrey A. MulderJeffrey A. Mulder    

12. SPECIAL MANAGEMENT COMMITTEE
RECOMMENDATION:

APPROVED 
APPROVED as AMENDED 
DENIED     
OTHER 

13. PORT AUTHORITY ACTION:

APPROVED 
APPROVED as AMENDED 
DENIED 
DEFERRED to 
OTHER 

BOARD OF PORT COMMISSIONERS 
OF THE 

LEE COUNTY PORT AUTHORITY 
1. REQUESTED MOTION/PURPOSE: Request Board accept

presentation/information regarding the RSW Terminal Expansion
Concessions Program.

2. FUNDING SOURCE:  N/A
3. TERM:  N/A
4. WHAT ACTION ACCOMPLISHES: Offers a recommended approach to

the RSW concessions program in conjunction with the RSW Terminal
Expansion Project

5. CATEGORY: 12. 
Administrative Agenda

6. ASMC MEETING DATE: 6/11/2019

7. BoPC MEETING DATE:  6/27/2019

8. AGENDA:

CEREMONIAL/PUBLIC PRESENTATION 

CONSENT 

X ADMINISTRATIVE 

9. REQUESTOR OF INFORMATION:
(ALL REQUESTS)
NAME  Mark Fisher

 DIV.     Development 

10. BACKGROUND:

The Southwest Florida International Airport (RSW) Terminal Expansion Project is at the 60% design stage.  As part of 
the project, existing concession areas (gift shops, restaurants, etc.) are impacted and new concessions opportunities are 
available. LCPA has contracted with Atkins/ICF to develop a Concessions Master Plan and a recommended approach to 
RSW concessions. The results of their recommendations will be presented. 
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