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1.3  BENCHMARKS 
To inform this Report, Ricondo benchmarked the Airport against a range of US airports to compare general aviation 
fees and rents. Ricondo, working in conjunction with Airport management, identified peer benchmark airports based 
on comparable demographic measures, including airline activity and enplaned passengers, as well as other airports 
serving destination markets. For this analysis, 25 airports were selected as benchmarks. The data on benchmarked 
airports were drawn from the FAA’s Form 5100-127, Operating and Financial Summary, which airport sponsors must 
file annually to report revenues, expenses, and other financial information. The most current data are from fiscal 
year 2019 (FY 2019).2 

1.4  FINANCIAL FRAMEWORK 
From an accounting perspective, the County operates the Airport as an independent, standalone enterprise fund 
separate and distinct from other County enterprises and general government funds. It has established the “Airport 
Fund” to account for Airport activity in which a fee is charged to users for goods and services. Annual Airport 
operating and maintenance expenses are funded through the Airport Fund solely by revenue generated from Airport 
concessions, rentals of terminal space, landing fees, lease and license agreements, and other charges. Airport capital 
improvements are funded in part with: (1) revenues from the Airport Fund; (2) federal, state, and other forms of 
grants-in-aid; (3) Customer Facility Charge Revenues; and (4) Passenger Facility Charge Revenues.  

 
2 Peer airport information obtained from FAA Form 5100-127, Operating and Financial Summary, reflects actual FY 2019 information but may 

have different fiscal year dates. 
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2. EXISTING FIXED-BASE OPERATOR LEASE AND 
USE AGREEMENT SUMMARY 

2.1  SUMMARY OF CURRENT FIXED-BASE OPERATOR LEASE AND USE 
AGREEMENT TERMS AND CONDITIONS 

In 1992, the County issued an RFP process for the lease and operation of certain land and FBO facilities at the Airport. 
As the result of this RFP process, the County selected ABO, and in October 1993 the parties entered into an FBO 
Agreement, as well as a Redevelopment Agreement. Through the Agreement, the County granted ABO the lease 
and use of a portion of the Airport’s general aviation facilities, while the Redevelopment Agreement established the 
terms and conditions for the construction of facilities by ABO to serve general aviation customers at the Airport.  

2.1.1  THE AGREEMENT 
The Agreement has a term of 30 years and expires on September 30, 2023. In October 2005, ABO assigned its 
interest in the Agreement to Trajen Flight Support, LP (Trajen). In June 2006, Atlantic acquired Trajen and assumed 
the rights and responsibilities of the Agreement; therefore, Atlantic is the current Lessee. 

Exhibit 2-1 depicts the Airport premises that comprise the current leased premises assigned to Atlantic and 
constructed by ABO through the Redevelopment Agreement. The facilities and improvements comprising the leased 
premises generally include: 

 a 6,000-square-foot general aviation terminal building 

 three aircraft hangars totaling 30,000 square feet of space 

 a fuel farm with the following storage tank capacities: 

— four 25,000-gallon aboveground Jet-A tanks (100,000-gallon capacity) 

— one 12,000-gallon aboveground AvGas tank 

— one 2,000-gallon aboveground gasoline tank 

— one 2,000-gallon aboveground diesel tank 

— one 1,000-gallon aboveground waste-oil tank 

 a general aviation terminal building loop access road 

 86 automobile parking spaces (three areas)  

In addition, the Agreement requires the Lessee to operate and manage the following facilities on behalf of the 
County: 

 32 tiedowns (100 percent of all rents and fees are retained by the Lessee) 

 48 bay patio shelters (Lessee retains 15 percent of rents and fees; balance is remitted to the County) 

— one double-sided unit with 36 bays 

— one single-sided unit with 12 bays 
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Exhibit 2-2 generally depicts the limits of the current leased premises assigned to the Lessee through the 
Agreement. The leased area encompasses approximately 972,572 square feet of space consisting of the following: 

 buildings – 38,800 square feet 

 apron pavement – 724,255 square feet  

 vehicle/other pavement – 130,400 square feet  

 32 aircraft tiedown positions  

 other areas – 79,117 square feet  

The leased area was originally configured into two distinct lots (Lot 1 and Lot 2). When Route 82 was relocated, Lot 
2, the area to the north of the air traffic control tower, was adjusted and the County granted the Lessee additional 
land at no extra cost or rent. The leasehold area was further adjusted by the parties in 2001, as more fully described 
in Section 2.1.2.  

The Agreement sets forth certain fees and payments that the Lessee is required to submit to the County for the use, 
occupancy, and privileges granted by the County, including:   

 minimum annual guarantee (MAG) fuel flowage fee of $120,000 per year 

 fuel flowage fee – excess over the MAG 

 rent 

 monthly patio shelter fees 

Throughout the term, these fees and rents have been periodically adjusted. Pursuant to the Agreement, the rent is 
increased annually by the Consumer Price Index-U or 4 percent, whichever is greater. In addition, the fuel flowage 
fee is set by Ordinances approved by the Pitkin County Board of County Commissioners (Board). The Board adjusts 
the fuel flowage fee at its discretion. For the County’s fiscal year ending December 31, 2019, the rent was $0.23 per 
square foot, the fuel flowage fee was $0.12 per gallon of fuel delivered to the fuel farm, and patio shelter fees 
averaged $425 per month per unit.  

The Agreement also requires that the Lessee provide office and support space for Specialized Fixed-Based Operators 
(S-FBO), as defined and required in the Airport Minimum Standards.1 Currently, the following S-FBOs are operating 
within the leased premises under separate agreements with the Lessee: 

 WestStar Aviation (aircraft maintenance) – subleases hangar/office from Lessee 

 Mayo Aviation (aircraft charter) – subleases hangar/office from Lessee 

 Bubba Air (aircraft charter) – subleases office from Lessee 

 Aspen Aero (flight instruction and aircraft Rental) – subleases office from Lessee 

In addition to providing commercial aeronautical services to the public, as described in the Agreement and the 
Airport Minimum Standards, the Lessee is required to maintain, repair, and equip all facilities at its own expense and 
pay for the cost of utilities. As such, the Agreement is structured to be a triple net lease, whereby the Lessee is 
obligated to pay all taxes, insurance, and maintenance for the facilities included in the leasehold area. The County 
provides snow removal on the aircraft parking apron.  

 
1  Pitkin County Code, Title 10, Division I, Section 10.04.010. 
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Resolution 2020-1, Resolution of City of 
Naples Airport Authority 
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