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Benefits for Airports

"> Produces new revenue sources
»> Improves airport land values
= Supports airport operations

> Creates residual airport assets
= Enhances property tax base

»> Promotes job creation
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The Approach
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[Identify] Position Implement

Step Task Translation

1. Identify Portfolio review What do you
have?

2. Position Market Assessment [Is it unique?
Who wants it?
When?

3. Implement | Development How do you

Strategy make the

project happen?
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What do you have?




SKYPLEX LONG-TERM NEEDS ANALYSIS - COMPARABLE CASE STUDIES

Southwest Florida

s it unique?

TRADE AREA, COUNTY, AND METRO AREA DEMOGRAPHIC TRENDS

Tampa Fort Lauderdale - Hollywood
International Airport International Airport International Airport — —
Airport Development s g
PO Dot bl 3845 PRl ld 1 B S0
HCoE Eeimrsamed FASe 1,001 K8 BN ]
Populaton 2013 Promscdied 8 50) 1,508 2 35 540
[defined as the airport's Matoge doye Growlh 2000- 2204 123% TS .
area bf influerce for Fropectsd Arviusl Growih 20042013 60% 2% 2
urrounding development,
typically includes 2-3
miles from airport’s MO0 Carmem-buwsnd .4 S ¥ AN 248
perimetar bounded by 2008 Estwnated 2859 A7 T2
g&:ﬁ:“g e Households 2013 Progcies A PEOTS I YT
& geographical features] MSees Awos Growe 200, )08 12M% 2% 1%
Froveciogd Arntund Growh JU0E 7043 X LY 2.1% bl 4
Airport Attributes
.iude 6,498 3,300 1,380 btz iz
creage ¥ % X . ot
Opened/Commercial 1083 1874 1053 $0.00 - 174.99% }f "l"
PAX Service Initiated $is000  fi e g
County, State Lee, FL Hillsbarough, FL Broward, FL $190.000 - 3149 958 DA%
5.t .
Regional Context 2000 Existing 2030 2009 Existing 2009 Existing 'ﬁ.m o =y % v Sk
County Population 615,124 957,100 1,196,892 1,744,922 "_',,;‘” S S— s o --:.':- s :.a- 05 5 -Sa%de
Mrutac: sabold incorme E
County Employment 280,669 398,164 799,199 1,033,072 2 e
Annual PAX 7.415,958 17,700,000 16,965,545 21,080,400 Household 2013
Gales 28 59 59 57 income (Y3 L LR 120
Adjacent Uses Inventory (SF) % of County FAR Inventory (SF) % of County FAR Inventory (SF) % of County  FAR L0000 - §1A e roil
I v I . ras
Office 826,329 4.4% | 0.14 26,220,490 36.2% 2,096,129 ' 3.2% :::_?:;0 l:(:‘:ﬂﬁ :' ‘:
| i : "
FEek ResilEn 1,974,165 arh | 024 6,818,615 10.6% 3178908 | 33% $150.000 o mars e
]
Industrial 2,353,633 6.6% i 022 18,108,830 17.3% 16,380,618 § 13.0% Aviige Vhauabold inooew 3 Shaed 3 oTany 3 85455
SUBTOTAL 5,154,127 i 51,147,935 § Mecia Housahold Hotrme 3 Ter B § dsan
Hotel Rooms 800 7.5% L 10,198 46.0% | Praned Anvurdl Gront @ Averige v 008N ) 10% 27% 25%
Profile of industrial (warehouse, flex), flex/office, office & bank bldgs, indug " Rt s 2% 4%
Adjacent Uses residential, retail & restaurant, vacant land flex, light manufacturing), =
& conservation area, airport related hotel & resort, institutional S b A I 3 40P ANT TR0 2™
. i _ ; ubarea Analysis e e
W, & sas i 2= Whmeh Bl 8 44 | Py - 294%
] WNalles Ke384 W wates Ave [ .F . 1807 4%5% B [ 1
r b 7y My . [
B T T | Egypt Lake-Leto - 0 e [ -%, 1 (T8
jown 'n’ 4 LES b Jr0%
580 1 |
Country 3 2008-2013 L% 22% 2%
5% BN aras
FLE .t Té TR T %
I ATER B iDGE § 00407
¥ 200047 3 ey 3IImaN
§ 38342 & e 56820
LR LY 1ATS T

Trade

Area

Ig% s

Demographics




Why it might not be...

Demographic trends analysis

Subject site
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Who wants it?

-~ Market size and conditions
- Prevailing scale of projects
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When? (...and at what price)

Planning
Horizon

DEVELOPMENT INTENSITIES AND VALUE RELATIONSHIPS — AIRPORT PROPERTIES

Development
Environment

Likely Land Use
Characteristics

Net incremental
demand

Property Value
Potential in 2006 dollars

2015

Intensified retail
shopping
centers

Big box and In-line retail,
restaurant and supporting
services; outparcels.

+200,000 to 250,000 SF
of retail/services over
2006 demand levels

$7.00 to $9.00 per square foot

QOutparcels: $12.00tc $15.00

2025

Towncenter

Retail, restaurant and services
complemented by office space
and for-rent multifamily
residential

+100,000 to 125,000 SF
of retail/services, 60,000
to 120,000 SF of office,
150-200 for-rent
multifamily apartments
over 2015 demand levels

$27.00 to $32.00 per square foot
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Identify [Position] Implement

~- Due diligence
- Planning analysis and regulatory
approvals

- Financial Feasibility

-----




Due Diligence
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=~ Property
survey and
mapping

= Infrastructure

=~ Site conditions

=~ Environmental
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Planning Analysis &
Regulatory Approvals
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Financial Feasibility
- Cost-benefit analysis
=~ Cash flow and ROI metrics

sample representation onlm Cale | Savs |
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Identify Position [Implement]

=~ Development Strategy
- Implementation Activities
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Development Strategy

* Do It Yourself
— More inherent risks
— More control
— Greater potential upside
— Prevailing market rate of return

* Public-Private Partnerships
— Shared risks and control
— Negotiated rate of return

— Leverage private investment to achieve
goals & objectives



Development Strategy (cont.)

* Financing Alternatives
— Ground lease
) — Special authority
— Joint Venture (JV)
— Airport-owned and third-party operated
— Airport-owned and operated

s R R R

RFP/Landlord Po serv l ndl rd Port rvesas Iandlord
pr{ase ta tiv c{t rﬁa

eto
| t rltf th i
o ma(ketk < D |:| D U oA
Limited Service Restaurant Rental Car Offices & Customer Counters Crew/Convenience Store

COMPANIES®




Implementation Activities

GOAA SOUTH

=~ Property positioning/
marketing

=~ Developer solicitation/
evaluation

=~ Policy development

Space Allocation Concept
s [ 3 -
i e e E
[ ] Limited Service Restaurant B Future Expansion/Available
B Rrental car Offices and B crew store/Convenience Store
Customer Counters
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What the Development
Community Needs/Wants

=~ Market support

- Defined process and timelines

»> Minimum lease term

- Greater certainty in future land value
= Comparable site and location

=~ Infrastructure to site or similar

-~ Deferred maintenance funding/incentives

- Preliminary due diligence




What Commercial Brokers
Need/Want

=~ Broker compensation policy

~-Defined process and timelines

- Registry of prospects (procuring cause)

=~ Exclusive and non-exclusive opportunities
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Greater Orlando Aviation Authority

OrlandoAirports:

Greater-Orlande Aviatioh Authority




Tampa International Airport

International

N lirport




Syracuse Hancock International
Airport
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Lee County Port Authority

LEE COUNTY PORT AUTHORITY




Daytona Beach International Airport

Daytona
Beach
International
Airport

A Service of ok Countly Govermment.




Canaveral Port Authority




The right approach
...for new revenues
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Additional Resources

il Ll ey
hectam

ety Fayees bs ok ovel, 3
e flfized bt mestly

i oty
5 e, el

beveraging n ieport's o

m AIRPORT WORLD/FEBRUARY-MARCH 2012

- Airport World (Feb-Mar 2011)
- Globa

Airport Cities (Oct 2011)

fobal uncertainty, regulatory

changes and fiscal contracton

e compeling airparts I fock o
ther Land assats for non-tradifinal
rEvEnLE SOUMES

While there's no debate as 1o why
airports must diversy ther
real estate portioios by adding market
supponed mmmeraal lnd development
and assadiztad revenuas, the question
remains: how cn airports implement
finandialky viabie commardal projects a5
part of their operating stralegies?

When public arports mvest in
commerdal development, there's 2 dear
mexus of public bensits, mchuding
regional aconamic development. buffars
o neghibowring commanities,
enhanced passanger experiance and
comvenience znd arpor reveniss
diversification, among ofers

However, given limited airparnt
discrationary burigets, the Stility io
salf-perfom commendal development
i all but non-existent. For thes reason,
airports are facad with making tough
choices among a range of financng
allematives, weth varyng degrees of rsk,
reward and mnirol

When a nev 28-gaie midfeld
passanger terminal complex opened al
Soultweest Florida Intemational Aiport in
Foxt Myers, sirport officls began
planning and pursung regulstory
appeovals for the redevelopment of
hundreds of 3ores surounding the
farmer passenger teminal site. Mow,
airport administrators = deciding which
finandng altematives ars the mast
appeoprate for molemening rew
commerdal development, as part of ther
overall revenue dversficIbon STaEqy.

In general fve financng altematives
are available 1o srports implementing

rtile ground

How can airports implement new
commercial land development projects?
Matthew Taylor explores the range

of finandng altematives.

new commercal developments: ground
lease, specl purpase authonty, jomt
veniure, sirport-owned and tird-pany
operaied, and arportawned and
opersted Each allermative has advantages
2nd disavantages related tn reverue
stabiily, capital and aradil ks,

quaiity and schedule contzol, and retum
on irestment.

A ground lexe rapresants the
traditional development modsl al airports
in that it is 2 simpée lease of property 1o
2 developer This allemative regquires nio
airport cagilal and generales 2 laxse
payment base rand typically based on
2 pancentage of appraised) propery value
pius, depending on e us 3 pecEniage
of sales from the new business enlerprise
o be developed on site

The ground lease alissmative provides
2 stable revanue siream without the rick
of arpost @pial 0 wm, the aipon has
limited opportunity 1 participate in amy
upside (proftabity) and less control of
the ustomes eqerience A ground
lease works well when development
opportimities are sie specii, of 2
defined scope and scale, and the arport
desires the ieast amount of sk

Daytona Beach International Aspost in
Flovida has successhaly deployed groumd
leases a5 a fmancng altemative 1o
implement new commeraial development
on site. Notable ground keases have
indudad the iconic Daytona

the bind thet & developed. The autharity
keeps the renis generzlad by e busmessas
developed on site and wses Rudh rens for
rErvesInent

Speaduiay and word-rencwned
Embry-Riddle Aeronautical University
main campts

A spedial purpose aulhonty can be
aaled m which the arport oversass the
actions of the authority. The authority,
which has greater cost of capital than the
airpart, controls the development of the
property and compensates the srport for

When compared 1o the groond iexse the
specid purpose authority alismaive provides
the apart wifi more contal o e
development wih imited or no arpart
captal a ek The arper 2 abo exract
more Lpskde but rELTs 1 the sirpor are
imited e 1 the ranse of the rebationship
Special pumpose asfiories are opimal when
the amount of property avalible and the

F 3% lssue 2, Vohume 5 DBAL AIRPORT CITIES

scabe of associated market 2 pporied
develaprment e aufident o adiisve
‘exmnormies of scake Fat uly ieverage the
new ashorty

A joirt venture 0V} invhves the
airpon pamnaring wath 3 developer 1o
develop property jandy and spilt profits
acxoming to.an upfront formdl agresment
The IV Ieverages the aporfs mstof
@pial whis brngng stung devalopmant
expentia from the prvai seao, gesing
e posshilty of mor aconomic e
the ampornt.

At the same time, the IV piaces more
stport capital at risk and creates the
challenge of abigning developer and
arport interests Eirough polentialy
difficuil legal structures. & 7V works
bast when thare are dearly defined,
quality. finandial and performance
epectations for 2 speciic project or
development programme thal can
capilalise an those benefits assodated
i 2 public-private initiate

The asport-owned and third-party
aperated altemative requsres the aiport

1o provide the capital for the
development while coniracting out the
operation of the commercial enterprise
10 2 third party. The airpart retains 31
revenuies associated with the
developanent’s cpesations. This
allemative leverages the aipart's cost of
capital and provides the airport with
more control over the findl design and
construction. Whilk there are more
variabie costs for the airport, the airpart
veceives all revenues but it must also
assume 2 capital risk.

GLORAL AIRPORT CITIES st 2. Volume 5 7 q
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Contact Info

Matt Taylor, AICP

National Director of Land Use and Market Strategies
Tel: (407) 422-1118
mtaylor@cscos.com
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