TECHNICAL RESPONSE
MEMORANDUM
Indian Bayou Property Rezoning
RS&H Project No. 201-0251-008
Date:

March 1, 2019

Subject:

Indian Bayou Land Use Amendment (19-03-PC) & Rezoning (19-02-LC)

Prepared For:

Okaloosa County Airports System/City of Destin Community and
Development Department

Prepared By:

Ken Ibold and Rosario Souto, RS&H

RS&H is an aviation architecture, engineering and planning consulting firm under contract
with Okaloosa County and acting on behalf of the Okaloosa County Airport System. This
memorandum has been drafted in response to a rezoning request for certain portions of
the Indian Bayou Golf Course from Recreational to Low Density Residential. Its goal is to
outline potential impacts to the interests of Okaloosa County Airports System and
operations at Destin Executive Airport. In addition, it illustrates the statutory framework
under which Okaloosa County and the City of Destin regulate properties near the airport
and the potential impacts to residents who choose to live adjacent a busy general aviation
airport.
According to the City of Destin Comprehensive Plan Future Land Use Element Policy 12.6.1, the City will coordinate land use issues that impact the Airport with the Federal
Aviation Administration (FAA) and Okaloosa County, as appropriate, in order to foster the
use of Destin Executive Airport (DTS or the Airport) in a manner that contributes to the
development of the City’s economic base and promote the safe operation of aircraft and
surrounding land use.
The proposed 75.08 acre subject property described in the 19-02-LC and 19-03-PC
applications is located east just east of the Runway 32 end at Destin Executive Airport.
The applicant proposes a large scale future land use amendment from Recreation to Low
Density Residential and a rezoning from Recreation to Low Density Residential— Village
(LDR-V) to allow for single family residential development. DTS is located within the
Airport land use category and is surrounded by residential and mixed uses.
Due to the unique location of DTS, it is important for future development and land use to
be compatible with the Airport’s unique environment. The proposed development is
located in part within several of the Airport’s critical surfaces including:
 City of Destin Zone C Noise Zone
 DTS Departure Surface
 DTS Transitional Surface
NOISE
Land uses adjacent to an airport are generally considered to be not compatible with
residential development. The effects of noise on communities adjacent to airports presents
a serious challenge and may generate a quality of life concern, as is the case with
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residential development in close proximity of Destin Executive Airport. In 2008, the
Okaloosa County Airports System conducted a Federal Aviation Regulation (FAR) Part
150 Study in order to define noise exposure within the community and develop a noise
compatibility program in cooperation with all stakeholders. A FAR Part 150 Study includes
applying standardized methodology for measuring airport noise, estimating cumulative
noise exposure, identifying compatible land uses to the exposure of airport generated
noise, and submitting documentation to the FAA. The FAR Part 150 Study was conducted
in response to concerns raised by the community surrounding DTS regarding noise
disturbances and pollution created by aircraft operations. The study identified several
measures to achieve noise compatibility, including voluntary land acquisition for parcels
within a contour defined by a noise exposure of 65 DNL (day/night average sound level),
which is an FAA determination of cumulative noise impacts.
In addition to the FAR Part 150 Study, noise zones were adopted in the City of Destin
Land Development Code to establish standards for land uses and for sound level
reduction requirements with respect to exterior noise resulting from the legal and normal
operations at Destin Executive Airport. There are three land use noise zones established
by the City, which are further described in the section below and in section 7.15.09 of the
City of Destin Land Development Code. The 2013 Official Noise Exposure Map (Figure
7.15.08A of the City of Destin Land Development Code) is attached as Exhibit A. Zone A,
Zone B, and Zone C are described below.






Zone A (75 DNL and above): A land use noise zone is hereby established and
designated as zone A, being that area commencing at the outermost boundary of
the airport and extending outward there from to a boundary indicated on the
noise zone map as "B" and as described in section 7.15.09. The outer boundary
of noise zone A approximates a noise level of 75 DNL (day/night average sound
line). Noise zone A applies to an area of 75 DNL entirely within the Destin
Executive Airport and surrounding Runway 14-32 at various depths as per the
2013 Official Noise Exposure Map.
Zone B (70 DNL to 75 DNL): A land use noise zone is hereby established and
designated as zone B, being that area commencing at a boundary indicated on
the noise zone A and extending outward there from to a boundary indicated on
the noise zone map as "C" and as described in section 7.15.09.The outer contour
of noise zone B approximates a noise level of 70 DNL. Noise zone B applies to
an area of 70 DNL surrounding the Destin Executive Airport, as per the 2013
Official Noise Exposure Map.
Zone C (65 DNL to 70 DNL): A land use noise zone is hereby established and
designated as zone C, being that area commencing at a boundary indicated on
the noise zone map as the outer boundary of noise zone B and extending
outward therefrom to the furthermost boundary indicated on the noise zone map
and as described in section 7.15.09. The outer contour of noise zone C
approximates a noise level of 65 DNL. Noise zone C applies to an area of 65
DNL surrounding the Destin Executive Airport, as per the 2013 Official Noise
Exposure Map.

According to the Land Development Code section 7.15.16, Table 1, residential
development in Zone C requires a sound level requirement of Sound Level Requirement
(SLR)-25. Noise Sensitive land uses such as residences or schools are considered
incompatible with noise levels of 65 DNL or greater in accordance with FAR Part 150
guidelines. A preliminary plat of the proposed development shows multiple homes being
developed along the Airport property line near Runway End 32. As proposed, several
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homes will be within Zone C noise zone as defined by the 2013 Official Noise Exposure
Map.
FAA IMAGINARY AIRPORT SURFACES
Under Title 14 of the Code of Federal Regulations, FAR Part 77, Safe and Efficient Use,
and Preservation of Navigable Airspace, the FAA has created 3-dimensional imaginary
surfaces within airport airspace to guide Airport’s in compatible land use development, as
well as the removal of objects that pose a hazard to airspace. To ensure appropriate
airspace protection and obstacle clearance, the FAA deems it a hazard for an obstacle to
penetrate any imaginary surface including the departure surface. Departure surfaces allow
pilots to follow standard departure procedures and typically have a trapezoidal shape that
begins at the departure end runway and extends along the extended runway center line.
All runway ends have a departure surface slope of 1 foot vertically for every 40 feet
horizontally (40:1). Part 77 approach surfaces at DTS are 34:1 and are longitudinally
centered on the extended runway centerline and extend outward and upward from each
end of the primary surface. Within the Airport Layout Plan (ALP) set developed for the
Destin Executive Airport ALP Update, an airport airspace sheet illustrates the carious
obstructions and objects within the Part 77 areas. The obstructions can be found in Exhibit
B (and Sheet 6 of the DTS ALP Update).
The applicant is proposing the development of single family homes directly abutting Airport
property just north of the Runway 32 End. A preliminary plat of the proposed development
revealed multiple homes being within the Airport’s departure surface. In addition, the
access road for the proposed development may possibly affect runway approach
minimums and departure procedures at DTS.
RECOMMENDATIONS
As proposed, the requested land use amendment and rezoning do not appear to provide
a transition of uses compatible with the existing Airport use as recommended by the City
of Destin Comprehensive Plan. In order to reduce the potential impacts from the airport’s
daily operations and minimize an incompatible land use, it is strongly recommended the
proposed development be subject to the following restrictions and acknowledgements:
 Conserve property abutting DTS including the DTS departure surface, Zone C
and 65 DNL Noise Zones within an avigation easement that describes the rights
and benefits for the unobstructed use and passage of all types of aircraft in and
through the airspace at any height or altitude above surface. The Airport may use
the airspace above the easement property for any and all activities that are
inherent in the operation of all types of aircraft, to include fixed wing and rotor
wing aircraft. Said operation of aircraft includes landing at, taking off from,
overflying at low altitude, or operating on or near the Airport. In addition, the
avigation easement would require the land owner to:
o Keep the airspace above the heights described and depicted on Exhibit B
clear and free from any and all fences, crops, trees, poles, buildings and
other obstructions of any kind or nature which now extend, or which may
at any time in the future extend, above those heights.
o Remove any ground level or all natural growths which extend on the
easement property above the heights described and depicted on the
attached drawing to the extent such action is reasonably necessary in
furtherance of the purpose of this easement. (i.e., growth of natural
objects that would constitute an obstruction to air navigation). Any
removal or trimming of trees or other natural growth on the easement
property shall be conducted by the owner.
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o



Remove obstructions from the easement property as identified in Exhibit
B, with the exception of Obstruction Number 2401.
o Not construct upon the easement property any structure that extends
above the heights described and depicted on the attached drawing.
o Not promote any activity on the easement property that is incompatible
with the purpose of this easement. (prohibits any activity on the land that
would interfere with, or be a hazard to, the flight of aircraft over the land
or to and from the airport, or that interferes with air navigation and
communication facilities serving the airport).
o Not cause any device that will create electrical interference with radio
communication between the installation upon the airport and aircraft, or
impair visibility in the vicinity of the airport, or otherwise to endanger the
landing, taking-off or maneuvering of aircraft to be located in the
easement property.
o Not use the easement property for any use that would be incompatible
with the operation of the airport including the following: landfills, open
dumps, waste disposal sites, storm water retention ponds, creation of
new wetlands, planting of crops that would attract or sustain hazardous
bird movements, or any use that would be incompatible with the operation
of the airport.
o Allow Okaloosa County Airports System access to the property within the
Airport’s critical zones as described in Exhibit B.
New development within noise zones should ensure that sound insulation be
consistent with best management practices for noise attenuation as may be
established by the FAA or the Standard Building Code in accordance to the City
of Destin Comprehensive Plan Future Land Use Element Objective 1-2.6. As
provided in the Destin Land Development Code Section 7.15.22, all purchasers
of residential property shall be informed of the adjacent airport operations and
the high potential for noise impacts.

In addition, any proposed development within the subject property that meets any of the
following conditions shall require review and approval by Airport and the Aviation Advisory
Committee on Tall Structures:
 Greater than 200 feet in height above ground level
 Greater in height than an imaginary trapezoidal shape, beginning at the end of a
runway of a public use airport, at an initial width of 50 feet, and extending
outward and upward at a slope of 34:1 or 40:1 for a distance of 20,000 feet, to a
width of 3,000 feet at its ending point
 Located within the runway approach area of DTS
DTS is essential to the community’s economic impact growth. In order for the Airport to
coexist within competing land uses, it is important to consider the future and long term
challenges that exist over the development of land uses not compatible with airports and
aircraft operations. The objective is to promote and protect the public health, safety, and
general welfare in the vicinity of the Destin Executive Airport within Okaloosa County and
the long-term viability of the Airport. As currently proposed, the Okaloosa County Airports
System finds applications 19-03-PC and 19-02-LC incompatible to the Airport’s environs
and recommends further planning and collaboration with the affected parties to achieve a
more compatible residential use of the subject property.
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EXHIBIT A
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EXHIBIT B
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