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REQUEST FOR PROPOSALS (RFP) 
GENERAL AVIATION/FIXED BASE OPERATOR (FBO) 

SERVICES AND FACILITIES  
ASPEN-PITKIN COUNTY AIRPORT 

NOTICE TO PROPOSERS 

Pitkin County (County) hereby requests proposals from all interested and qualified proposers 
desiring to establish and provide GENERAL AVIATION FIXED BASE OPERATION (FBO)

SERVICES AND FACILITIES AT THE ASPEN-PITKIN COUNTY AIRPORT (Airport).  

More information is available online at www.BidNetDirect.com/Colorado. 

Any and all questions, or requests for clarification, must be submitted by 4:00 PM MT on 
December 6, 2022. Questions and requests for clarification will only be accepted via email at 
procurement@pitkincounty.com.  

Proposal documents must be uploaded to the BidNet Direct website no later than 2:00 PM MT on 
January 17, 2023. 

Published in the Aspen Daily News: August 15, 2022 and August 22, 2022 

The County intends to award a FBO Lease and Use Agreement (Lease and Use Agreement or 
Agreement) to conduct FBO services and operations at the Airport to the most qualified Proposer 
in accordance with the criteria set forth in this Request for Proposals (RFP).  

The County reserves the right to reject any and all proposals and to waive any informality in the 
RFP process to the extent permitted by applicable law, and to accept any proposals, which in its 
sole discretion, is in the best interest of the County, if permitted by applicable law. Any omission, 
inaccuracy, or misstatement may be cause for rejection of a proposal.  

The County further reserves the right to modify or incorporate additional steps in the evaluation 
process in the interest of having a thorough and comprehensive body of information in order to 
make a recommendation. 

Revised to December 20, 2022 with issuance of Addendum #3

Revised to February 16, 2023 with issuance of Addendum #6

This Document includes all originally issued dates and information; RED text has been inserted to notate changes to 
dates as issued via addendum. Any Clarifications, Alterations, and/or Additional Information provided in 
supplement to the original solicitation documents are not identified or summarized throughout this document but are 
available to all interested parties via formally issued addenda. CDD 2023.02.14

Chris.Davis
Line

Chris.Davis
Line
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GENERAL INFORMATION TO PROPOSERS 
GENERAL AVIATION/FIXED BASE OPERATOR (FBO) 

SERVICES AND FACILITIES  
AT THE 

ASPEN-PITKIN COUNTY AIRPORT 

ISSUED: August 8, 2022
DUE: January 17, 2023 by 2:00 PM MT 

I. TITLE VI SOLICITATION NOTICE

Pitkin County (the County), in accordance with the provisions of Title VI of the Civil Rights Act 
of 1964(78 Stat. 252, 42 U.S.C. §§ 2000d to 2000d.4) and the applicable regulations, hereby 
notifies all Respondents that it will affirmatively ensure that any Agreement entered into pursuant 
to this Public Notice, disadvantaged business enterprises will be afforded full and fair opportunity 
to submit qualifications in response to this invitation and will not be discriminated against on the 
grounds of race, color, or national origin in consideration for an award. 

The requirements of 49 CFR Part 26 apply to the Agreement that the County may award as the 
result of this RFP. It is the policy of the County to practice nondiscrimination based on applicable 
statutes, Executive Orders, and such rules as are promulgated to ensure that no person shall, 
because of actual or perceived race, religion, color, sex, age, marital status, ancestry, national 
origin ( i.e., place of origin, immigration status, cultural or linguistic characteristics, or ethnicity), 
sexual orientation, gender identity, gender expression, physical or mental disability, or medical 
condition (each a “prohibited basis”), be excluded from participating in any activity conducted 
with or benefiting from Federal assistance. Nondiscrimination requirements shall apply to the 
Selected Respondent for the period during which the Selected Respondent, or its successor, 
operates at the Airport and the County remains obligated to the Federal Aviation Administration 
(FAA). This provision is in addition to that required by Title VI of the Civil Rights Act of 1964. 
The County encourages participation by all firms qualifying under this solicitation regardless of 
business size or ownership. 

II. INTRODUCTION

Pitkin County (hereinafter called the “County”) is soliciting proposals from experienced 
Proposers, with the intention of choosing the most qualified Proposal offering the “Best Value” to 
the Airport and greater Aspen/Pitkin County Region to develop, construct, operate, maintain, and 
manage and supply the services of a first-class, state of the art, FBO at the Aspen/Pitkin County 

*Revised to February 16, 2023 with issuance of Addendum #6
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Airport (the Airport or ASE) located at 0233 E. Airport Road, Suite A, Aspen, CO 81611. The 
County intends to award a FBO Lease and Use Agreement (Lease and Use Agreement or 
Agreement) to the most qualified Proposer offering the best proposal for operation and services to 
be provided to the public as well as plans for improvement of the Premises, as defined herein, in 
accordance with the criteria set forth in this RFP. 

Pitkin County includes the communities of Aspen, Snowmass, Woody Creek, Old Snowmass, 
Meredith, Thomasville, Redstone and portions of the town of Basalt. As public servants, we work 
in the public trust to ensure quality of life and experience in the County for present and future 
generations.  

Organizational Values: Pitkin County embraces the following values to promote public trust and 
confidence in County Government. 
Stewardship: We strive to leave our natural environment, community, public assets, and 
organization in better condition than we found them for current and future generations. 
Ethics: We hold ourselves to high standards of honesty and dependability in the conduct of county 
business. 
Excellence: We are committed to providing quality services that are accessible, accurate and 
innovative to meet our community’s needs. 
Collaboration: We work together as employees and with citizens and other government, non-
profit and private sector organizations helping each other succeed in promoting and achieving the 
public’s goals. 
Open Communication: We are committed to listening to our citizens and partners and to giving 
accurate and timely information. 
Positive Work Environment: We appreciate dedicated and knowledgeable employees and 
support their professional and personal growth. 

Additional information about the County may be found on the County’s website at: 
http://www.pitkincounty.com/DocumentCenter/View/4468  

III. AIRPORT BACKGROUND AND GENERAL AVIATION INFORMATION

A. THE AIRPORT
The Airport is a single runway, primary commercial service airport located approximately
three (3) miles northwest of the City of Aspen, Colorado, at an elevation of 7,837-feet. Air
traffic at the facility is served by an on-site FAA Air Traffic Control Tower facility.

ASE is Colorado’s third busiest commercial service airport, enplaning approximately
285,000 passengers annually. The Airport handles approximately 50,000 aircraft
operations, of which approximately 80-percent are classified as general aviation. The
Airport has a mix of year-round and seasonal commercial air service provided by United
Airlines, American Airlines, and Delta Airlines, which operate from the existing 44,000
square-foot terminal building. The Airport has one FBO, and extensive general aviation jet
activity, particularly during the winter and summer seasons.
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Based on the Airport’s current configuration, all aircraft operating to/from the Airport must 
not have a wingspan greater than 95-feet. The Airport utilizes primarily opposite direction 
operations (ODO) due to close in terrain and to facilitate aircraft away from downtown 
Aspen. An operational curfew is in effect at the Airport between the hours of 2300 and 
0700 local time. ASE does not offer U.S Customs, Immigrations, and United States 
Department of Agriculture services and all foreign originating aircraft must pre-clear prior 
to arrival at the airport. 

The County recently completed a robust Community Visioning Process which outlined 
specific recommendations for the future development and operation of the Airport. These 
recommendations, many of which will be applicable to the future FBO, were codified in 
Pitkin County Board of County Commissioners Resolution 105-2020 – ASE Vision 
Committee Common Ground Recommendations, included as Appendix A. Additional 
information as to the inclusion of these recommendations into the respondent’s submission 
and how they will be evaluated as part of the selection process is discussed in this RFP.  

B. FBO HISTORY

ASE is currently served by one (1) FBO, Atlantic Aviation FBO, Inc. (referred to hereafter
as “Atlantic”). 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 Aspen Base Operations (ABO), and in October 1993 the parties entered into an
FBO Agreement (current FBO Agreement), as well as a Redevelopment Agreement.
Through the current FBO 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.

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

“Exhibit A” depicts the areas of the Airport that are 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:

o four 25,000-gallon aboveground Jet-A tanks (100,000-gallon capacity) and a
single 20,000-gallon JetA fuel tank.

o one 12,000-gallon aboveground AvGas tank
o one 2,000-gallon aboveground gasoline tank
o one 2,000-gallon aboveground diesel tank
o one 1,000-gallon aboveground waste-oil tank
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 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 tie-downs (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)
o one double-sided unit with 36 bays
o one single-sided unit with 12 bays

 Rental car services and associated automobile parking/staging areas
 Other facilities as required by Pitkin County Title 10, Section 10.40.020

Exhibit A- Existing FBO Facilities 

“Exhibit B” depicts the limits of the current FBO Agreement leased premises. The leased 
premises 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 tie-down positions
 other areas – 79,117 square feet
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Exhibit B - FBO Lease Limits 

The FBO Facilities depicted on “Exhibit A” were originally configured into two distinct 
lots (Lot 1 and Lot 2). When State Highway 82 was relocated, Lot 2, the area to the north 
of the air traffic control tower, was adjusted and the County granted additional land at no 
extra cost or rent to ABO. The County and ABO further adjusted the leasehold area in 
2001, as more fully described in a Redevelopment Agreement. The current FBO 
Agreement sets forth certain fees and payments that Atlantic 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
 Fuel flowage fee – excess over the MAG
 Rent
 Monthly patio shelter fees

Throughout the term of the current FBO Agreement, these fees and rents have been 
periodically adjusted. 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.  

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

 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 
current FBO Agreement and the Airport Minimum Standards,  Atlantic is required to 
maintain, repair, and equip all facilities at its own expense and pay for the cost of utilities. 
The current FBO Agreement is structured to be a triple net lease, whereby Atlantic is 
obligated to pay all taxes, insurance, and maintenance for the facilities included in the 
leasehold area. The County currently provides snow removal on the aircraft parking apron. 

Concurrent with execution of the current FBO Agreement, the County and ABO entered 
into a Redevelopment Agreement, which established the scope of improvements ABO 
would finance and construct at the Airport. This scope included the demolition of then 
existing FBO facilities and construction of the following: 

 General aviation terminal building and aircraft parking apron
 Automobile parking areas
 Fuel farm
 Storage hangar and aircraft parking apron
 Repair and maintenance hangar/shop and aircraft parking apron
 T-hangar facility
 S-FBO facility
 Deice pad facility

Through subsequent amendments to the Redevelopment Agreement, both the County and 
ABO agreed to delete the requirement for ABO to construct the S-FBO facility, T-hangar 
facility, and deice pad facility. In September 2001, the County and ABO entered into an 
amendment to the Redevelopment Agreement acknowledging that ABO had completed, 
and the County had accepted, all facilities constructed by ABO under the Redevelopment 
Agreement. At the same time, the County and ABO entered into an amendment to the 
Agreement that adjusted the boundaries of the leased premises to allow the County to 
assume a portion of the north ramp area for construction of patio shade hangars. Upon 
expiration of the Agreement, all facilities and improvements constructed by ABO both 
prior to, and through the Redevelopment Agreement, are to revert to the ownership of the 
County. 

C. HISORICAL ACTIVITY

The following represents historical data pertaining to FBO services and activity at the
Airport:
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HISTORICAL GENERAL AVIATION AND AIRLINE IN-TO PLANE 
FUEL VOLUMES (FY 2015 – FY 2019)  2020 #’S NOT CONSIDERED 
DUE TO COVID.  

ACTUAL 
FY 2015 

ACTUAL 
FY 2016 

ACTUAL 
FY 2017 

ACTUAL 
FY 2018 

ACTUAL 
FY 2019 

CAGR 
2015-2019 

Jet-A Fuel Sales (gallons) 3,842,191 4,209,196 4,392,275 4,076,412 4,327,682 3.0% 

100 LL Fuel Sales (gallons) 28,028 32,966 40,825 24,389 31,757 3.2% 

Airline in-to plane (gallons) 2,157,087 2,601,432 3,106,374 3,963,861 3,902,011 16.0% 

NOTES:  
Fiscal years ending December 31. 
FY – Fiscal Year 
CAGR – Compound Annual Growth Rate 
SOURCE: Pitkin County, January 2021. 

HISTORICAL RENTS AND FEES (FY 2015 – FY 2019)  2020 #’S NOT 
CONSIDERED DUE TO COVID 

ACTUAL 
FY 2015 

ACTUAL 
FY 2016 

ACTUAL 
FY 2017 

ACTUAL 
FY 2018 

ACTUAL 
FY 2019 

CAGR 
2015-2019 

Fuel Flowage MAG $120,000 $120,000 $120,000 $120,000 $120,000 0.0% 

Fuel Flowage Excess $344,426 $389,059 $411,972 $372,096 $403,133 4.0% 

FBO Rent $190,199 $197,807 $205,719 $218,184 $211,829 2.7% 

GA South Ramp Space Rental $4,781 $2,954 $1,469 $5 $0 0.0% 

Monthly Patio Shelter Fees $183,442 $187,037 $196,273 $208,427 $196,518 1.7% 

Total FBO Rents and Fees $842,848 $896,857 $935,433 $918,712 $931,480 2.5% 

NOTES: 
Fiscal years ending December 31.  
FY – Fiscal Year 
CAGR – Compound Annual Growth Rate 
MAG – Minimum Annual Guarantee 
FBO – Fixed-Base Operator 
GA – General Aviation 
SOURCE: Pitkin County, January 2021.

CURRENT NUMBER & TYPE OF BASED AIRCRAFT 
AIRCRAFT TYPE NUMBER OF AIRCRAFT 

Jet 13 

Multi-Engine 10 

Single-Engine 66 

Helicopter 5 

Gliders 1 

Total 95 

SOURCE: Pitkin County, January 2021. 
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HISTORICAL AIRCRAFT OPERATIONS (CY 2015 – CY 2021) 

Source : FAA Air Traffic Activity System (ATADS) 

D. MINIMUM STANDARDS

The County has promulgated Minimum Standards for commercial and noncommercial
general aviation operations at the Airport. The Selected Respondent must satisfy the
requirements set forth in the Minimum Standards. All Respondents must identify the FBO
Services and Facilities proposed to be provided, which must not be less than those required
under the Minimum Standards. Appendix B contains Title 10 – Airport (Minimum
Standards) of the Pitkin County Code.

The County reserves the right to amend the Minimum Standards from time to time as it
deems appropriate.
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SCOPE OF SERVICES AND OBLIGATIONS 
GENERAL AVIATION/FIXED BASE OPERATOR (FBO) 

SERVICES AND FACILITIES  
AT THE 

ASPEN-PITKIN COUNTY AIRPORT 

I. ENVIRONMENTAL MATTERS

For purposes of this RFP, and without any due diligence undertaken by the County, it is 
assumed that the Premises to be offered by the County for the Selected Respondent’s FBO 
is free and clear of any and all environmental contamination. The Selected Respondent 
may, but is not required to, undertake any reasonable environmental due diligence, 
including a Phase I and/or Phase II environmental assessment prior to the execution of the 
Agreement. The Selected Respondent will be responsible for any environmental condition 
existing on the Premises, unless prior to the execution of the Agreement, the Selected 
Respondent completes the foregoing environmental assessment(s) which identifies a pre-
existing environmental condition. In such event, the Selected Respondent shall not be 
responsible for any pre-existing environmental conditions existing prior to the execution 
of the Agreement, provided, however, the Selected Respondent shall be responsible for any 
pre-existing conditions to the extent the Selected Respondent’s operations exacerbate, 
aggravate or otherwise adversely impact such pre-existing conditions. If the parties 
disagree as to the pre-existing condition of the Premises, the Selected Respondent bears 
the burden of proof regarding any pre-existing condition at the Premises. 

After execution of the Agreement, the Selected Respondent shall, at its sole cost and 
expense, be responsible for all environmental conditions at the Premises, irrespective of 
who/what causes the environmental condition. 

The FBO Services and Facilities are subject to all applicable Federal, State County and 
relevant Local environmental laws and regulations, including those implementing the 
National Environmental Policy Act (NEPA), as may be amended or superseded from time 
to time. 

II. PREMISES

“Exhibit B,” along with the description provided in the accompanying section of the RFP 
above and the West Side Development Area, as defined herein, constitute the Premises 
being offered for lease and use by the County through this RFP. 
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III. OBJECTIVE

The County’s objective is to enter into an Agreement with an established and responsible 
business entity to assume the existing FBO operations and subsequently develop, operate 
and maintain the FBO services and facilities at the Airport, including (1) providing services 
that will meet the needs of airline, corporate, general aviation, and military uses; (2) 
provide a high-quality of standard service and value to all users; and (3) develop and 
operate in a manner reflective of the Aspen Region.  

Each applicant that submits a Proposal in response to this RFP will hereinafter be referred 
to as a “Respondent.” For purposes of this RFP, “Proposal” means the proposal submitted 
by a Respondent in response to this RFP. To be eligible for the County’s review, each 
Respondent and Proposal submitted must satisfy the qualifications and submittal 
requirements set forth in this RFP.  All Respondents are encouraged to carefully read this 
entire RFP and its Forms/Appendices/Exhibits/Attachments before submitting a Proposal. 
The statements made by the Respondent in their proposal to address the requirements of 
the RFP may become part of the Agreement.  

The Selected Respondent shall be solely responsible for the design, construction, financing, 
operating, and maintaining all improvements necessary for the operation of its proposed 
FBO Services, including, without limitation, the New FBO Facilities. The Selected 
Respondent shall also be responsible for all financing, improvements, ongoing 
maintenance, and repairs of the existing FBO Facilities once acquired, and any demolition 
and/or removal of any buildings or infrastructure as needed.  

Respondents must provide in their respective proposals, a detailed proposed scope of how 
they will meet the County’s objectives for the continuity of operations during the 
construction of improvements for the West Side Development Area and East Side 
Redevelopment Area. Respondents must also provide a detailed scope of their anticipated 
development plans to meet the County’s objectives for this project as set forth in BOCC 
Resolution 105-2020 (Appendix A) of this RFP.  

IV. SCOPE OF SERVICES

A. PURPOSE

The purpose of this RFP, in accordance with the objectives of Aspen Pitkin County
Board of Commissioners (BoCC) Resolution 105-2020 and FAA regulations is to
select one (1) qualified Respondent to develop, construct, operate, maintain, and
manage first-class, state of the art, FBO facilities and services at the Airport. The
contents of this RFP are provided as background and general information for
Respondents and as a guide for the BoCC, and their designated Selection
Committee, to evaluate submitted Proposals.
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B. TERM OF AGREEMENT

It is anticipated that the County will award an Agreement that shall be in effect for
up to thirty (30) years and rents and charges will commence upon the signatory date
on the Agreement.

C. TRANSITION PLAN

The Selected Respondent will provide to County a Transition Plan and participate
in meetings facilitated by the County (“Transition Meetings”) to coordinate any
transition activities required prior to the Commencement Date of the Agreement.
The County will schedule Transition Meetings beginning no later than ninety (90)
days prior to the Agreement Commencement Date. The Selected Respondent shall,
in good faith, coordinate with the incumbent FBO Agreement and the County
during the transition period and shall not impede the operation of the Premises
during the transition.

If the Selected Respondent proposes to do any transition work that is approved by
the County prior to the  Agreement Commencement Date, the Selected Respondent
shall enter into a Letter Agreement with the County and provide any necessary
insurance.

D. FINANCIAL CONSIDERATIONS

In consideration of the rights and privileges to be granted to the Selected
Respondent by the County, the Selected Respondent shall pay to the County as
compensation therefor, during each year of the Agreement, certain  rentals and fees.
The Selected Respondent shall, during Term of the Agreement pay to the County
either the Minimum Annual Guarantee (“MAG”) as outlined in the Selected
Respondent’s Proposal Form or a Percentage of Gross Receipts Fee, whichever is
greater, from its FBO operation at the Airport on an Agreement Year basis. In
addition, the Selected Respondent shall also pay to the County Annual Ground Rent
and Utility Payments as applicable. Annual Ground Rent and Utility Fees will be
paid in addition to the MAG or percent of Gross Revenue as described in this
section. The fees described herein shall be paid to the County in lawful currency of
the United States of America.

Respondents must include a MAG of at least Two Million Two Hundred Twenty-
Five Thousand Dollars ($2,225,000.00) for the first Agreement Year of the
Agreement. Beginning with the second (2nd) Agreement Year and continuing
thereafter, the MAG shall be adjusted for each Agreement Year to equal ninety
percent (90%) of the total sum paid to the County (MAG or Percentage of Gross
Receipts) paid in the prior Agreement Year. Notwithstanding the foregoing, the
MAG will never be less than the first Agreement Year. Failure to meet this
requirements will result in rejection of the Proposal.
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The MAG (or Percentage of Gross Receipts) and Annual Ground Rent shall be 
adjusted by the County in accordance with Article 5 of the Sample Fixed Base 
Operator Agreement included in Appendix D of this RFP. 

E. MINIMUM QUALIFICATIONS

The following minimum financial and experience requirements have been
established as a basis for determining the eligibility of a Proposer:

 Continuous and active experience providing FBO type services during the last
ten (10) years;

 Demonstrated experience in the successful operation of a full service FBO;
 Evidence of insurance and insurability;
 Evidence of financial responsibility and viability; and
 Financial capability to construct the proposed West Side Development Area

and East Side Redevelopment Area improvements described herein and
initiate operations.

F. RESPONSIBILITY OF SELECTED RESPONDENT

Operation of Existing FBO Facilities
The Selected Respondent shall be expected to initially occupy and maintain the
Premises  shown on "Exhibit A” and “Exhibit B" and described in this RFP that
generally includes:

 General aviation terminal building
 Aircraft parking aprons
 Automobile parking areas
 Fuel farm
 Storage and repair/maintenance hangars
 Tie-down area
 Patio shelters
 S-FBO facilities

The Selected Respondent shall be required, at a minimum, to provide the following 
FBO Services and Facilities: 

 Delivery and dispensing of avgas, jet fuel and aircraft lubricants
 Line services and support
 Aircraft ramp services (including towing, parking guidance, tie-down, etc.)
 Aircraft charter service
 Aircraft maintenance
 Aircraft removal and assistance to disabled aircraft
 Aircraft hangar storage
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 Aircraft de-icing, including the storage and disposal of all captured de-icing
fluid

 Fuel storage facility
 Passenger and pilot facilities
 S-FBO service support
 Flight planning and information services
 Any other required services set forth in the Minimum Standards attached as

Appendix B

The Selected Respondent shall be required, at a minimum, to provide FBO Services 
and Facilities to the public from 0630 to 1130 every day of the calendar year.  

G. WEST SIDE DEVELOPMENT AND EAST SIDE REDEVELOPMENT AREAS

It is anticipated that during the Term of the Agreement to be awarded through this
RFP that portions of the airfield will be redeveloped to comply with full FAA
Aircraft Design Group (ADG) III standards. Per the ASE Vision Committee
Common Ground Recommendations, Taxiway B would be shifted 80-feet east to
provide the required FAA 400-feet separation between the runway and taxiway
centerlines. This realignment of the airfield will impact the Premises to be awarded
through this RFP. The generalized anticipated locations for the displacement of
general aviation areas are depicted on “Exhibit C.” The size and location shown
on “Exhibit C” is for illustrative purposes only and may be adjusted in both
location and size by the County.

In anticipation of changes to the airfield noted in the previous paragraph that will
impact the Premises, the County intends to construct on the west side of the Airport
an aircraft parking apron in conjunction with implementation of the ASE Vision
Committee Common Ground Recommendations. To minimize midfield crossing
issues that would be perpetuated by this redevelopment, on an airport serviced by
a single parallel taxiway, it is proposed that the apron area constructed on the west
side of the airport will be primarily used for based and overflow aircraft parking.

The Selected Respondent will be responsible for the planning, design, financing,
and construction of new FBO facilities on the West side of the airfield (West Side
Development Area), Phase I, as well as redevelopment of the East Side (East Side
Redevelopment Area), Phases II and III, as generally depicted on “Exhibit C.”
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Exhibit C - West Side Development and East Side Redevelopment Areas and Phasing 
(Location and scale for illustrative purposes only) 

The schedule for completion of required improvements by the Selected Respondent 
for the West Side Development Area (Phase I) shall be established by the County 
and the Selected Respondent within three (3) years of the Commencement Date of 
the Agreement.  

The Selected Respondent will also be responsible for the demolition of existing 
FBO facilities as well as the planning, design, financing, and construction of new 
FBO facilities on the East side of the airfield (East Side Redevelopment Area) as 
depicted in “Exhibit C” and noted as Phases 2 and 3, within ten (10) years of the 
Commencement Date of the Agreement.  

Failure on the part of the Selected Respondent to complete construction of the 
required facilities included in the West Side Development Area and the East Side 
Redevelopment Area within the timeframe specified by the County grants the 
County the option to cancel the Agreement and/or revert any structural 
improvements, back to the County ownership at no cost to County. 

The Selected Respondent shall be required to construct the required facilities for 
the West Side Development Area and the East Side Redevelopment Area within 
the Premises as designated in the County’s Agreement to be awarded as the result 
of this solicitation. The facilities to be designed, financed, and constructed at the 
West Side Development Area and the East Side Redevelopment Area include at a 
minimum, the following: 
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West Side Development Area 
• Local based aircraft parking facilities to include:

o 30 tie-down spaces
o 48 bay patio shelters

• Installation of a self-serve avgas fueling system

East Side Redevelopment Area 
• A building of exactly five thousand (5,000) square feet of commercial floor

area, including: i) Customer service counter; ii) Customer lounge/restrooms;
iii) Flight plan room; iv) Crew lounge/restrooms; and v) Administrative
offices.

• A Maintenance Hangar/Shop of exactly five thousand (5,000) square feet of
floor area

• An aircraft hangar containing a minimum of 14,4000 square feet with a
minimum clear-span height of twenty (20) feet

• GA Aircraft Ramp Areas/GA Parking Areas/GA Aircraft Circulation and
Staging Areas. An uncovered, paved area of two hundred eighty thousand
(280,000) (est.) square feet.

• Motor Vehicle Parking. A minimum of sixty (60) standard-size paved,
uncovered Parking spaces and adequate circulation areas.

• Aviation Fuel Farm consisting of:
o Three twenty thousand (20,000) gallon Jet A tanks;
o One ten thousand (10,000) gallon Avgas tank;
o Leak detection and spill control Equipment and Facilities.

• De-Icing Facilities consisting of:
o Reclaim pad and Equipment;
o De-ice fluid tanks;
o Equipment to apply heated fluid.

• Security fencing, lighting, and gates in compliance with 49 Code of Federal
Regulations, Part 1542.

• Other facilities as required by Pitkin County Title 10, Minimum Standards

In addition to the minimum facility requirements and required investment in 
improvements to the West Side Development Area and East Side Redevelopment 
Area, (collectively the New FBO Facilities), the Selected Respondent will be 
expected to operate the FBO in such a manner as to be an industry model for future 
of general aviation service providers, in both its design and operation. Therefore, 
as part of the opportunity to provide FBO services at the Airport, the following 
aspects must be incorporated by the Selected Respondent into the New FBO 
Facilities: 

• Unique and distinctive architectural elements to maintain, enhance, and reflect
the local character, culture, and heritage of the City of Aspen and Pitkin County
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• Design features to ensure Carbon Neutral/Net Zero attainment  including the
use of sustainable elements: solar, passive solar, geothermal, electrification of
ground equipment. This will include conformance with:

o LEED Zero Carbon
o LEED Zero Energy
o LEED Zero Water; and
o LEED Zero Waste

or other such sustainable design guidelines and practices acceptable to the 
County. 

• Achieve carbon offset of fuel based on each gallon of fuel sold (Not to be
considered as part of the Carbon Neutral/ Net Zero calculation)

• Offer rental vehicles for general aviation clientele of which 50% must be
electric with a plan to move to 100% electric within ten (10) years.

• Provide infrastructure to support electric ground vehicles (Reduce and/or
eliminate the use of fossil fueled powered ground service equipment)

• Dispose of used deicing fluid, including adequate facilities to capture and store
the fluid

• Design and operate the Premises to minimize operational (noise and emissions)
and visual impacts to off-airport and surrounding land uses

• Provide infrastructure to support minimal use of aircraft auxiliary power units
(APU) including the limiting of aircraft APU operation to no more than 15-
minutes prior to aircraft’s departure and 15-minutes following aircraft’s arrival.

• Offer the capacity and infrastructure anticipated to meet the needs of electric
aircraft and eVTOL aircraft.

• Provide a fuel Farm facility that will have suitable storage and include
provisions for Sustainable Aviation Fuel (SAF) including sustainable JetA, No-
Lead/Ultra Low Lead AvGas, and bio/sustainable fuels for ground equipment
and vehicles (unless 100% electric).

• Offer aircraft apron/ramp facilities configured to minimize “drop and go”
operations and implement and manage ICAO aircraft parking and spacing
standards

• Infrastructure to access, use, and partner with the proposed Airport MicroGrid.
• Other facility infrastructure and operational requirements to meet the Pitkin

County Resolution 105-2020, Pitkin County Title 10 (Airport Minimum
Standards), and FAA regulations.

H. DEVELOPMENT REQUIREMENTS

The Selected Respondent shall be required to comply with the Architectural and
Engineering standards or requirements promulgated by the County and/or the
Airport, as they may be modified or amended from time to time, except to the extent
they conflict with FAA requirements, in which case FAA requirements shall
control.
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The Selected Respondent shall submit to the County, in advance of any work 
performed, all plans, designs, specifications, shop drawings or suitable sketches for 
the County’s approval. The Selected Respondent will work collaboratively with the 
County to ensure that the design, functionality, and on-going operations are 
consistent with County’s Organizational Values, BOCC Resolution 105-2020, and 
applicable Federal Regulations. The Selected Respondent is responsible for all 
costs associated with the planning, design, and construction of the New FBO 
Facilities, including the demolition of any existing FBO Facilities.  

The Selected Respondent will work in partnership with the County on the 
construction of the New FBO Facilities. All plans and designs will require approval 
of the County for standards, aesthetics, character, operation and location.  

The Selected Respondent shall be responsible for completing, preparing and 
submitting all applications, plans, and other documentation from all applicable 
governmental authorities, including the County, and securing all permits and 
approvals necessary to construct and operate on the, including payment of any 
applicable permit and impact fees or other similar costs. 

The Selected Respondent may be required to prepare and submit environmental 
documentation in accordance with FAA and NEPA regulations. Satisfactory 
compliance and regulatory determinations (if applicable) will be required prior to 
construction. All costs associated with environmental evaluation and compliance 
will be the sole responsibility of the Selected Respondent.   

The Selected Respondent shall cause all improvements to be lien free, completed 
at the Selected Respondent’s cost in a workmanlike manner and in compliance with 
all Applicable Laws. 

The New FBO Facilities must be constructed and operated so as to achieve LEED 
Zero certification or other such sustainable design guidelines and practices 
acceptable to the County. LEED certification shall be achieved using the relevant 
LEED rating system as established by the U.S. Green Building Council and 
administered by Green Building Certification, Inc. The Selected Respondent may 
be required to submit periodic documentation certifying that the New FBO 
Facilities continue to operate in accordance with LEED Zero requirements.  Should 
the County approve use of other sustainable design guidelines and practices, the 
Selected Respondent may be required to submit periodic documentation to the 
County evidencing ongoing conformance with such other sustainable design 
guidelines and practices. 

Prior to any construction, the Selected Respondent shall deliver to the County, 
Performance and Payment bonds in an amount equal to One Hundred percent 
(100%) of the respective Contract price, the cost of which shall be paid for by the 
Selected Respondent unless otherwise stipulated by both parties and documented 
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in writing. Such bonding shall be drawn in a form and from such company as 
approved by the County, shall guarantee the faithful performance of necessary 
construction and completion of improvements in accordance with the approved 
plans and specifications, and shall indemnify, defend and hold harmless the County 
and the Selected Respondent, as their interests may appear, their officers, 
employees and agents against any losses and liability, damages, expenses, claims 
and judgments caused by or resulting from any failure of Selected Respondent’s 
contractor to perform completely the work described therein, and otherwise be in 
compliance with all applicable Federal, State, and/or Local requirements. All bonds 
signed by an agent must be accompanied by a certified copy of the authority to act. 
Said bond shall guarantee payment of all wages for labor and services engaged and 
of all bills for materials, supplies and equipment used in the performance of any 
such construction contract, and shall include all legal, architectural, engineering 
and other “soft costs” related to such construction. These bonding requirements 
shall apply equally to all Construction projects for the duration of the Agreement 
term, with any additions or alterations to be documented as Amendment(s) to the 
original Agreement.  
 
Physical bond documents must be mailed, with raised seal intact, to the below 
address: 
 
Pitkin County, Colorado  
Attn: Jeanette Jones 
530 E. Main Street, Suite 302 
Aspen, CO 81611 
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PROCUREMENT PROCESS AND REQUIREMENTS  

GENERAL AVIATION/FIXED BASE OPERATOR (FBO)  
SERVICES AND FACILITIES  

AT THE 
ASPEN-PITKIN COUNTY AIRPORT 

 
I. SELECTION PROCESS 

 
The County is required by the terms of the Pitkin County Procurement Code to conduct a 
competitive selection process to select a Proposer for the services to be provided as 
described herein. This process shall be through formal proposals submitted in response to 
this RFP.  
 

II. SUBMITTALS 
 
Respondents shall submit proposals for this solicitation as outlined in the RFP and Scope 
of Services, or an alternately developed plan as developed by Respondent in response to 
and in accordance with this RFP and Information to Proposers attached hereto, as follows:   
 
All proposers shall include the following Proposal Documents, as well as associated 
required documentation: 
 

Attachment A:  Qualifications Document and Respondent Information 
Attachment B:  Proposal Form 
Attachment C:  Affidavit  
Attachment D:  Proposal Bond  
Attachment E:  Corporate Inquiry Waiver 
Attachment F:  Financial Offer Form 

  
All proposers must provide a complete Financial Offer Form, Attachment F, to the Request 
for Proposal. The structure of the Financial Offer form is protected, and it shall not be 
modified in any way. Modified Financial Offer forms may be deemed non-conforming to 
the Solicitation. 

 
Proposals must include a Minimum Annual Guarantee (MAG) of at least Two Million Two 
Hundred Twenty-Five Thousand Dollars ($2,225,000) for the first Agreement Year of the 
Agreement. Beginning with the second (2nd) Agreement Year and continuing thereafter, 
the MAG shall be adjusted for each Agreement Year to equal ninety percent (90%) of the 
total sum paid to the County (MAG or Percentage of Gross Receipts) paid in the prior 
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Agreement Year. Notwithstanding the foregoing, the MAG will never be less than the first 
Agreement Year. Failure to meet these requirements will result in rejection of the Proposal. 

Any and all questions or comments shall be submitted via email to 
procurement@pitkincounty.com no later than 4:00 PM MT on December 6, 2022. All 
requests must have the email subject line, “RFP 001.23 – ASE FBO Services.” All 
questions, comments and answers provided shall be shared with all Proposers via 
addendum posted on BidNet Direct. Addendum(s) will include the requests for 
clarification and questions, as written by the Proposer.  

All Proposals must be uploaded to the BidNet Direct website. Proposals will not be 
accepted in any other form or manner. 

During the Request for Proposal selection process, all proposals shall remain confidential. 
The entire selection process (procurement) file shall be available to the public (which 
includes all Proposers) after an agreement is approved by the County, except those items 
for which confidentiality has been requested in writing by the Proposer, and providing 
that the County Attorney has reviewed and determined this to be the properly confidential 
under the State Open Records Act and other relevant statutes and regulations. 

III. PROPOSAL EVALUATION, SELECTION, AND CRITERIA

The County will evaluate and select what is determined to be the most qualified firm 
providing the “Best Value” to the Airport and the greater Aspen Region. Although the 
financial incentives to the County and capital investments in the New FBO Facilities are 
important items being considered in the evaluation and selection process, equally as 
important is how the Respondent proposes to meet and address the specific criteria in the 
following section. 

As mentioned previously, the County recently completed a robust Community Visioning 
Process which outlined specific Common Ground Recommendations (Pitkin County 
Resolution 105-2020) (Appendix A) for the future development and operation of the 
Airport. The County considers the development and operation of the New FBO Facilities 
as significant to achieving these goals, as general aviation is a significant portion of overall 
customer base and operational component at the Airport. These recommendations, many 
of which will be applicable to the future FBO, are detailed in in this Resolution. How the 
Respondent plans to accommodate and address the applicable Values, Goals, and 
Recommendations from this Visioning Process will be an important factor in scoring the 
best and most qualified Respondent. Respondents should refer to Pitkin County Resolution 
105-2020 (Appendix A) for detailed information.

In addition, and as mentioned previously, it is anticipated that during the course of the 
Agreement, portions of the airfield will be redeveloped to comply with full Aircraft Design 
Group (ADG) III standards. Per the Airport Community Visioning Process and 
forthcoming Airport Layout Plan (ALP) update, Taxiway B would be shifted 80-feet east 

Revised to 
December 20, 
2022 with 
issuance of 
Addendum #3
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to provide the required (FAA) 400-feet of separation between the runway and taxiway 
centerlines.(See “Exhibit C”).  
 
Each Respondent shall describe and/or demonstrate how each of the following items and 
objectives will be met with regard to development of facilities for the West Development 
Area and the East Redevelopment Area. Each Respondent should also describe which 
phase of development and operations in which the item will be addressed and 
accommodated. (If the Respondent feels that the item cannot be addressed or 
accommodated, the respondent should provide an explanation as to the fact). 
 

A. Explain how the Respondent would participate in, and enhance, the safety 
education of aircraft operators in the Aspen Airport environment.  

 
B. Explain how the design and operation of the New FBO Facilities will address the 

following environmental items:  
• Reduce noise from ground operations (By at least 30%, from an established 

2019 baseline, by 2030 including how this would be managed and maintained) 
• Reduce air pollution (GHG, VOCs, and Carbon emissions) from ground 

operations. Appendix C includes the 2019 and 2020 Airport Greenhouse Gas 
Inventory Report and which are being provided for reference purposes. The 
Aspen-Pitkin County Airport Advisory Board (Airport Advisory Board) is 
currently determining both a baseline and reduction efforts for 2030. The 
Selected Respondent will be expected to meet the 2030 reduction target upon 
determination of both the baseline and 2030 reduction targets by the Airport 
Advisory Board. 

• Implement a policy and infrastructure to limit the use of aircraft APUs to no 
more than 15-minutes prior to an aircraft’s departure and no more than 15-
minutes after an aircraft’s arrival 

• Participate in, and enhance, the Airport’s Fly Quiet Program 
(https://www.aspenairport.com/operation/administration/reports/) 

• Reduce the overall use of leaded aviation fuel 
• Incorporate and promote the use of biofuels and Sustainable Aviation Fuel 

(SAF) 
• Minimize the use of “Drop and Go” aircraft operations 
• Minimize Light Pollution impacts on surrounding land uses 
• Minimize and temper visual, emission, and noise impacts upon adjacent land 

uses and corridors 
• Implement water conservation measures 
• Eliminate single use items and adopt formal recycling measures 
• Reduce the use of de-ice chemicals and mechanical plows on the Airport 
• Achieve net carbon neutrality in both design and operation (Not including the 

application of Carbon Offsets) 



RFP 001.23  Rev. 2022.08.08 CDD 

 

22 

• How the Respondent would partner with the Airport’s forthcoming Micro-Grid 
operation for the New FBO Facilities 

• Reduce and/or eliminate the use of fossil fueled powered ground service 
equipment. 

 
C. Explain how the New FBO Facilities would be designed and operated to serve 

aircraft of the future. This would include both prospective ADG-III aircraft and the 
prospect of Electric Aircraft and/or eVTOL operations.  

 
D. Explain and provide conceptual descriptions of how the Respondent would address 

the following items for the New FBO Facilities:  
• Unique and distinctive architecture 
• Develop to maintain, enhance, and reflect the local character, culture and 

heritage of Aspen and Pitkin County 
• “Right Size” the New FBO Facilities 
• Carbon Neutral/Net Zero facilities 
• Enhance functionality and operational efficiencies of the New FBO Facilities 

versus the existing FBO facilities 
• Accommodate Locally Based Aircraft 
• For Agreement Years 1-5, or until such time as the County completes 

construction of a replacement airline terminal building, accommodate public 
Charter Airline/Aircraft services.    

• Minimize impacts from aircraft operations on the Premises to off Airport land 
uses  

• The location and size of proposed fuel facilities, including biofuel options 
• Rental vehicles for general aviation clientele. Should include a minimum 

infrastructure to support a fleet of 50-percent of electrical vehicles with a future 
migration to 100-percent electric vehicle rental fleet 

• Incorporate infrastructure for the support and use of electric ground service 
equipment (GSE). Include how the use of electric GSE will be incorporated into 
the FBO Facility’s operation and a timeline for doing so. 

• Minimize the use of de-ice chemicals and mechanical plows on the Premises 
• The use of sustainable elements: solar, passive solar, geothermal, etc. 
• Potential development of area on the west side of the airfield to store local GA 

and longer term itinerant aircraft 
• Minimize the impacts of growth, redevelopment, and operations 
• Utilize ICAO parking configurations to enhance spacing for safety 
• How the redevelopment would be phased and implemented to reduce 

operational impacts and ensure a continuity of operations. 
 

E. Explain the following:  
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• How the East Side Redevelopment Area would be configured as to 
accommodate the anticipated future taxiway shift and operation of ADG-III 
aircraft, including the northern extension of the existing leased premises. 

• How the Westside Development Area would operate (including FAA approval 
strategy) with either midfield crossing of the runway to access Taxiway A, or 
the development of a full or partial Westside taxiway. (The Selected 
Respondent will be required to obtain and comply with all FAA regulations for 
the development and operation of the Westside Development Area, including 
the ability to obtain permission to conduct midfield runway crossing activity). 
 

F. Explain and detail how the FBO would continue to operate during the transitions 
between Phases of construction for the New FBO Facilities. Include a generalized 
construction phasing plan to illustrate the continuity of operations during 
development and construction of the New FBO Facilities.  
 

G. Explain how the Selected Respondent would engage with the Community in the 
design and operation of the New FBO Facilities and maintain positive community 
relations throughout the entire Term of the Agreement. 
 

Proposals will be evaluated, in part, according to whether the Respondent meets the 
qualifications described in the RFP and submits a Proposal complying with all RFP 
requirements. The County reserves the right, in its sole discretion, to determine whether 
any deviation(s) from or exception(s) to RFP requirements make the Proposal non-
responsive or otherwise unacceptable such that the Proposal will be rejected without further 
consideration. 
 
Proposals submitted by responsible Respondents that the County determines, in its sole 
discretion, are responsive to this RFP will be reviewed by a selection committee consisting 
of representatives of the Pitkin County Administration, Pitkin County Procurement, the 
Airport staff, and representatives believed to have knowledge and/or experience related to 
the project.   
 
“Best Value” may include, but not necessarily limited to the economic benefit to the 
County, including but not necessarily limited to the amount of the revenue and total capital 
investment proposed by Respondents. 
 
Proposals will be evaluated, in part, as to whether, in the sole discretion of the County and 
the Selection Committee, the Respondent meets the minimum specifications and submits 
a Proposal complying with all of the requirements of the RFP. The County may also include 
any other criteria which it considers relevant to the evaluation of the Proposal. 
 

IV. SELECTION COMMITTEE  
   
Communications between Proposer and any member of the Selection Committee during the 
selection process, except when and in the manner expressly authorized by the RFP, is 
prohibited. Violation of this restriction is grounds for disqualification from the process.  
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Voting Members of the Selection 
Committee: 

Nonvoting Members of the 
Selection Committee:  

-Rich Englehart – Pitkin County Deputy 
County Manager 
-Dan Bartholomew, Aspen Pitkin County 
Airport Director  
-Gerald Fielding, Pitkin County Engineer  
-Brad Jacobson, Jacobsen Daniels 
-Clint Kinney, Town of Snowmass 
Village Manager 
-Evan Marks, Pitkin County Financial 
Advisory Board 
-Liz Woods, Pitkin County Deputy 
Finance Director 
-Aspen Pitkin County Airport Deputy 
Director 

 

-County Attorney 
-County Procurement 

The Selection Committee will evaluate Proposals based on the following criteria and 
weighting: 
 
Submittal Evaluation Matrix 
Evaluation Factor Score 

(1-5) 
Weight 
(Percentage) 

Weighted 
Score 

Comments 

EXAMPLE 3 .20 0.6  

Approach to FBO 
Services at ASE 

 .25   

Financial Proposal to 
County 

 .20   

BOCC Resolution 
105-2020 
Environmental Goals  

 .20   

Ability to finance and 
construct the New 
FBO Facilities 

 .15   

West Side 
Development & East 
Side Redevelopment 
Plans 

 .10 
 

  

Past Performance / 
Industry Experience 

 .10   

Reference Response     
FINAL SCORE  ___1.00 ____/5.00 
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If in the opinion of the Selection Committee the scores of two or more Respondents are 
close to a degree that selection is difficult, a short list of Respondents will be interviewed 
and the selection of the top-ranked Respondent will be based upon respective responses 
resulting in a cumulative score. Shortlist interviews may be evaluated based on 
supplementary or amended questions and criteria, if any.  
 

V. CONFIDENTIALITY 
 
Respondents acknowledge and agree, by submission of any Proposal to this RFP, that the 
County, a public entity, is subject to Federal, State and Local public disclosure and open 
records laws and, as such, may be legally obligated to disclose to the public documents, 
including Proposals, to the extent required thereunder. Respondents agree that the County 
may make such disclosure or reproduce such information as is deemed necessary by the 
County, in its sole discretion, to comply with all Applicable Laws. The Respondent 
expressly waives any cause of action, whether in law or in equity, that it may have against 
the County respecting such disclosure. 
 
Proposals that include confidential information of the Respondent, such as commercial or 
financial information, that a Respondent does not want disclosed outside the County, must 
be marked with a legend that states: 
 
“This response includes data that shall not be disclosed outside the County without 
the permission of [insert firm’s name] and shall not be duplicated, used or disclosed 
– in whole or in part – for any purpose other than to evaluate this response. This 
restriction is does not limit the County’s right to use information contained in this 
data if it can be obtained from another source, without restriction, and is subject to 
the County’s obligation to release public documents. The data subject to this 
restriction are contained in pages [insert numbers or other identification of pages]” 
 
Respondents shall mark only those pages containing restricted data with the following: 
“Use or disclosure of data contained on this page is subject to the restriction on the 
title page of this Proposal.”  A blanket restriction applicable to the entire Proposal is not 
acceptable. Moreover, the inclusion of this provision regarding the restriction on disclosure 
and use of data should not be construed to protect against the County’s disclosure of generic 
concepts or information that has already been made public. In addition, the County may, 
after discussion with a Respondent, determine that some or all of the information 
encompassed by the restriction is not appropriately included within the restriction and that 
such information may be released outside the County. 
 
Respondents shall treat all information obtained from the County, which is not generally 
available to the public, as confidential and/or proprietary to the County. Respondents shall 
exercise all reasonable precautions to prevent any information derived from such sources 
from being disclosed to any other person. Each Respondent agrees to indemnify and hold 
harmless the County, its officials and employees, from and against any and all liability, 
demands, claims, suits, losses, damages, causes of action, fines and judgments (including 
attorney’s fees) resulting from any use or disclosure of such confidential and/or proprietary 
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information by the Respondent or any person acquiring such information, directly or 
indirectly, from the Respondent. 

By submitting a Proposal in response to this RFP, the Respondent expressly acknowledges 
and agrees to all the provisions contained in this RFP, including but not limited to the rights 
reserved by the County. 

VI. TIME SCHEDULE
The County will endeavor to maintain the following schedule:

Firm: 
August 9, 2022 RFP publicly advertised, posted on website 

(www.bidnetdirect.com/colorado)  

October 18, 2022 An optional pre-proposal meeting will be held virtually from 
1:00 – 3:00 PM MT. Please submit your RSVP with planned 
attendee list, including name(s) and email address(es), to 
Procurement@PitkinCounty.com by no later than 24 hours 
prior to the scheduled event in order to receive video 
conferencing credentials.  

November 30, 2022  An optional pre-proposal meeting will be held virtually from 
1:00 – 3:00 PM MT. Please submit your RSVP with planned 
attendee list, including name(s) and email address(es), to 
Procurement@PitkinCounty.com by no later than 24 hours 
prior to the scheduled event in order to receive video 
conferencing credentials. 

December 6, 2022 Proposer’s request for clarification and questions due via 
email to procurement@pitkincounty.com by 4:00 PM MT. 
Questions and/or requests for clarification will not be 
accepted or responded to beyond this deadline.  

December 14, 2022 County’s final response to request for clarification and 
questions posted on BidNet Direct via addendum. Given the 
duration of this solicitation, we expect to issue multiple 
addenda prior to this date. 

January 17, 2023 PROPOSALS MUST BE UPLOADED TO BIDNET 
DIRECT BY 2:00 PM MT with applicable, physical bond 
documents mailed to the provided address.  

Tentative: 
Multiple Meeting of Selection Committee; checking of references; 

requests for additional information, if necessary; scheduling 
of interviews, if necessary 

Revised to December 20, 
2022 with issuance of 
Addendum #3

Revised to January 5, 2023 
with issuance of Addendum 
#3

Revised to February 16, 
2023 with issuance of 
Addendum #6
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March 6, 2023  Notice to Proposers 

October 1, 2023 Anticipated Agreement Start Date 

VII. FIXED BASE OPERATOR LEASE AGREEMENT

A sample of a potential version of the Pitkin County Fixed Base Operator Lease 
Agreement (Agreement) is included as Appendix D to this RFP. The final Lease 
Agreement will be similar to the sample but final terms will be the product of 
negotiations between the County and the successful bidder.  Submittal of any 
Agreement modifications will be used by the County for information only and will only 
be reviewed when bidder selection has been completed.

Revised to April 7, 2023, tentatively, with issuance of Addendum #6
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INSTRUCTIONS TO PROPOSERS 
FOR PITKIN COUNTY  AGREEMENTS 

 
1. a. A "Proposal" is a responsive, conforming, unconditional, complete, legible and 

properly executed offer on the Pitkin County Proposal Form to do the work called for 
in the Request for Proposals (“RFP”).  

 
 b. Proposals must be submitted electronically in PDF format and submitted at the time 

and place designated in the RFP. Electronic submissions must be clearly marked as a 
"sealed proposal" with the Service name and the name, contact person, mailing 
address and telephone number of the Proposer. The County reserves the right to 
request verification of any original or electronic signature at any time before issuing 
a Notice of Award. 

 
 c. It shall be the responsibility of the Proposer to ensure that the Proposal is in proper 

form and in the County's possession by or before the scheduled time and date of public 
Proposal opening. Proposals will not be accepted after the scheduled time and date of 
opening. Any Proposals received late will be returned to the Proposer unopened, if 
possible. In the event that it is impossible to determine who the late Proposer is unless 
the envelope is opened, the envelope will be opened, the address determined, and the 
envelope and Proposal returned immediately to the Proposer. 

 
 d. If specified in the RFP, parties who request packages of proposal documents will be 

required to pay a fee for the document package. All parties who request packages must 
provide the name of the potential Proposer, along with the name of a contact person, 
address, telephone number, and email address for the purpose of dissemination of 
Addenda or additional proposal information. 

 
 e. If a mistake is made or discovered at or after the public opening, the County reserves 

the right to determine which party made the mistake and whether the mistake is 
material and, after these determinations, the County, in its sole discretion, shall make 
the decision whether to accept or reject the Proposal. No advantage shall be taken by 
either party of manifest clerical errors or omissions in the Proposal documents or the 
RFP (and plans and specifications). All Proposers are required to notify the County 
immediately of any errors of omissions that may be encountered. (See 2.a. and 2.c., 
below). 

 
 f. The signer of the Proposal must initial any alteration or erasure. If provided on the 

required Proposal Form, the proposal price of each item must be stated in numerals 
and words; in case of a conflict, the words will control. In case of conflict between the 
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indicated sum of any addition of figures and the correct sum, the correct sum will 
control. 

 
 g. No reimbursement will be made by the County for any costs incurred in the 

preparation of a statement of qualifications, Proposals, or attendance at a site 
inspection, pre-bid conference or interviews. 

 
 h. No person, firm, corporation or other entity shall be allowed to make, file or be 

interested in more than one Proposal for the same work, unless alternate proposals are 
called for. A person, firm, corporation or other entity who has submitted a subproposal 
to Proposer, or who has quoted prices on materials to a Proposer, is not hereby 
disqualified from submitting a subproposal or quoting prices to other Proposers. 

 
2. a. If any person contemplating submitting a Proposal is in doubt as to the true meaning 

of any part of the Drawings, Specifications or other Proposal or  Agreement 
Documents, or finds discrepancies, errors, ambiguities, inconsistencies, 
incompleteness or omissions in the Drawings or Specifications or the proposal 
process, he/she must submit to the Procurement Officer a written request for an 
amplification, clarification, explanation, interpretation or correction thereof. Failure 
to do so shall constitute: (1) acceptance by the Proposer of the Drawings, 
Specifications or other Proposal or  Agreement Documents as is, and (2) a waiver by 
the Proposer of any and all claims arising, or that might arise, out of such discre-
pancies, errors, ambiguities, inconsistencies, incompleteness or omissions.  

 
 b. Proposers may propose substitute materials or techniques if such substitution is equal 

to or better than the materials or techniques described in the RFP and if the substitution 
has been submitted in writing at least ten (10) days prior to the public Proposal 
opening. The burden of proof of equality or superior quality is on the Proposer. If 
accepted as equal by the County in its discretion, the substitute will be designated as 
an alternative on a formal addendum distributed to all Proposers at least three (3) days 
prior to the deadline for Proposal submission. 

 
 c. Any amplification, clarification, explanation, interpretation or correction of the 

documents will be made only by written Addendum duly issued and a copy of the 
Addendum will be mailed or delivered to each person receiving a set of the Proposal 
Documents. Delivery, as used in these Instructions, shall include electronic delivery 
through e-mail, facsimile, web-posting or other electronic means. Neither the County 
nor the Procurement Officer will be responsible for any information, representations, 
explanations or interpretations of the  Agreement Documents not in written addenda. 

 
 d. The County reserves the right to call a pre-proposal conference; if called and 

conducted, a summary of the pre-proposal conference will be mailed or electronically 
delivered to all parties receiving a set of Proposal documents. 

 
 e. On request, the County will provide each Proposer access to the site to conduct, at 

Proposer’s sole cost, such inspections, tests and investigations as each Proposer deems 
necessary for submission of a Proposal. No information provided by County 
representatives at such a site inspection shall be deemed a waiver of the requirements 
of 2.a. and 2.c., above. 
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 f. Any Addenda issued during the time of the Proposal process, or forming a part of the 
Proposal Documents, shall be covered in the Proposal, and shall be considered a part 
of the RFP. Receipt of each Addendum shall be acknowledged in the Proposal. 

  
 g. If specified in the RFP, a request for qualifications may precede the RFP process. 
 
3. a. Each proposal shall be accompanied by a Bid Guarantee in the amount of $10,000.00 

and in the form of a bid bond signed by a bonding company authorized to conduct 
business in the State of Colorado, certified check, treasurer’s check, or a cashier’s 
check payable to Pitkin County, Colorado. Failure to include the specified bid 
guarantee shall render the proposal non-responsive. The check or bid bond, as the case 
may be, must be mailed to the address listed below with a copy of such electronically 
attached with the Proposal Form and will be held by the County, without interest, as 
the bid guarantee. The bid guarantee of the successful Proposer will be held by the 
County, without interest, pending the complete execution of an Agreement between the 
County and the Selected Proposer covering the Selected Proposer’s right to conduct 
the services associated with this RFP on County premises. Complete execution 
includes providing fully executed payment in the required amounts and forms. If the 
Selected Proposer should fail to execute the Lease Agreement and deliver same to the 
County within Fifteen (15) days after the receipt of notification by the County of the 
Agreement award and following the successful negotiation of terms, the $10,000.00 
bid guarantee will be forfeited to the County as liquidated damages. 

 
Upon execution of the Agreement, the Selected Proposer will be required to post and 
maintain with the County a security deposit in an amount equal to Six (6) month’s rent. 
The security deposit may be in the form of a letter of credit or a cash bond or as 
acceptable to County. The successful proposer shall furnish the County with: 

i. the required security deposit or letter of credit 
ii. the required insurance certificates; and 
iii. a fully executed Lease and Operating Agreement with Pitkin County 

 
Physical bond documents must be mailed, with raised seal intact, to the below address. 
Each Proposer shall submit electronic copies of secured bonds as part of its proposal 
submittal to the County to evidence compliance.  
 
Pitkin County, Colorado  
Attn: Jeanette Jones 
530 E. Main Street, Suite 302 
Aspen, CO 81611 

 
  
 b. Proposer also, if required by the Proposal Documents, will fully complete and submit 

with the Proposal a Pitkin County Qualification Statement, or an updated Statement 
if one is already on file. Pitkin County reserves the right to pre-qualify Proposers based 
on said qualification statements. 

 
 c. Proposer also must submit with the Proposal a list of subcontractors, independent 

contractors and suppliers to be employed under the  Agreement. If the County has a 
reasonable objection to any such subcontractor, independent contractor or supplier, it 
shall notify the Proposer and the Proposer may then: (a) withdraw the Proposal; or (b) 
substitute an acceptable contractor or supplier. If required by the  Agreement 
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Documents, subcontractors, independent contractors and/or suppliers may be required 
to submit a Contractor's Qualification Statement. 

 
 d. Proposals by corporations must be executed in the corporate name by the president or 

a vice-president (or other corporate officer accompanied by evidence of authority to 
sign) and the corporate seal must be affixed and attested by the secretary or an assistant 
secretary. The corporate address and state of incorporation shall be shown below the 
signature. 

 
 e. Proposals by partnerships or limited liability companies (“LLC”) must be executed in 

the partnership or LLC name and signed by a partner, authorized LLC officer, whose 
title must appear under the signature and the official address of the partnership or LLC 
must be shown below the signature. The state in which the entity was formed and whose 
law governs the entity shall be shown below the signature. 

 
 f. All names must be typed or printed below the signature. 
 
4. a. Proposer acknowledges that this proposal is solicited and submitted subject to the 

requirements of the "Pitkin County Procurement Code," (Ordinance #026-2005), as 
amended by Ordinance #03-2007 (copies available on the Pitkin County website at 
http://pitkincounty.com/DocumentCenter/Home/View/5314 or upon request for a 
nominal charge). As such, the Proposer agrees to comply with all applicable 
requirements of said Procurement Code relating to proposing,  Agreement drafting,  
Agreement administration and ethics. The requirements of the Procurement Code are 
incorporated herein by this reference. 

 
 b. The Proposer shall immediately notify the County Manager in writing of any violation 

of said Code by the County's employees or agents, which violation is known or should 
have been known by Proposer, and failure to so notify the County of violations within 
five (5) days of knowledge of such violations shall disqualify the Proposer from award 
of the  Agreement being proposed and shall be deemed as a waiver of any action or 
defense that the Proposer may have against the County by reason of such violation of 
the Procurement Code. 

 
 c. The submission of a Proposal shall be conclusive evidence and legal admission that 

the Proposer: (1) has no questions, complaints or objections in connection with the 
Proposal process and/or documents, subject to any requests made by Proposer for 
amplification, clarification, explanation, interpretation or correction pursuant to 
Paragraph 2.a. and 2.c., above; (2) has no questions, complaints or objections as to the 
completeness, sufficiency, scope or detail of the Proposal Documents; and (3) has full 
knowledge of the scope, nature, quality and quantity of work to be performed, the 
detailed requirements of the Proposal Documents including any and all  Agreement 
documents, the plans and specifications, the site and conditions under which the work 
is to be performed, the Pitkin County Procurement Code and applicable Colorado law. 

 
5. a. All Proposals will be opened and read in public by name of Proposer only. No 

Proposals may be withdrawn after the beginning of the public opening. The County, 
in its sole discretion, may delay a Proposal opening for no longer than two (2) business 
days if weather or other circumstances beyond control of Proposers results in delay in 
receipt of Proposals. Proposals may be withdrawn at any time prior to the beginning 
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of the public opening or modified by a document executed and delivered in a form 
substantially similar to the Proposal Form prior to opening. 

 
 b. All Proposals submitted must be valid for a minimum period of one-hundred eighty 

(180) days after the date of the Proposal opening. During this time, Proposers are 
investigated, and Proposals are evaluated.  

 
6. a. Proposals will be awarded to the highest scoring Proposer complying with the terms, 

conditions, guidelines, selection criteria, plans and specifications presented in the 
RFP. All rights are reserved by the County to determine, in the County's sole 
reasonable discretion, whether the Proposal meets the needs or a purpose intended and 
is within the budget. 

 
 b. Although price may be a major consideration in the selection of a Proposal, the County 

does not award on price alone. The County may also consider the quality of product 
as judged by the County; past experience with Proposers, subcontractors, independent 
contractors, products or suppliers; qualifications of the Proposers and/or 
subcontractors, independent contractors or suppliers; services offered; warranties; 
maintenance considerations; long-range costs; delivery; and similar considerations, 
all as specified in detail in the RFP. 

 
 c. The County reserves the absolute right to conduct such investigations as it deems 

necessary to assist in the evaluation of any Proposal and to establish the experience, 
responsibility, reliability, references, reputation, business ethics, history, 
qualifications and financial ability of the Proposers and proposed subcontractors, 
independent contractors and suppliers. The purpose of such investigation is to satisfy 
the County that the Proposer has the experience, resources and commercial reputation 
necessary to perform the work and support any warranties in accordance with the  
Agreement Documents in the prescribed manner and time. 

 
 d. The County, at its sole discretion, may require the apparent Selected Respondent to 

demonstrate, at a place and time designated by the County, that the Proposal meets 
the performance criteria specified, or to otherwise provide documented proof from 
independent reliable sources acceptable to the County that said performance criteria 
will be met prior to final acceptance of the Proposal. The burden of proof of such a 
demonstration is on the Proposer. In the event that the apparent Selected Respondent 
fails to demonstrate or provide acceptable proof of meeting required performance 
criteria, that proposal will be rejected and the next eligible Proposer in the selection 
ranking will be invited to participate in the same process until a proposal meeting 
performance criteria is found within the ranking of eligible Proposers. The County 
reserves the rights to reject any or all Proposals or to otherwise accept the Proposal 
which in the County's sole discretion is in the best interest of the County. 

 
 e. Pitkin County reserves the right, if it deems such action to be in the best interests of 

the County, to reject any and all Proposals or to waive any irregularities or 
informalities therein. Any incomplete, conclusory, false or misleading information 
provided by Proposer shall be grounds for rejection of the proposal. If proposals are 
rejected, the County further reserves the right to investigate and accept the next best 
proposal in order of ranking or to reject all proposals and re-solicit for additional pro-
posals. 
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 f. Any questions or disputes involving the documents or procedures not covered by these 
Instructions or other Proposal Documents shall be resolved by the Procurement 
Officer on the basis of fairness, custom in the industry, maximization of competition 
and best interests and convenience of the County. 

 
7. Issuance of Notice of Award, execution of  Agreement Documents and issuance of a Notice 

to Proceed shall be as specified in the  Agreement Documents. 
 
8.  Agreements will be executed on standard Pitkin County  Agreement documents and/or by 

separate agreement with the Proposer. Copies of any applicable standard forms are included 
with the Proposal Documents. The County reserves the right to negotiate with the Proposer 
for  Agreement terms not specified in the Proposing Documents. Any changes from the 
Pitkin County standard form  Agreement may result in a delay in the issuance of a Notice to 
Proceed in order to obtain any necessary County Attorney review of changes from the 
standard form. Proposer agrees that any such delays shall not be grounds for either additional 
compensation or an extension of time to complete the work that is the subject of the Proposal. 

 
9. If the  Agreement awarded as a result of a Proposal extends beyond the calendar year, nothing 

herein shall be construed as an obligation by the County beyond any amounts that may be, 
from time to time, appropriated by the County on an annual basis. It is understood that 
payment under any  Agreement is conditional upon annual or supplemental statutory 
appropriation of funds by said governing body and that before providing services, the 
Proposer, if he/she so requests, will be advised as to the status of funds appropriated for 
services or materials and shall not be obligated to provide services or materials for which 
funds have not been appropriated. 
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Appendix "B" to RFP 001.23 
Airport Minimum Standards



���������	��
������
�������������������� ���������

�������� !!���"��#�$$���%&$�'& (�)�!"�*�"*��(+���*"�!�"����$*",)�!"�&�-.�(�$* ((�"��'& (�)�!"�*�"*��(+�*&+�/%&�0�$�&$$�$$�)�&$�&���$.(!�"'�&�-.�(�$* ((1��2��3%������ !!���"��#�$$���%&$�0 4�,�'&($��"��� $(�&) ,0� ,'"��&! ",�).� ,0�!%��&**( /&! ",�"����,�5&(�*�"/�$$1��6��3%������ !!���"��#�$$���%&$�0 4�,�'&($��"��� $(�&) ,0� ,'"��&! ",� ,�!%����*"�! ,0�"'�&,+� ,'"��&! ",�$*�/ ' �)� ,�!%�$����0.(&! ",$1��7��3%������ !!���"��#�$$���%&$�'& (�)�!"�*&+�&,+�'��$�"��/%&�0�$���8. ��)�9+�!%�$����0.(&! ",$1��:��3%������ !!���"��#�$$���%&$�;,"5 ,0(+�'& (�)�!"�/"<"*��&!�=�"��%&$� �*�)�)�"��% ,)���)�&,� ,$*�/! ",�9+�!%��> ��/!"��"'�?4 &! ",�"��% $�"��%���&.!%"� @�)���*��$�,!&! 4��!"� ,$*�/!�&,+�&,)�&((��(���,!$�"'�!%��$.9A�/!�-.�( ,0�B*��&! ",$1��C��3%������ !!���"��#�$$���%&$�'& (�)�!"��& ,!& ,�"��!"�*�"4��!%�,</.���,!���8. ��)� ,$.�&,/��/"4��&0�$1��D��3%������ !!���"��#�$$���%&$�'& (�)�!"��&;��,��)�)�/"���/! ",$�!"� !$�-.�( ,0�B*��&! ",$� ,�&�! ��(+��&,,���&$�) ��/!�)�9+�!%��> ��/!"�1��E������ !!���"��#�$$���%&$�;,"5 ,0(+�"��*��$ $!�,!(+�'& (�)�!"�/"�*(+�5 !%���&$",&9(��) ��/! ",$�"'�!%��> ��/!"��"'�?4 &! ",1�"���FG������ !!���"��#�$$���%&$�!&;�,�&,+�&/! ",�!%&!�/&.$�$�"�� $�( ;�(+�!"�/&.$��&�$&'�!+�� $;�"��%&@&�)���H��3%��> ��/!"��"'�?4 &! ",��&+� ���) &!�(+�&,)�$.��&� (+�$.$*�,)�&,+�*��� !�"��-.�( ,0�B*��&! ",$�&.!%"� @�)�9+�&�(�&$��I"��&,+�.,*��� !!�)�-.�( ,0�B*��&! ",$J�'"��&,+�4 "(&! ",�"'�&,+�!����"��/",) ! ",�"'�&�*��� !�"��!%�$����0.(&! ",$��K"! /��"'�$.$*�,$ ",��&+�9��0 4�,�"�&((+�9+�!%��> ��/!"��"'�?4 &! ",=� '�'"(("5�)�*�"�*!(+�9+�5� !!�,�,"! /��$��4�)�&$�*�"4 )�)�%��� ,���3%��L".,!+��&+�*.�$.��&)) ! ",&(�"��&(!��,&! 4������) �$�&$��&+�9��&.!%"� @�)�*.�$.&,!�!"�&�(�&$��5 !%�&,�-HB�"��M<-HB���L��?�,"! /��"'�$.$*�,$ ",�$%&((�/",!& ,�&�$!&!���,!�$�!! ,0�'"�!%�!%����&$",$�'"��!%��$.$*�,$ ",�&,)�!%��*�� ")�"'�!%��$.$*�,$ ",�&,)�,"! '+�!%������ !!���"��(�$$���"'�% $�"��%���� 0%!�!"�&**�&(���>��K"! /�$�%���.,)���$%&((�9��$��4�)�.*",�&����� !!��=�#�$$���"��.,*��� !!�)����$",�9+�!%��> ��/!"��"'�?4 &! ",�9+�/��! ' �)��& (=���!.�,���/� *!���8.�$!�)=�"��9+�*��$",&(�)�( 4��+��M./%�,"! /��$%&((�9���''�/! 4��!5"�I�J�H.$ ,�$$�)&+$�'"(("5 ,0�*�"*����& ( ,0�"��*��$",&(�)�( 4��+��3%����'.$&(�!"�&//�*!�$./%�,"! ' /&! ",=� '�*�"*��(+��&)��9+�!%��> ��/!"�=�5 ((�,"!�$!&+�!%��$.$*�,$ ",�&/! ",���N��?���8.�$!�'"��&,�&**�&(�"'�&�$.$*�,$ ",��.$!�9���&)�� ,�5� ! ,0�!"�!%��L".,!+�/".�!�&,)�$��4�)�",�!%��> ��/!"��"'�?4 &! ",�5 !% ,�!�,�IFGJ�/&(�,)&��)&+$�"'�!%���''�/! 4��)&!��"'�&�5� !!�,�,"! /��"'�$.$*�,$ ",� ,�!%��$&����&,,���*�"4 )�)�'"��$��4 /��",����� !!��=�#�$$���"��.,*��� !!�)����$",��?�! ��(+���8.�$!�'"��&**�&(�$!&+$�!%���''�/!�"'�!%��$.$*�,$ ",�.,(�$$�!%��> ��/!"��/��! ' �$� ,�&�5� !!�,�)�, &(�"'��� ,$!&!���,!�$��4�)�.*",�!%��$.$*�,)�)����� !!���"��(�$$���!%&!�$./%�&�$!&+�5".()=� ,�% $�"* , ",=�/&.$�� �� ,�,!�*�� (�!"�( '��"��*�"*��!+���-��O*",���/� *!�"'�&�! ��(+���8.�$!�'"��&**�&(=�!%��L".,!+�/".�!> ��/!"��"'�?4 &! ",�$%&((�*�"�*!(+�$/%�).(��&�%�&� ,0�9�'"���!%��).(+�&**" ,!�)�L".,!+�%�&� ,0�"'' /��� ,�"�)���!"�&(("5�!%������ !!���"��(�$$���!"�$%"5�/&.$��5%+�!%��*��� !�"��(�&$��*�"4 $ ",$�$%".()�,"!�9��$.$*�,)�)��3%��%�&� ,0�"'' /��P$�5� !!�,�)�/ $ ",�&'!���$./%�&�%�&� ,0�$%&((�9��$��4�)�",�!%��

Appendix "B" to RFP 001.23 
Airport Minimum Standards



���������	��
������
����������
���������� � ���������

�������������  ���!��"#$�������%���� !#�& �$�!'�%�%�(����#)��*+�,-./-.,/-�01213415�011637815�905.�-/:;-<=���>?)@?)>A?B���CDEFG�DCHIJKGFIL���K)�G(��M���N�!��!O�K'�&��!#��&P���'!Q��&�R"�S�#T�I$��&��!# ��������!�������#&���$�!'� �!# �!O�&�S�& ��&"�(!��U�#T�R"�S�#T�I$��&��!# �"$!#�$�!!O�VP�&�$��$!#%��&#N��!O��(���'�%�#N���(&��!#��!���!���!O��(��O!SS!W�#T�(& ��&Q�#�$S&N�B��>)�����������!��S�  ���(& �W�SSO"SSP�'�!S&��%�&#P�$�!'� �!#�!O��(� ����T"S&��!# �!���(�� "VX�N��$������&#%� "N(�&#�&N��!��!��  �!#�(& ��� "S��%��#��(��N��&��!#�!��E&�#��#&#N��!O�&� &O��P�!���#'��!#��#�&S�(&U&�%Y��@)�����������!��S�  ���(& �V��#� " $�#%�%��W�N��O!��&N� �!��!��  �!# �W��(�#�&��W!ZP�&��$���!%Y�!���A)�����������!��S�  ���(& �N!#%"N��%�R"�S�#T�I$��&��!# �W(�S��"#%��� " $�# �!#)��[)�K�#!��N��!O���'!N&��!#� (&SS�N!#�&�#�&� �&����#�� ����#T�O!��(��(����& !# �O!���(����'!N&��!#�&#%��(��$���!%�!O��(����'!N&��!#�&#%�#!��OP��(������������!��S�  ���!O��(����T(���!�&$$�&S)��J)�L!��N� �(���"#%��� (&SS�V�� ��'�%�"$!#�&������������S�  ���!��"#$�������%���� !#�VP��(��M���N�!��!O�K'�&��!#�VP�N����O��%��&�S�����"�#���N��$����\"� ��%��!��VP�$�� !#&S�%�S�'��P)�]"N(�#!��N�� (&SS�V���OO�N��'���W!�̂@_�[" �#�  �%&P �O!SS!W�#T�$�!$����&�S�#T�!��$�� !#&S�%�S�'��P)�G(����O" &S��!�&NN�$�� "N(�#!��O�N&��!#���O�$�!$��SP��&%��VP��(��M���N�!���W�SS�#!�� �&P��(����'!N&��!#�&N��!#)��M)�K���\"� ��O!��&#�&$$�&S�!O�&���'!N&��!#��" ��V���&%���#�W����#T��!��(��J!"#�P�N!"���&#%� ��'�%�!#��(��M���N�!��!O�K'�&��!#�W��(�#���#�̂>?_�N&S�#%&��%&P �!O��(���OO�N��'��%&���!O�&�W�����#�#!��N��!O���'!N&��!#��#��(�� &����&##���$�!'�%�%�O!�� ��'�N��!#�����������!��S�  ��)�K�����SP���\"� ��O!��&$$�&S� �&P ��(���OO�N��!O��(����'!N&��!#�"#S�  ��(��M���N�!��N����O�� ��#�&�W�����#�%�#�&S�!O����# �&����#�� ��'�%�"$!#��(�� " $�#%�%�����������!��S�  ����(&�� "N(�&� �&P�W!"S%���#�(� �!��(���!$�#�!#��N&" ������#�#��$���S��!�S�O��!��$�!$���P)�*+�,-./-.,̀-�01213415�011637815�905.�-/:;-<=��>?)@?)>a?B��CRRCJG�IR�]b]�CL]FILcDCHIJKGFIL���K)�K�#!��N��!O� " $�# �!#�̂& �����&P�V���!%�O��%�VP��(��&$$�&S�$�!N�  _� (&SS� $�N�OP��(��$���!%�!O� " $�# �!#)�FO��(��$���!%�!O� " $�# �!#�� �S�  ��(&#��(����������&�#�#T�!#��(�� "VX�N��$������!��S�& �������������!��S�  ����&P��� "���R"�S�#T�I$��&��!# �!#SP�&O����&#��# $�N��!#�VP��(��M���N�!��!O�K'�&��!#��!�%������#���(&���(��V& � �!O��(�� " $�# �!#�(& �V��#�N"��%�&#%�&�W�����#�N����O�N&��!#�!O����# �&����#��VP��(��M���N�!�)�FO��(��$���!%�!O� " $�# �!#�� ��\"&S��!�!��T��&�����(&#��(����������&�#�#T�!#��(�� "VX�N��$������!��S�& �������������!��S�  ����&P��� "���R"�S�#T�I$��&��!# �!#SP�&O����&�#�W�&$$S�N&��!#�$�!N�  �(���"#%��)��[)�G(����#��"��$���!%�!O�&���'!N&��!#� (&SS�V���W!�P�&� ��&O����W(�N(�&�����������!��S�  ���� ��S�T�VS���!�&$$SP�O!��&�#�W�R"�S�#T�I$��&��!# �������)�*+�,-./-.,d-�01213415�011637815�905.�-/:;-<=��

Appendix "B" to RFP 001.23 
Airport Minimum Standards



���������	��
������
�������������������� ���������

���������� !�"!#�$%&'() �*("�%'"+"%*&�(,!"%&(" ��-./012345�6789:8767�;.3.<=>�?<2@1412348�6789:8797�?AB>1/�C1<D1.>E�F=/1>101.4�G2�H.�?<2@1E.E8�6789:87I7�J4.�KD�?AB>1/�C1<D1.>E�F=/1>101.48�6789:87:7�L=MN�-.<@1/.4�C3E�J4.8�6789:87O7�J4.�P3�Q=<01M.�K<�R=0123=>�SM.<T.3/U8�6789:87V7�W.0013T�KD�SX/>A41@.�C3E�R23.X/>A41@.�?=44.3T.<�G.<M13=>�?<.M14.48�6789:87Y7�J01>101.4Z�[=130.3=3/.�C3E�\A402E1=>�-.<@1/.48�6789:87]7�-1T348�6789:87̂7�_.3E13T�[=/̀13.48�6789:8677�a.40<A/0123�KD�?<.M14.48�6789:8667�L.N2<048�6789:8697�P3E.M31D1/=01238�6789:86I7�P34A<=3/.8�6789:86:7�W=b4�C3E�L.TA>=012348�6789:86O7�a14/<1M13=01238��6789:87675��;SRSLCW�?LK_P-PKR-���C8�G̀.�N<2@141234�2D�0̀14�/̀=N0.<�4̀=>>�=NN>U�02�=>>�C1<>13.4�2N.<=013T�=0�0̀.�C1<N2<0�D<2M�=3E�=D0.<�0̀.�E=0.�2D�=E2N0123�A3>.44�c=3E�EA<13T�0̀.�N.<12E�0̀=0d�0̀.�C1<>13.�4̀=>>�̀=@.�=�>.=4.�D2<�0̀.�A4.�2D�0̀.�C1<N2<0�F=/1>101.4�b10̀�0̀.�H2=<E�2D�\2A30U�\2MM144123.<4�b̀ 1/̀�>.=4.�14�320�4AB2<E13=0.�02�0̀.4.�<A>.4�=3E�<.TA>=012348�JN23�0.<M13=0123�2D�=3U�4A/̀�>.=4.Z�0̀.�N<2@141234�2D�0̀14�/̀=N0.<�4̀=>>�=NN>U�=4�02�=3U�=A0̀2<1e.E�=/01@10U�23�0̀.�C1<N2<08��H8�R20̀13T�̀.<.13�4̀=>>�B.�/2340<A.E�02�.X.MN0�=3U�C1<>13.�D<2M�/2MN>1=3/.�b10̀�=3U�=3E�=>>�N<2@141234�2D�0̀14�010>.8��fg�hijkljihi�mnonpqnr�mnnsptunr�vmrj�ikwxiyz��6789:87975��?JHWP\�CPLFPSWa�FC\PWPGPS-�GK�HS�?LK_PaSa��

Appendix "B" to RFP 001.23 
Airport Minimum Standards



���������	��
������
����������
���������� � ���������

���������� !"#�$%&&�'(�)%*�+�,!*�-,%!",%!�%!�.��*�/�!*%"%�!�,!*�(�',%(+�,"�"����%('�("+�%!�,//�(*,!/��$%"��.��*�,%('�("�0,%!"�!,!/��'(,/"%/�1+�,!*�-,2��,),%&,3&��4�(� 1��3#�,&&��%(/(,4"��'�(,"�(1+�"���5 3&%/��%(4%�&*�6,/%&%"%�1+�,!*�,!#�,**%"%�!1��(�7-'(�)�-�!"1�"��(�"��������� !"#�1�,&&�(�-�)��1!�$�,!*�%/��4(�-�"���5 3&%/��%(4%�&*�6,/%&%"%�1�,1�/&�1��"��"���,%(�"�(-%!,&�,1�'(,/"%/,3&�+��8/�'"�,1��8'(�11&#�'(�)%*�*�%!�9�/"%�!�:;�<=�;>;��4�"��1��(�. &,"%�!1���?�������� !"#�-,#�4(�-�"%-��"��"%-��%!/(�,1��"���1%@���(�/,',/%"#��4�,!#�1 /��5 3&%/��%(4%�&*�6,/%&%"%�1��(�-,2��,&"�(,"%�!1�"��(�"���(�(�/�!1"( /"��(�(�&�/,"��"��-��(�-�*%4#�"���*�1%.!�,!*�"#'���4�/�!1"( /"%�!�"��(��4��(�/&�1��"��-+��(�,!#�'�("%�!��(�'�("%�!1��4�"��-+��%"��(�"�-'�(,(%&#��(�'�(-,!�!"&#+�,!*�"����� !"#�$%&&�,""�-'"�"��2��'�,"�,�-%!%- -�,!#�*%1( '"%�!��(�%!/�!)�!%�!/��"�,"�1 /��'(�A�/"1�-,#�/, 1������BC�DEFGHFEGE�IJKJLMJN�IJJOLPQJN�RINF�EGSTEUV��:;�<=�;W;X��Y9Z�[6�5Y?\7���7]67Z\̂ �6��7\7�7Z9�������%(&%!�1�,!*��"��(��%(/(,4"��'�(,"�(1�1�,&&�3���!"%"&�*�"�� 1��"���5 3&%/��%(4%�&*�6,/%&%"%�1�4�(�"���4�&&�$%!.�' ('�1�1X��� :��] !$,#1+�4�(�"���' ('�1���4�"���&,!*%!.�,!*�",2%!.��44��4��%(/(,4"_��� <���,8%$,#1+�4�(�"���' ('�1���4�"���.(� !*�-�)�-�!"��4��%(/(,4"_��� W��5 3&%/�',11�!.�(�],-'1�,!*�,'(�!�,(�,1+�4�(�"���' ('�1���4� !&�,*%!.�,!*�&�,*%!.�',11�!.�(1+�3,..,.�+�4(�%.�"+�-,%&+�1 ''&%�1�,!*�/,(.��"��,!*�4(�-��%(/(,4"+�"�.�"��(�$%"��"���(%.�"�"�� 1��*�1%.!,"�*�'�("%�!1��4�"���],-'1�4�(�*�&%)�(#�,!*�'%/2̀ '��4�4(�%.�"+�/,(.�+�,!*�-,%&�3#�.(� !*�a��%/&�1��(��"��(�-�,!1�,!*�"���(%.�"�"�� 1��*�1%.!,"�*�'�("%�!1��4�"���],-'1�4�(��'�(,"%�!�,!*�(�,1�!,3&��5,(2%!.�4�(�"��-�,!*�"��%(�/�!"(,/"�*�a��%/&�1�1�()%/%!.��%(/(,4"+�,!*�4�(�"���' ('�1���4�'�(4�(-%!.�1 /��6 �&%!.�,!*��"��(�],-'�1�()%/�1_�,&&��4�$�%/��(%.�"1�"��' 3&%/�],-'�,!*�,'(�!�,(��-�(���8"�!1%)�&#�*�4%!�*�%!�9�/"%�!�:;�<=�;=;_��� =���(,%!%!.��'�(,"%�!1��4��%(&%!�1_�,!*��� b���!#��"��(� 1��!�(-,&&#�%!/%*�!"�"��"���4�(�.�%!.���?������ 1���4�"���5 3&%/��%(4%�&*�6,/%&%"%�1�3#�"����%(&%!�1�-,#�3��%!�/�--�!�$%"���"��(�' 3&%/� 1�(1+� '�!�/�-'&%,!/��$%"��"���(�,1�!,3&��,!*�!�!*%1/(%-%!,"�(#�"�(-1�,!*�/�!*%"%�!1�c%!/& *%!.�"���',#-�!"��4�(,"�1+�4��1�,!*�/�,(.�1d� '�!�$�%/��"��#�,(��-,*��,),%&,3&��4�(�1 /�� 1�+�,!*�%!�/�!4�(-%"#�$%"��"���(�,1�!,3&��( &�1�,!*�(�. &,"%�!1�'(�1/(%3�*�3#+��(�$�%/��-,#�3��'(�1/(%3�*�3#+�"����� !"#�$%"��(�1'�/"�"��"��� 1�1�"��(��4�%!/& *%!.+�3 "�!�"�3#�$,#��4�&%-%","%�!+�( &�1+�(�. &,"%�!1�,!*�*%(�/"%)�1�(�&,"%!.�"��1,4�"#�,!*�1�/ (%"#��4�"���5 3&%/��%(4%�&*�6,/%&%"%�1�����BC�DEFGHFEeE�IJKJLMJN�IJJOLPQJN�RINF�EGSTEUV��:;�<=�;=;X��]�05�9Z]a7�Z9��f̂ �Y9Z�����������%(&%!�1�1�,&&��,)��"��� 1���4��!&#�"��1��],-'�1',/�1�*�1%.!,"�*�3#�"���̂%(�/"�(��4��)%,"%�!�4�(�"��%(� 1���f��1�()%/�1�$%&&�3��'�(-%""�*�3#�"����%(&%!�1�"���%(/(,4"��// '#%!.�1 /��&�,*%!.��(� !&�,*%!.�'�1%"%�!1��"��(�"�,!�"��1��1�()%/�1�c��(�%!�/,&&�*�g],-'�9�()%/�1hd�%!/%*�!",&�"��"���%--�*%,"��'(�',(,"%�!��4��%(/(,4"�4�(�1/��* &�*�*�',(" (�+�1 /��1�()%/�1�"��%!/& *�+�,-�!.��"��(1+�4 �&%!.+�%!1'�/"%�!+�%!"�(%�(�/&�,!%!.+�,�!�!̀(� "%!��,*A 1"-�!"��4��i %'-�!"��4�,!��-�(.�!/#�!," (���(�%!��(*�(�"��%!1 (��"���1,4��*�',(" (���4�"����%(/(,4"+� !&�11��"��($%1��, "��(%@�*�3#�"���̂%(�/"�(��4��)%,"%�!��(�3#�"����� !"#��

Appendix "B" to RFP 001.23 
Airport Minimum Standards



���������	��
������
�������������������� ���������

��������� !" #�$�$�%""��%&��'���! (�'�')�*�!+)!,�'�� !�)-#�.%,*�/�!& 0�$1�23'� +�4�$ !)3$�)+��%& #(�$30��$�!& 0��*�!+)!,�4�25�%�0)#'!%0')!1�'��5�$�%""��,*")5�%�!�(3"%!�.%,*�0)#'!%0')!1�25�-� 0�� $�,�%#'�%�6�!$)#�)!�0)#0�!#�%3'�)! 7�4�25�'���8)3#'5�')�*�!+)!,�$*�0 + 0�.%,*�/�!& 0�$�+)!�'3!#%!)3#4�$�!& 0�$�%'�'���� !*)!'1� #0"34 #(1�23'�#)'�25�-%5�)+�" , '%' )#1�%#)'��!�� !�8%!! �!�%3'�)! 7�4�')�3$��'���632" 0�� !+ �"4�9%0 " ' �$� #�%00)!4%#0��- '��'���'�!,$���!�)+1�%#�9�:�)!�'���" ;��*�!, ''�4�')�4)�$30���3$ #�$$� #�%00)!4%#0��- '��'���'�!,$�)+�%(!��,�#'�)+�$30��6�!$)#�)!�0)#0�!#�- '��'���8)3#'51�)!�%#5�)'��!�0)#'!%0')!�)!�$3**" �!�)+�$30��$�!& 0�$1�*!)& 4�4�'��5�$3**"5�)!�*�!+)!,�'���$�!& 0�$�25�%(!��,�#'�- '��'���8)3#'51�-� 0��%(!��,�#'$�,%5�*!)& 4��+)!�*%5,�#'�)+�+��$�%#4�0�%!(�$�%#4�'���%2 4 #(�25�!�%$)#%2"��!3"�$1�!�(3"%' )#$1�%#4�4 !�0' &�$�)+�'���8)3#'5�%#4�< !�0')!�)+��& %' )#�%$�%�0)#4 ' )#�)+�'���%(!��,�#'$��=)'� #(� #�'���+)!�() #(�*%!%(!%*��$�%""�2��0)#$'!3�4�')�*!)� 2 '�'���� !" #���#(%( #(�'�,*)!%!5��,�!(�#05�>% #'�#%#0��$�!& 0�$�+)!�'����,�!(�#05�!�*% !�)+�� !0!%+'���8��93!'��!1� '� $�3#4�!$'))4�%#4�%(!��4�25�'���� !" #�$�'�%'�'���6%!; #(�%#4�$')!%(��)+�%#�� !" #�?$�)!� '$�0)#'!%0')!?$�(!)3#4�@�� 0"�$�)#� '$�.%,*�)!�%*!)#�$�%""�2��4�$ (#%'�4�25�'���< !�0')!�)+��& %' )#���""�$30���A3 *,�#'�$)�6%!;�4�%#4B)!�$')!�4�$�%""�2�� #�%�-)!;,%#" ;��,%##�!�%#4�'���%!�%�4�$ (#%'�4�+)!�$')!%(��$�%""�%'�%""�' ,�$�2��;�*'� #�0"�%!�%#4�)!4�!"5�0)#4 ' )#��=)�@�� 0"�$�$�%""�2��6%!;�4�%$�C4�%4�$')!%(�D�)#�'���.%,*�%!�%��:&�!# (�'�6%!; #(�)+�'���� !" #�?$�� !0!%+'�$�%""�2��%"")-�4�)#� '$�.%,*�$*%0�E$F�)#"5���<��<! &�!$�%#4�@�� 0"�$�4�" &�! #(�)!�* 0; #(�3*�+!� (�'1�0%!()1�)!�,% "�%'�'���+!� (�'�%!�%�)+�'���*%$$�#(�!�'�!, #%"�$�%""�2��*)$ ' &�"5�4 !�0'�4�%#4�0)#'!)""�4�25�%�4�$ (#%'�4��,*")5���)!��,*")5��$�)+�%#�� !" #��)!�%#��,*")5���)!��,*")5��$�)+�%#)'��!�� !" #��)!�)'��!�'�#%#'�)*�!%' #(�)#�'���.%,*1�%#4� '�$�%""�2��'���!�$*)#$ 2 " '5�)+�'���� !" #��-��#� '$��,*")5���)!��,*")5��$�%!��$)�4 !�0' #(�$30��<! &�!�%#4�@�� 0"��')�4)�$)� #�%00)!4%#0��- '��'���!3"�$�%#4�!�(3"%' )#$�)+�'���8)3#'5�%#4�4 !�0' &�$�)+�'���< !�0')!�)+��& %' )#��GH�IJKLMKJMJ�NOPOQROS�NOOTQUVOS�WNSK�JLXYJZ[��\]�̂_�]̀]a��b/c�d=�e�.�d>c�:.�=��d:=�f�c>c.gc=8h���<3! #(�'���' ,��)+�-%!�)!�#%' )#%"��,�!(�#051�'���8)3#'5�$�%""��%&��'���! (�'�')��#'�!� #')�%(!��,�#'E$F�- '��'���b# '�4�/'%'�$�g)&�!#,�#'�+)!�, " '%!5�3$��)+�*%!'�)!�%""�)+�'���632" 0�� !+ �"4�9%0 " ' �$1�'���*32" 0"5�)-#�4�% !�#%& (%' )#�9%0 " ' �$1�%#4�)'��!�%!�%$�)!�9%0 " ' �$�)+�'���� !*)!'1�%#4� +�%#5�$30��%(!��,�#'�2�0),�$��++�0' &�1�'���� !" #�$?�3$��%#4�)003*%#05�)+�'���� !*)!'1� #$)+%!�%$�'��5�%!�� #0)#$ $'�#'�- '��'���*!)& $ )#$�)+�$30��%(!��,�#'E$F�- '��'���()&�!#,�#'1�$�%""�2��$32)!4 #%'�4�')�'�)$��%(!��,�#'E$F��GH�IJKLMKJZJ�NOPOQROS�NOOTQUVOS�WNSK�JLXYJZ[��\]�̂_�]i]a��fc��d=g�:9�cj8fb/d@c��=<�=:=cj8fb/d@c�6�//c=gc.��c.>d=�f�6.c>d/c/����������� !" #�$�$�%""��%&��'���! (�'�')�3$��)+�%#5�$*%0��)!�$*%0�$�4�$ (#%'�4�+)!�'�� !�3$��25�'���< !�0')!�)+��& %' )#����������� !" #�$�%!��(!%#'�4�'���3$��)+�'���$*%0�E$F�$)�4�$ (#%'�4�+)!�'���*3!*)$�$�#)!,%""5�%$$)0 %'�4�- '��%#�� !�8%!! �!?$�3$��)+�'���$*%0�1��k0�*'�'�%'� #�#)��&�#'�$�%""�'���$%,��2��

Appendix "B" to RFP 001.23 
Airport Minimum Standards



���������	��
������
����������
���������� � ���������

�������� ����!��"#������!$�#����%����&�$��$��$������$'����'�$�#�(�$(���)*�&���%���'����'� (�������+$�#����,#��'� #�(���'�!%����-%���'#���.��%���&��/����&���0$1#����2#"���#������+#���3�!��+# � *�%�4�+��*��%$���%��&���(�#�(��%$''�����5���������� ����!��%#5#���%�������&��%���!$���&���(���� ���$��!���$�#������+#���������$��� �&���5)��%��6#�'#��������$��!����#���!$����(����$� 7���&��#(%��5)�(���� ���$��!���$�#���#��'#����&���%� �'� �&'#(%���������#�$�� �5)��%����"!��$�)��'�������&��%��6#�!����5)�5$ �4�$�%��8�0%���#(%����&��%��6#�'#������ ����%#������#����%$''�$'���#��'� ���%���#(%���&��%�"�����$��)�$#��&��#(%��#����$� ������&��%��6#�!����$� ����"$9�����&$���!#�9�!�$� � �'#+��)��&����%�&��#(%�8�0%��:#��������&�6+#$�#���"$)*�$��%#�����%����'���#��*��&&�����5��#�������$��!���$�#���5)�;�����<�%#�'������%��6#�'#���=�#������$���!$����(����,��')/��� ����"��(���)���� #�#���8�>"��(���)���� #�#����&���!��!������&��%#����5����#����%$''�#��'� ���?�#!"����&$#'���*�$ +�����4�$�%������ #�#���*������%����$�����5�)�� ��%��������'��&��%��6#�'#��������'�#�(�#���%��6#�'#���=�#�$5#'#�)����!��+# ��$#����$��!���$�#��8�0%��:#��������&�6+#$�#��*�#��%#�����%�����'�� #�����#��*��%$''� ����"#���4%���$���"��(���)���� #�#����1#���8�0%��:#��������&�6+#$�#���"$)�$���$��$(����&����%��6#�'#����$� �"$)�#"!����$� ���''����$���$���$5'���%$�(��&������%���$��!���$�#��*����5��!$# ��+������@#�9#��A����)����#���$(���*�&���!��+# #�(����%���5��#��������+#��8��A8�0%��6#�'#�����%$''�5��$''�4� ����9��!�$� �"$#��$#������!$)���'�!%������$�#���#���%�#��������� �!$����(���5�$� #�(�$��$��$��$��$���""� $�#������!$����(���8��:8�6#�'#����"$)�����!)��%���!$���� ��#(�$�� �$����""���$��$��&����%��!��!��������"$'')�$����#$�� �4#�%�$��6#��A$��#��=�������&��%���!$��8��>8�0%��6#�'#����"$)*�&����%�"��'+��*��%�#���"!'�)���*�$(�����$� �#�+#����*������%��!�5'#��B$�#'#�#���4#�%#���%����""���$��$���&��%��$#�����"#�$'����%�$����������"�*� �#�9#�(�&����$#���$� ��%��'#9�3�!��+# � *�%�4�+��*��%$���%�����%$''�5�����'���(#�(��&��%��6#�'#���=��"!'�)����#�����%�$��$�8�0%��$��$���%$''�"�����%����$� $� ���&��%����$����&�A�'��$ ��C� ����#$'�A�""#��#��*�ADEF6�$� �DEF6*����!���#�(�����!$��)��&��%��!��"#����5)��%��6#�'#���=��"!'�)���8�C��"����?�#�� �5)����%�'�(#�'$�#��������(�'$���)�$(���#���"$)�5���#��$�� �#��$�)�$��$8��B8�C&��%��:#��������&�6+#$�#��� ����"#���*�������$�#��*��%$���$&��)��&��%��!�5'#����?�#������*� �������%��'$��������&��%��%�������&�����%�����$���$5'���$����*����+��#�������?�#���������&�$���"����!$����(���5�$� #�(��!$������$��$*����%��!$������$��$��%$''�5������# ��� �$��$  � ��������%��!$����(���5�$� #�(��!$����&��%��6#�'#������$���"!��$�)�5$�#�8�E�5G���������$���$5'����'���$� ���(�'$�#���*��%��6#�'#����%$''�%$+���%���#(%�������������,HI/��"!'�)���@$�9#�(��!$����#��$��$��$� ��#(�$�� �5)��%��:#��������&�6+#$�#��8�JK�LMNOPNMQM�RSTSUVSW�RSSXUYZSW�[RWN�MO\]M̂_��HI8̀a8IbIc��d0C2C0C>E*�;6Ce0>e6eA>�6e:�AdE0D:C62�E>f<CA>E���68�C������# ��$�#����&��%��������!$# *��%��A����)�4#''�!��+# ��%�$��$��#����1!�����4#�%#���%��#��# ��$��$������!#� �5)��%��6#�'#���8�0%��6#�'#�����%$''�!��+# ���'����#�#�)*�4$���*���$�%���"�+$'�$� ���%�����#'#�)����+#���� ��#�� �5)�#��$��#����4���1!����8�0%��6#�'#�����%$''�$'���!��+# �����4���"�+$'����4#�%#���%����&��������# ���&�$�)��!$��� ��#(�$�� �&�������5)��%��6#�'#����$� �&���%����%$''����!��$���&�'')�4#�%��%��A����)�#��#�����"�+$'��&����4�$� �#���!����$������E���#���HI8̀a8ÌI8�
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APPENDIX C 
Aspen/Pitkin County Airport 

2019 & 2020 Greenhouse Gas Inventory Report 
  



Aspen Pitkin County Airport 

2019 & 2020 Greenhouse Gas Inventories 

Pitkin County was one of the first airports in the U.S. to prepare a total airport-related emissions 
inventory that captured the emissions of sources by ownership and/or control.  The County has 
performed its updated emissions inventory for year 2020, and due to the pandemic effects, also an 
inventory for 2019.  Pitkin County has voluntarily prepared a greenhouse gas emissions inventory 
associated with its Airport Section, which operates Aspen/Pitkin County Airport.  The approached 
used by the Airport reflects the Airport Cooperative Research Program (ACRP) Report 11 Guidebook 
on Preparing Airport Greenhouse Gas Emissions Inventories.  The approached used by Pitkin County is 
intended to dovetail with Pitkin County’s greenhouse gas emissions inventory which relies on the 
guidance of the International Council for Local Environmental Initiatives (ICLEI) for community-
based emissions inventories.1 

Most notable in the approach, is that the emissions are separated by those sources that the Airport 
has ownership or control, versus emissions owned and controlled by tenants or the general public that 
uses the Airport.   

Results 

Table 1 (page 4) shows the results of the 2020 inventory in comparison to the 2019, 2017, 2014, 2011, 
and 2006 inventories.2  In 2020, total airport-related emissions were 80,235 metric tons of carbon 
dioxide (CO2).  Year 2020 emissions were 7.2 percent less than the 2019 emissions and 1.6% lower 
than the 2017 emissions.  It is important to note that total aircraft operations in 2020 were 3.1% higher 
than 2019 levels, as while the pandemic reduced commercial aircraft operations, it increased general 
aviation aircraft operations.   

Key findings: 

 Pitkin County owns and/or controls sources at the Airport that represent 2.1% of total
emissions.

o Pitkin County-owned or controlled emissions decreased 8% between 2019 and 2020, and are
nearly 5% lower than 2017 levels;

o The decrease in emissions is largely due to reduced fuel use associated with the Airport’s
fleet vehicles.

 Aircraft operator/tenant emissions reflect nearly 93% of total airport-related emissions.

o Aircraft emissions continue to reflect the dominant source of airport-related greenhouse gas
emissions, at 91% of total.

o Aircraft emissions increased between 2017 and 2019 but decreased between 2019 and 2020.
While there were more aircraft operations in 2020 than 2019 as, in general,  this was due to
an increase in general aviation operations. General aviation operations were likely flown with
shorter flight segments than the scheduled airlines, resulting in a decrease in overall fuel
usage.

1  The ICLEI guidance suggests the use of ACRP Report 11 for the airport portion of the community inventories.  
2  The GHG inventory for Aspen/Pitkin County Airport has been updated every three years.   
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o It is important to note that with the preparation of each greenhouse gas inventory, the data
available increases improving the reporting of emissions. In addition, for predicting aircraft-
related emissions in the landing and takeoff cycles (Approach, taxi/idle/delay, takeoff and
climbout) has changed between 2017 and the inventories for 2019 and 2020.  For the 2019
and 2020, the FAA’s state of the art Aviation Environmental Design Tool (AEDT) was used
which predict emissions in different flight phases than the earlier Emissions Dispersion
Modeling System.

o Tenant ground support equipment (GSE) emissions decreased substantially from 2017 to
2019 and 2020.  Some of this difference could be associated with the change in aircraft
modeling, which is also used to identify aircraft GSE use.

 Public owned and controlled emissions, from travel to and from the Airport, increased
substantially from 2017 levels.  This could be due to greater distance travelled, as data this year
indicates that particularly for the rental car activity, distance per day travel has increased 60%.

The inventory prepared for the Airport is used by Pitkin County to identify airport emissions, so the 
methodology remains consistent.  For the Pitkin County inventory, specific lines in the information 
in Table 1 will likely be used for 2020: 

 Airport owned or controlled ground support equipment (fleet vehicles) – 352 metric tons
(increase relative to 2017 of 256 metric tons)

 Aircraft emissions – 73,135 metric tons (increase relative to 2017 of 72,879 metric tons)
primarily due to increased operations

 Airline/tenants ground support equipment – 870 metric tons (decrease relative to 2017 of
4,319 metric tons)

 Subtotal (Airline/Tenant/Aircraft Operator Owned/Controlled Emissions) – 74,357 metric
tons in 2020, a decrease of 4% over 2017 (77,454 metric tons)

The Pitkin County Inventory does not use the Airport’s building/facility emissions or ground travel 
emissions, as those emissions are rolled up into the overall county building/facility and ground travel 
emissions.  
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Aspen-Pitkin County Airport-related Greenhouse Gas Emissions (metric tons per year)

User/Source Category 2020 CO2  2019 CO2  2017 CO2  2014 CO2  2011 CO2  2006 CO2  

Facilities/Stationary Sources 1,141  1,200  1,334  1,350  1,529  1,326 

Ground Support Equipment    352      426    256      256     147     155  

Ground Access Vehicles 
   Passenger vehicles (on-airport roads) 8  18  15  15  16  15 

   Hotel shuttles (on-airport roads) 4  9  6  6  6  7 

   Rental Cars (on-airport roads) 4  4  6  5  3  1 

   Airport Employee Commute (all roads) 139  139  111  105  80  81 

   Subtotal 1,648  1,797  1,728  1,736  1,781  1,584 
Aircraft 
  Approach 3,293  3,194  3,357  2,236  1,852  2,110 

  Taxi/Idle/Delay 1,316  1,276  2,503  3,644  3,017  3,433 

  Takeoff 877  851  10,183  4,110  3,402  3,869 

  Climb out 3,216  3,119  2,556  1,069  886  1,009 

  Residual/Cruise/APU 64,434  70,572  54,281  40,915  33,877  38,560 

  Sub-total 73,135  79,011  72,879  51,974  43,034  48,982 

Ground Support Equipment    870      844   4,319    6,295     5,210     5,924  

Ground Access Vehicles 
  Tenant GAV 0  0  0  0  0  0 

  Tenant Employee Commute (all roads) 310  310  29  23  25  25 

Stationary Sources 0  0  0  0  0  0 

   Subtotal 74,315  80,165  77,227  58,292  48,270  54,931 
Passenger Vehicles (off-airport roads) 307  671  584  561  603  557 

Rental Car Travel (on-airport roads) 3,823  3,556  2,022  1,731  1,929  589 

Hotel Shuttles (off airport roads) 142  332  6  6  6  6 

 Subtotal 4,272  4,560  2,612  2,298  2,537  1,152 
Total 80,235  86,522  81,566  62,326  52,588  57,667 
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SAMPLE LEASE CONTRACT DOCUMENT: Final Document and Agreement shall be subject to 

negotiation between the County and Top-Ranked Proposer  

1 

FIXED BASE OPERATOR LEASE AND USE AGREEMENT BETWEEN  
PITKIN COUNTY, COLORADO AND _______ 

 
THIS FIXED BASE OPERATOR LEASE AND USE AGREEMENT (this "Lease") 

is made and entered into __________ , by and between Pitkin County, a political subdivision of 
the State of Colorado (the "County"), and ______________, having its office and principal place 
of business at ____________________("Tenant").  
 

WITNESSETH: 
 

WHEREAS, County owns and operates the Pitkin County Airport ("Airport"), located in 
Pitkin County, Colorado; and  
 

WHEREAS, Tenant desires to rent real property at the Airport and conduct aeronautical 
activities as a Fixed Base Operator (as hereafter defined) at the Airport; and  
 

WHEREAS, the current commercial facilities and general aviation terminal at the 
Airport need to be replaced with new construction; and 

  
WHEREAS, County and Tenant desire for Tenant to perform the necessary construction 

work as part of this Lease; and  
 

WHEREAS, County is permitted to negotiate a lease of an airport facility pursuant to the 
provisions of Sections 13-11-107, 30-35-202, 41-4-101, et seq. and 41-5-101, et seq, C.R.S., the 
Pitkin County Home Rule Charter, the Pitkin County Code, Chapters 10.04 through 10.32 and 
the Pitkin County Land Use Code, and other authority more specifically described in Section 10-
36-101 of the Pitkin County Code, and Tenant desires to use the real property leased to Tenant 
under the Lease in conjunction with its aeronautical activities as a Fixed Base Operator.  
 

NOW, THEREFORE, in consideration of the premises and of the mutual covenants 
herein contained, and other good and valuable consideration, the receipt of which the parties 
hereby expressly acknowledge, the parties hereto covenant and agree to the following terms and 
conditions: 
 
 

Article 1 - Recitals/Effective Date 
 

The foregoing recitals are true and correct and are hereby incorporated herein by 
reference. This Lease shall become effective one hundred twenty (120) days from the date that 
this Lease is approved by the Pitkin County Board of County Commissioners and signed by all 
parties ("Effective Date").  
 

Article 2 – Definitions 
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SAMPLE LEASE CONTRACT DOCUMENT: Final Document and Agreement shall be subject to 

negotiation between the County and Top-Ranked Proposer  

2 

The following words, terms, and phrases wherever used in this Lease shall have the 
meanings set forth in this Article and the meanings shall apply to both singular and plural forms 
of such words, terms and phrases. 
 

 
2.01  "Additional Insured" has the meaning set forth in Section 13.08. 
 
2.02  "Adjustment Date" has the meaning set forth in Section 5.02(A). 
 
2.03  "Airport" means the Aspen-Pitkin County (Sardy Field) Airport located in Pitkin 

County, Colorado. 
 
2.04  "Airport Rules and Regulations" means the Pitkin County Airport Rules and 

Regulations adopted by Pitkin County pursuant to Title X of the Pitkin County Code, as now or 
hereafter amended, and any successor ordinance or resolution regulating activities or operations 
on the Airport. 

 
2.05  "Annual Report" has the meaning set forth in Section 7.02. 
 
2.06  "Appraisal Adjustment Date" has the meaning set forth in Section 5.02(C). 
 
2.07  "Approved Costs" has the meaning set forth in Section 8.0l(B). 
 
2.08  "Assignment" has the meaning set forth in Section 18.01. 
 
2.09  "Award" has the meaning set forth in Section 14.04. 
 
2.10  "Base Rental" means the initial annual Ground Rental provided in Section 

5.0l(A). The then-current Base Rental shall be adjusted as provided in Section 5.02(C) on the 
Appraisal Adjustment Dates. 

  
2.11  "Base Rental Year" means the calendar year 20___ for rental adjustments 

occurring prior to the first Appraisal Adjustment Date. After the first Appraisal Adjustment Date, 
the Base Rental Year shall be the calendar year of the most recent Appraisal Adjustment Date. 

 
2.12  "Board" means the Board of County Commissioners of Pitkin County, Colorado. 
 
2.13 “Code” means Title X of the Pitkin County Code for Pitkin County, Colorado. 

 
2.14  "Commencement Date" has the meaning set forth in Section 3.01. 
 
2.15  "Consumer Price Index" has the meaning set forth in Section 5.02(B). 
 
2.16  "County Projects" has the meaning set forth in Section 8.06. 
 
2.17  "Damages" has the meaning set forth in Article 19. 
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2.18  "Department" means the Pitkin County Airport Department. 
 
2.19  "Derelict Aircraft" means an aircraft, stored in the open, that: 

 
(A) Does not hold a current and valid airworthiness certificate issued by the 
FAA, or other appropriate aircraft certificating authority, together with necessary 
aircraft registration and maintenance records with a current endorsement by an 
appropriately rated certificate holder that the aircraft is in an airworthy condition; 
or 
 
(B) Has been issued a condition notice by the FAA or other appropriate 
aircraft certification authority that specifies that the aircraft has one or more 
conditions which render it not airworthy; or 
 
(C) Has had major components, accessories, flight controls, portions of the 
airframe or engines removed so as to render the aircraft not airworthy. 

 
2.20  "Derelict Vehicle" means a vehicle designed for use on the roadways that is in a 

wrecked, dismantled or partially dismantled condition, or which is discarded and in an 
inoperable condition.  

 
2.21  "Director" means the Director of Aviation of the Aspen-Pitkin County Airport. 
 
2.22  "Effective Date" shall have the meaning set forth in Article 1. 
 
2.23  "Environmental Laws" means all applicable federal, state or local laws, statutes, 

ordinances, rules, regulations and governmental restrictions relating to the protection of the 
environment, human health, welfare or safety, or to the emission, discharge, seepage or release 
of Hazardous Substances into the environment, including, but not limited to, ambient air, surface 
water, groundwater or land, or otherwise relating to the handling of such Hazardous Substances.  

 
2.24  "FAA" means the Federal Aviation Administration. 
 
2.25  "FBO" or "Fixed Base Operator" means a Fixed Base Operator as defined in the 

Minimum Standards. 
 
2.26  "Force Majeure Event" has the meaning set forth in Section 26.02. 
 
2.27  "Fuel Flowage Fees" means the fuel flowage fees established by the Board 

pursuant to Pitkin County Code Title X, as now or hereafter amended, and any successor 
ordinance or resolution establishing fuel flowage fees. 

 
2.28  "Fuel System" means all fuel and oil storage tanks and components thereto, all 

fuel and oil lines and associated distribution systems, pumps, nozzles and outlets, all fuel 
monitoring and alarm systems, and remediation improvements, whether above or below ground. 
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2.29  “Gross Receipts” has the meaning set forth in Section xxxxx. 
 
2.30  "Ground Rental" has the meaning set forth in Section 5.0l(A). 
 
2.31  "Hazardous Substances" means any contaminant, hazardous or toxic substance, 

material or waste of any kind or any other substance that is regulated by any Environmental 
Laws. 
 

2.32  "Initial Term" has the meaning set forth in Section 3.01. 
 
2.33  "Inspections" means any inspections and tests that Tenant deems appropriate with 

respect to the Premises, including, but not limited to, the following: (a) physical inspection of the 
Premises; (b) soil investigation; (c) environmental assessment; (d) topographic studies; and (e) 
engineering, utilities, and site planning studies.  

 
2.34  "Lease" means this Lease as now or hereafter amended, and all exhibits attached 

hereto, which are incorporated herein by reference. Words such as "herein," "hereafter," 
"hereof," "hereby" and "hereunder" when used with reference to this Lease, refer to this Lease as 
a whole, unless context otherwise requires. 

 
2.35  "Leasehold Mortgage" has the meaning set forth in Section 15.01. 
 
2.36  "Leasehold Mortgagee" has the meaning set forth in Section 15.01. 
 
"Lease Term" means the Initial Term and any Renewal Term. 
 
“Lease Year” means each period of twelve (12) months beginning on the Commencement 

Date. 
 
2.37  "Letter of Credit" has the meaning set forth in Section 5.14. 
 
2.38  "Minimum Capital Expenditure" has the meaning set forth in Section 8.01(B). 
 
2.39  "Minimum Standards" means the General Aviation Minimum Standards for 

Aspen/Pitkin County Airport, as now or hereafter amended, and any successor general aviation 
minimum standards adopted for the Airport by the Board.  

 
2.40  "MRO" means an Aircraft Maintenance Operator as defined in Section 5 of the 

Minimum Standards, which activities include aircraft maintenance, repair and overhaul 
operations and all services performed by Tenant or, any subtenant to keep aircraft safe and 
airworthy, such as airframe, engine and component services, line maintenance, and general 
maintenance. 

 
2.41  "Non-Discrimination Authorities" has the meaning set forth in Section 25.02(C). 

2.52  
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2.42  "Permitted Transferee" has the meaning set forth in Section 18.02. 
 
2.43  "Person" includes a partnership, joint venture, association, corporation, limited 

liability company, trust or other entity, or, where the context so permits or requires, a natural 
person. 

 
2.44  "Phase I ESA" has the meaning set forth in Section 21.05. 
 
2.45  "Phase II ESA" has the meaning set forth in Section 21.05. 
 
2.46  "Plans" has the meaning set forth in Section 8.0l(D). 
 
2.47  "Pre-existing Environmental Condition" means the presence of Hazardous 

Substances in violation of Environmental Laws on, in or under the Property (including soil, 
groundwater and soil vapor) as a result of the discharge, release, disposal, storage, treatment, 
migration or any other activities occurring prior to the Effective Date of this Lease.  

 
2.48  "Premises" means the real property more particularly described on Exhibit "A", 

comprising a total of ________ acres of ground, together with all buildings, hangars, structures, 
aircraft apron areas, pavements, and facilities for Tenant's use and other related improvements 
now or hereafter constructed thereon, subject to easements, rights-of-way and any other 
encumbrances of record.  

 
2.49  "Property" means the real property particularly described on Exhibit "A", 

comprising a total of ______ acres of ground, subject to easements, rights-of-way and any other 
encumbrances of record, excluding any improvements constructed thereon. 

 
2.50  "Reimbursement Amount" has the meaning set forth in Section 8.05(B).  
 
2.51  "Release Documents" has the meaning set forth in Section 15.07. 

 
2.52  "Renewal Term" has the meaning set forth in Section 3.02. 
 
2.53  "Required Improvements" has the meaning set forth in Section 8.0l(A). 
 
2.54 “Resolution” means a resolution or ordinance of the Board of County 

Commissioners of Pitkin County, Colorado adopted in accordance with Article II of the Home 
Rule Charter for Pitkin County, Colorado. 
 

2.55  "Security Deposit" has the meaning set forth in Section 5.14. 
 
2.56 “S-FBO” means a sub-tenant of Tenant. 
 
2.57  "Tenant Parties" means Tenant and its subtenants, contractors, suppliers, 

employees, officers, licensees, agents and invitees. 
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2.58  "Term" means the Initial Term and any Renewal Term. 
 
2.59  "TSA" means the Transportation Security Administration of the Department of 

Homeland Security and its authorized successors. 
 

Article 3 - Commencement Date/Term 
 

3.01  Term. The term of this Lease shall commence on the first to occur: (a) the date of 
substantial completion of the Required Improvements as evidenced by a certificate of occupancy; 
(b) the date Tenant commences using the Premises (or any part thereof) for the conduct of its 
business (other than construction); or (c) _______ ("Commencement Date"), and terminate 
___________ years from the Commencement Date ("Initial Term"), unless sooner terminated 
pursuant to the terms of this Lease. 

 
3.02  Option to Renew. Provided that Tenant is not in default beyond any applicable 

cure period as to any of the terms or conditions of this Lease and upon County’s approval, which 
shall not be unreasonably withheld, Tenant shall have the option to renew this Lease for 
______________(each, a "Renewal Term") upon the same terms and conditions, by notifying 
County in writing of Tenant's intent to exercise its option to renew not later than one hundred 
eighty (180) days prior to the expiration of the Initial Term, or the first Renewal Term, if Tenant 
exercises its right to extend the term of this Lease for the second Renewal Term. 

 
3.03  Inspections and Construction Period. 
 
(A) From and after the Effective Date and through the Commencement Date, Tenant 

shall have the right to use and occupy the Premises for the installation and 
construction of the Required Improvements subject to the terms and conditions of 
this Lease. 

 
(B) By execution of this Lease, Tenant acknowledges it has been provided the 

opportunity to any and all Inspections that Tenant deems appropriate with respect 
to the Premises and accepts the Premises in its “As Is” existing condition, 
including all defects, latent or patent, if any. Tenant agrees to indemnify County 
from and against any and all losses, damages, costs, expenses and/or liability of 
whatsoever nature arising from or out of a Tenant Party's entry upon and 
inspection of the Premises. Tenant's obligation to indemnify County pursuant to 
this Section shall survive the expiration or termination of this Lease. Tenant shall 
provide County with one (1) complete copy of all written reports detailing the 
results of the Inspections obtained by Tenant. 
 

Article 4 - Premises and Privileges 
 

4.01  Description of Premises. County hereby demises and leases to Tenant, and Tenant 
hereby rents from County the Premises subject to the terms, conditions and covenants set forth 
herein.  
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4.02  Description of Specific Privileges, Uses and Rights. The rights granted hereunder 

are expressly limited to the improvement, construction, maintenance and operation of the 
Premises as a Fixed Based Operator and/or MRO pursuant to the terms of this Lease. 
 

(A) Aircraft Maintenance Operator. Tenant, directly or through a subtenant, shall have 
the right and obligation to offer those products and services set forth in the 
Minimum Standards applicable to Tenant's operations as a MRO. 

 
(B) Required FBO Products and Services. Tenant shall have the right and obligation 

to offer those products and services set forth in the Minimum Standards 
applicable to Tenant's operations at all times as a full-service Fixed Base Operator 
on a nonexclusive basis, including, but not limited to: 

 
(1) General Aviation Terminal. 
 

a. A building of exactly five thousand (5,000) square feet of 
commercial floor area, including: i) Customer service counter; ii) 
Customer lounge/restrooms; iii) Flight plan room; iv) Crew 
lounge/restrooms; and v) Administrative offices. 

 
b. At the option of the FBO, a maximum of one thousand (1,000) 

square feet may be subleased to S-FBOs. 

(2) Clear-Span Hangar. 
 

a. A building of exactly fourteen thousand four hundred (14,400) 
square feet of commercial floor area with a minimum clear-span 
height of twenty (20) feet. 

 
b. At the option of the FBO, a maximum of four thousand eight 

hundred (4,800) square feet may be subleased to S-FBOs. 
 
(3) Maintenance Hangar/Shops. 
 

a. A building of exactly five thousand (5,000) square feet of 
commercial floor area. 

 
b. At the option of the FBO, a maximum of one thousand (1,000) 

square feet may be subleased to S-FBOs. 

(4) GA Aircraft Ramp Areas/GA Parking Areas/GA Aircraft Circulation and 
Staging Areas. An uncovered, paved area of two hundred eighty thousand 
(280,000) (est.) square feet. 

(5) Tie-Down Area. 
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a. An uncovered, paved area of twenty-two thousand (22,000) square 
feet with a minimum of thirty (30) spaces; 

 
b.  Adequate tie-down anchors and hard-ware. 

(6) Motor Vehicle Parking. Sixty (60) standard-size paved, uncovered Parking 
spaces and adequate circulation areas. 

(7) Aviation Fuel Farm. 
 

a.  Three twenty thousand (20,000) gallon Jet A tanks; 
b.  One ten thousand (10,000) gallon Avgas tank; 
c.  Leak detection and spill control Equipment and Facilities. 

(8) De-Icing Facilities. 
 
a.  Reclaim pad and Equipment; 
b.  De-ice fluid tanks; 
c.  Equipment to apply heated fluid. 

(9) Security fencing, lighting and gates associated with exclusive areas in 
compliance with 49 C.F.R. Part 1542, as it may be amended in the future. 

(10) Fueling and Lubricating. 
 
a.  Jet A; 
b.  Avgas. 
 

(11) Aircraft Line Services. 
 
a.  Ground Traffic direction and control, Parking and tie down; 
b.  Loading, unloading and towing; 
c.  Ground/auxiliary power unit (GPU/ APU); 
d.  Oxygen; 
e.  Pre-heat; 
f.  De-icing; 
g.  Hangar space rental; 
h.  Battery and electrical service; 
i.  Tire inflation and service; 
j.  Landing gear inflation (nitrogen); 
k.  Aircraft cleaning, interior and exterior; 
l.  Aircraft waste disposal; 
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m.  Potable water. 
 

(12) Minor Aircraft Airframe and Engine Maintenance, Preventive 
Maintenance, Re-Building and Alterations; incidental parts and 
accessories. 

(13) General Aviation Customer Services. 
 
a.  Ground transportation (FBO courtesy van); 
b.  Food/beverage vending; 
c.  Baggage porter services; 
d.  Incidental sale of flight-related accessories (charts, books, lights, 

plotters, hand-held flight computers, etc.); 
e.  Concierge services. 
 

(14) Flight Services. 
 
a.  Flight school and ground school (FAR Part 61); 
b.  Air Taxi/Charter (FAR Part 135) utilizing Aircraft with no more 

than thirty (30) passenger seats; 
c.  Aircraft rental; 
d.  Aircraft management. 

(15) Service to the local aviation community, including: 
 
a.  Mountain/air rescue; 
b.  Civil air patrol (CAP); 
c.  Local aeronautical clubs (EAA, 99s). 

(16) Any other service that may be required by the FAA or other controlling 
governmental agency regulation, code or statute.  

 
(C) Permitted FBO Products and Services. Tenant shall have the nonexclusive right to 

provide the following services and products, within the sound business discretion 
of the Tenant, in addition to the required services listed in Section 4.02(A) above 
without further approval of County, so long as the facilities, activities and services 
are provided within the foot-print and structure of the required facilities: 

 
(1) FBO Facilities, within the existing required GA terminal: underground 

Motor Vehicle Parking. 
(2) FBO Facilities, an aircraft tie-down area: an uncovered, paved area of 

twenty-two thousand (22,000) to fifty-five thousand (55,000) square feet 
with thirty (30) to fifty (50) spaces. 
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(3) GA Facilities, T-Hangar Facility. Construction of a facility of exactly five 
thousand (5,000) square feet, consisting of four separate one thousand two 
hundred fifty (1,250) square foot bays. Includes support Facilities. 

(4) GA Facilities, S-FBO Facility. Construction or provision of a facility, 
maximum of five thousand (5,000) square feet configuration of office vs. 
hangar space to be determined. Includes support Facilities. 

(5) Fueling and lubricating: Motor Vehicle Fuel (incidental to on-Airport 
aeronautical uses). 

(6) Line services: Aircraft waxing/detailing. 
(7) Aircraft airframe and engine Maintenance, preventative Maintenance, 

rebuilding and alterations in excess of these required, provided that: 
 

a.  Such permitted activities are incidental to Required Services and 
Activities; and 

b.  Such permitted activities do not add to Airport impacts, in excess 
of required activities, in the areas of noise, Traffic or hazardous 
materials or other potential environmental degradation. 

(8) Customer services: 
a.  Catering/snack bar (limited kitchen Facilities); 
b.  Agent for on-airport rental car Operator(s); 
c.  Courtesy phone system. 

(9) Flight services: 
a.  Medical air transportation; 
b.  Aerial photo/survey/mapping; 
c.  Air freight; 
d.  Sightseeing flights. 

(10) Services to Air Carriers: 
a.  Fueling; 
b.  Ground handling; 
c.  Baggage handling. 

(11) Management of S-FBO Facility. 
(12) Management of Patio Shelter hangar facility. 
(13) Management of de-ice facility. 
(14) Fuel farm operation and management. 
(15) Sublease to S-FBOs: 

 
a.  Air Taxi/Charters utilizing Aircraft with no more than thirty (30) 

passenger seats; 
b.  Balloons; 
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c.  Gliders; 
d.  Air freight/express mail. 

(16) New/used Aircraft sales and brokering. 
(17) Aircraft insurance sales. 

 
(D)  Tenant shall have the nonexclusive right to provide the following services and 

products in addition to the required services listed in Section 4.02(A) above, but 
only upon the prior separate application to, and review and approval from, the 
County: 

 
(1) General aviation terminal space in excess of five thousand (5,000) square 

feet of commercial floor area; or the following uses: 
 

a. Restaurant (full kitchen); 
b. Gift shop; 
c. Executive conference rooms. 

(2) Clear-span hangar space in excess of fourteen thousand four hundred 
(14,400) square feet of commercial floor area. 

(3) Maintenance hangar/shop space in excess of five thousand (5,000) square 
feet of commercial floor area. 

(4) Paved, uncovered Aircraft area in excess of two hundred eighty thousand 
(280,000) square feet (est.). 

(5) Tie-down area in excess of fifty-five thousand (55,000) square feet or fifty 
(50) spaces. 

(6) Paved, uncovered Motor Vehicle Parking in excess of sixty (60) standard 
size spots (or covered, secured Motor Vehicle Parking). 

(7) S-FBO or T-Hangars in numbers, types or square footage in excess of 
those permitted above. 

(8) Executive Aircraft storage hangars. 
(9) Airport or aviation-related office space in excess of that required or 

permitted above or for non-FBO or non-S-FBO purposes. 
(10) Fueling and lubricating. 
(11) Line services: all services not expressly defined as “required” or 

“permitted” in this chapter. 
(12) Major airframe/engine repair and inspection including, without limitation: 

 
a.  Airframe/engine repair; 
b.  Avionics inspection/repair/sales; 
c.  Aircraft refurbishment/painting; 
d.  Propeller shop; 
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e.  All services not expressly defined as “required” or “permitted” in 
this chapter. 

(13) Customer services: 
 
a.  Full service restaurant; 
b.  All services not expressly defined as “required” or “permitted” in 

this chapter. 
(14) Flight services: 

 
a.  Air Carrier operation requiring certificate of public convenience 

and necessity; 
b.  Air Taxi/Charter operation utilizing any Aircraft with more than 

thirty (30) passenger seats; 
c.  Banner and aerial advertising; 
d.  All services not expressly defined as “required” or “permitted” in 

this chapter. 
(15) Unclassified services: 

 
a.  Military Aircraft Fueling/handling contract services; 
b.  For-profit capital investment/development for third parties. 

 
(E) Tenant shall have the right to provide such other compatible aviation-related 

services for which Department has given its prior written consent, which consent 
may be granted or withheld in the Department's sole discretion for any reason or 
no reason at all; provided, however, if Tenant desires to provide services that are 
permitted under the Minimum Standards that are not specifically listed in this 
Lease, such services will not require the Department's consent, subject to Tenant's 
compliance with the Minimum Standards applicable to such services. 

 
4.03  Prohibited Uses. Products and Services. Tenant agrees that the Premises shall be 

utilized solely for the uses permitted herein and for no other purpose whatsoever. Tenant shall 
not provide any products or services that are not specifically authorized by this Lease or County, 
including, but not limited to, the following products and services: 
 

(A) Restaurant, lounge, or cafeteria (except as provided in Section 4.02). 
 

(B) Sale or dispensing of alcoholic beverages (except in conjunction with the services 
provided under Section 4.02). 
 

(C) Sale of non-aviation products other than the sale of company specialty items of 
Tenant or its subtenants, such as shirts and hats. 
 

(D) Air shows. 
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(E) Any use prohibited by law or not related to aviation. 
 

(F) Ultralight vehicles use or operations. 
 

(G) Retail sale of fuel in the event Tenant ceases to operate a FBO facility at the 
Airport. 
 

(H) Any other use that may be prohibited by the FAA or other controlling 
governmental entity regulation, code or statute. 

 
4.04  Description of General Privileges, Uses and Rights. In addition to the specific 

privileges granted in Section 4.02 above, County hereby grants to Tenant the following general 
privileges, uses, and rights, all of which shall be subject to the terms, conditions, and covenants 
set forth herein and all of which shall be non-exclusive on the Airport: 
 

(A) The general use, in common with others, of all public Airport facilities and 
improvements which are now or may hereafter be connected with or appurtenant 
to the Airport (including airfield access), to be used by Tenant Parties in 
connection with its operations hereunder. For purposes of this paragraph, "public 
Airport Facilities" shall include public roadways, sidewalks, or other public 
facilities appurtenant to the Airport that are not specifically leased to or under the 
contractual control of others. 

 
(B) The right of ingress to and egress from the Premises over and across public 

roadways serving the Airport for Tenant Parties. The right of ingress to and egress 
from the Premises shall be subject to such laws, rules, regulations and orders as 
now or may hereafter have application at the Airport. 

 
Except as expressly set forth in this Section, nothing in this Lease shall be construed to 

grant or convey to Tenant the right to use any space or area improved or unimproved which is 
leased to or under contractual control of a third party, or which County has not leased herein. 
 

4.05  Service Standards. Tenant shall: 
 

(A) Conduct its activities on and from the Premises in a safe, efficient and first-class 
professional manner for which Tenant is known and consistent with the degree of 
care and skill exercised by Fixed Base Operators and/or MROs providing 
products, services and facilities at comparable airports and in compliance with all 
applicable provisions of the Code. 

 
(B) Furnish good, prompt and efficient service and sales adequate to meet all 

reasonable demands of Tenant's customers. 
 
(C) Provide its services and sales on a fair, equal and non-discriminatory basis to all 

customers and charge fair, reasonable and non-discriminatory prices for sales and 
services. 
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(D) Maintain sufficient supplies and personnel to meet the reasonable demands of the 

customers at the Airport sixteen (16) hours a day, seven (7) days a week, unless 
otherwise approved in writing by Department. 

 
4.06  Compliance with Minimum Standards. Tenant agrees to comply with the 

requirements set forth in the Code and in the Minimum Standards applicable to Tenant's 
operations as a Fixed Base Operator or MRO throughout the Term of this Lease. In the event of a 
conflict between this Lease and the Minimum Standards, Tenant acknowledges and agrees that 
the more stringent requirement shall apply to Tenant's operations hereunder.  
 

4.07  Ground Transportation. Tenant shall allow limousine and taxi concessionaires that 
are authorized to operate on the Airport free ingress to and egress from the Premises to serve the 
public. Tenant shall use authorized on-airport concessionaire rental car companies and limousine 
service providers unless given prior written consent by County, which consent shall not be 
unreasonably withheld, to use an off-airport company for such services. Tenant shall only use 
limousine and taxi operators that have or will obtain all required licenses and permits to provide 
such services at the Airport. 
 

4.08  Condition and Use of Premises. Subject to the County's obligations with respect 
to Pre-existing Environmental Conditions, Tenant accepts the Premises in its "AS IS 
CONDITION" and "WITH ALL FAULTS," together with all defects, latent and patent, if any. 
Tenant further acknowledges that County has made no representations or warranties of any 
nature whatsoever regarding the Premises including, but not limited to, the physical and/or 
environmental condition of the Premises or any improvements located thereon; the value of the 
Premises or improvements; the zoning of the Premises; title to the Premises; the suitability of the 
Premises or any improvements for Tenant's intended use; or Tenant's legal ability to use the 
Premises for Tenant's intended use. 

 
4.09 Right to Alter Premises Area. Notwithstanding the foregoing, the County reserves 

the right to alter the layout of improvements or area of the Premises as necessary in response to 
FAA or other controlling governmental agency requirements, statutory or regulatory agency code 
changes, operational constraints or other matters outside the County’s control. 
 

Article 5 - Rental, Fees, Charges and Security Deposit 
 

Rentals, Fees, and Charges. In consideration of the rights and privileges to be granted to 
the Tenant by the County, the Tenant shall pay to the County as compensation therefor, during 
each Lease Year, the following rentals, fees, and charges:  

 
(A)  the greater of either the Minimum Annual Guarantee (“MAG”) or a Percentage of Gross 

Receipts Fee, as defined in Section XXXX, from its FBO operation at the Airport; 
(B) Annual Ground Rental, pursuant to Section XXXX;  
(C) Airport Fees, pursuant to Section XXXX;  
(D) Fuel Flowage Fees, pursuant to Section XXXX; and 
(E) Utilities Payments, as defined in Article 11.  
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All rents, fees, and charges described herein shall be paid to the County in lawful currency of the 
United States of America. 

 
MAG. For the first Lease Year, the MAG amount payable by Tenant to the County shall equal 
$___________as outlined in the Tenant’s Attachment B, Proposal Form, prepared and submitted 
by Tenant on _____ in response to the County’s Request for Proposals for General 
Aviation/Fixed Base Operator Services and Facilities. Beginning with the second (2nd) Lease 
Year and continuing thereafter, the MAG shall be adjusted for each Lease Year to equal ninety 
percent (90%) of the total sum paid to the County paid in the prior Lease Year. Notwithstanding 
the foregoing, the MAG will never be less than the first Lease Year. 
 
The Tenant shall pay one-twelfth (1/12) of the MAG in advance and without demand or invoice 
on the first Day of each calendar month. For any period of less than one (1) calendar month 
during the Lease Term, the MAG shall be prorated. The MAG shall be deemed delinquent if 
payment is not received by the tenth (10th) Day of the month. Payment of the MAG shall 
commence upon the Commencement Date. 
 
Percentage of Gross Receipts Fee. The Percentage of Gross Receipts Fee payable by Tenant to 
the County during the Lease Term shall include the sum of the following: 

 
(A) Sale of "Put-Thru" Aviation Fuel. The Tenant shall pay the County XXXXX cents 

($0.XX) for each gallon reported as “Put-Thru” aviation fuel. “Put-Thru” shall be strictly 
defined as fuel dispensed by Tenant into an aircraft when said fuel has: 
 
1. Been purchased by the aircraft operator or owner from a third party and not directly or 
indirectly from Tenant; and 
2. The fuel is part of the consigned fuel inventory maintained at the Airport fuel farm in 
the name of the aircraft owner or operator. In such cases, Tenant shall provide a fuel 
handling service only and collect only a “Put-Thru” or handling service fee for its 
services directly from the aircraft owner or operator for such into-plane fuel delivery. All 
other fuel transactions, including an aircraft owner or operator’s purchase of fuel from a 
third party, such as a fuel broker, where the owner or operator of the aircraft does not 
maintain consigned inventory at the Airport shall not be classified as “PutThru” Aviation 
Fuel, and the Tenant shall report it as Retail Sale of Aviation Fuel. Tenant shall 
thoroughly document and report its receipts from the delivery of “Put-Thru” Aviation 
Fuel to the satisfaction of the County. 
 

(B) Retail Sale of Aviation Fuel. For all retail aviation fuel sales, Tenant shall pay the County 
a fee of XXX percent (XX%) of all Tenant’s Gross Receipts from the retail sale of 
aviation fuel and oil. This fee shall apply to all fuel transactions which are not included 
within the definition of “Put-Thru” Aviation Fuel in subparagraph XX above. If the 
Tenant provides only a fuel handling service for into-plane fuel delivery, which is not 
part of a consigned fuel inventory maintained at the Airport by the aircraft owner or 
operator, and collects only a handling fee for its into-plane fueling services, the Tenant 
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shall report such fuel sales as retail sales and shall use the full retail price of fuel, without 
discount, to calculate and pay the applicable fee due to the County. 
 

(C) Hangar Rentals. Tenant shall pay the County a fee of XXX percent (XX%) of all 
Tenant’s Gross Receipts from the rental of aircraft hangars.  

 
(D)  Patio Shelter Fees. Tenant shall pay the County a fee of XXX percent (XX%) of all 

Tenant’s Gross Receipts from the rental of patio shelters.  
 

(E)  Aircraft Line Service Fees. Tenant shall pay the County a fee of XXX percent (XX%) of 
all Tenant’s Gross Receipts from aircraft parking, marshalling, towing, and tiedown 
services. 

 
(F)  Aircraft Deicing Fees. Tenant shall pay the County a fee of XXX percent (XX%) of all 

Tenant’s Gross Receipts derived from aircraft deicing services.  
 

(G)  Aircraft Maintenance. Tenant shall pay the County a fee of XXX percent (XX%) of all 
Tenant’s Gross Receipts from aircraft maintenance. 

 
(H)  Major Equipment Sales. Tenant shall pay the County a fee of XXX percent (XX%) of all 

Tenant’s Gross Receipts from the sale of major equipment components including aircraft 
engines and major avionics components. 

 
(I) Wholesale Parts Sales. Tenant shall pay the County a fee of XXX percent (XX%) of all 

Tenant’s Gross Receipts from the sale of wholesale of parts and supplies to all off and 
on-Airport dealers, fleet owners, distributors, and FBOs. 

 
(J) Aircraft Flight Instruction. Tenant shall pay the County a fee of XXX percent (XX%) of 

all Tenant’s Gross Receipts from aircraft flight instruction services. 
 

(K)  Aircraft Rental. Tenant shall pay the County a fee of XXX percent (XX%) of all 
Tenant’s Gross Receipts from aircraft rentals.   

 
(L) Aircraft Charter. Tenant shall pay the County a fee of XXX percent (XX%) of all 

Tenant’s Gross Receipts from aircraft charter services. 
 

(M) Food/Beverage Sales and Catering. Tenant shall pay the County a fee of XXX percent 
(XX%) of all Tenant’s Gross Receipts from the sale of food, beverage, and catering 
services.  

 
(N)  Pilot Shop. Tenant shall pay the County a fee of XXX percent (XX%) of all Tenant’s 

Gross Receipts from the operation of a Pilot Shop.  
 

(O)  S-FBO Income (Commissions). Tenant shall pay the County a fee of XXX percent 
(XX%) of all Tenant’s Gross Receipts from commissions from all S-FBOs, including for 
engine and major component overhaul. 



Appendix “D” to RFP 001.23 
Sample Pitkin County Agreement 

 
SAMPLE LEASE CONTRACT DOCUMENT: Final Document and Agreement shall be subject to 

negotiation between the County and Top-Ranked Proposer  

17 

 
(P) All Other Gross Receipts. Tenant shall pay the County a fee of XXX percent (XX%) of 

all other Gross Receipts. Gross Receipts under this category include but are not limited to 
receipts for other services Tenant rendered, assessed commercial fees as stated under 
Section XX, and other merchandise and display advertising, including subcontracted 
work under the provisions of this Lease, other than those Gross Receipts or revenues 
listed in Section xxxx herein. 

 
Definition of Gross Receipts 
The term "Gross Receipts" as used herein shall mean the total amount actually charged to or 
realized by, or accruing to, the Tenant from all sales for cash or credit, of services, products, 
materials, or other merchandise made under or pursuant to the privileges authorized by this 
Lease including services contracted for, provided, or rendered to the customer by the Tenant at 
the Airport, regardless of where or by whom the payment is made including any sums received 
from the customer. The Tenant shall not allocate receipts to any other of its locations.  
 
The term "Gross Receipts" shall not include:  

a. Amounts of any federal, state, or municipal sales or similar taxes which are separately 
stated and collected from customers of the Tenant; provided however, such taxes shall 
not include the County’s Percentage Gross Receipts Fee payment; 

b. Sums received by the Tenant for damage to the County’s or Tenant’s property or 
Premises;  

c. Amounts for credits and refunds to customers for sales made on the Premises;  
d. All service fees directly assessed to Operators for removal of all types of disabled aircraft 

from the operational areas of the Airport, and services of the Tenant to move aircraft 
from one location to another on the Airport; and 

e. The portion of Airport Fees paid to the County that are collected by the Tenant, acting as 
agent for the County.  
 

No deductions from Gross Receipts shall be allowed for such items as the payment of franchise 
taxes or taxes levied on Tenant’s activities, facilities, equipment or real or personal property of 
the Tenant.  
 
The Tenant shall have the right to conduct all or a part of its business on a credit basis; provided, 
however, that the risk of such operation, including but not limited to bad debts or loss from theft, 
shall be borne solely by the Tenant, and the Tenant shall include any charge the Tenant 
customarily makes for goods and services even though the Tenant fails to collect such a charge.  
 
The Tenant shall be solely responsible for the payment of all sales, use or other taxes whether in 
effect at the time of the execution of this Lease or thereafter enacted that are levied upon the fees 
and charges or Percentage of Gross Receipts Fees payable by the Tenant to the applicable 
governmental jurisdiction. 
 
By no later than the twentieth (20th) Day after the beginning of each calendar month during the 
Lease Term, the Tenant shall pay to the County, without demand or invoice by the County, a 
sum of money equivalent to the amount by which the Percentage Gross Receipts Fee exceeds the 
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MAG for the previous month. If applicable, the Tenant’s payment to the County of the last 
month of Percentage of Gross Receipts shall be due no later than the twentieth (20th) Day of the 
month. In the event the Percentage Gross Receipts Fee for the month does not exceed the 
monthly MAG paid for that month, then no Percentage Gross Receipts Fee shall be due for such 
month. Percentage Gross Receipts Fee payments, if due, shall be deemed delinquent if not 
received by the twentieth (20th) Day of the month.  
 
Reconciliation of MAG and Percentage Gross Receipts Fee. Within ninety (90) Days following 
the end of each Lease Year, the Tenant shall determine, based upon the total Percentage Gross 
Receipts Fee for the Lease Year, whether the MAG or the Percentage of Gross Receipts Fee for 
that year is greater. The Tenant shall then determine whether the actual monthly payments of 
MAG and Percentage Gross Receipts Fee equal the amount owed by the Tenant for that Lease 
Year. If the Tenant has underpaid, it shall submit the balance in accordance with Section xxxx. If 
there has been an overpayment, the Tenant shall report said overpayment in the Annual Certified 
Statement and said overpayment will be handled in accordance with Section xxxx herein. 
 
Itemized Certified Statement. Along with its monthly payment of the Percentage Gross Receipts 
Fee, the Tenant shall submit an Itemized Certified Statement to the County, attached as Exhibit 
XX, which: (1) sets forth the Tenant’s entire Gross Receipts for the prior calendar month; (2) 
separately identifies by category all receipts derived by the Tenant which have been excluded 
from the computation of Gross Receipts; (3) lists any adjustments to Gross Receipts; (4) lists the 
number of fixed fee transactions occurring during the calendar month; and (5) lists capital and 
operating expenditures, including those incurred for Capital Investments and Fixed 
Improvements and Operating Equipment; and (6) is signed by an authorized financial official of 
the Tenant. The County may change the format of the Itemized Certified Statement during the 
Lease Term. The Tenant shall not change the format of the Itemized Certified Statement without 
approval by the County. The Tenant shall submit the Itemized Certified Statement to the Airport 
Director and County Finance Department. The Tenant shall submit the Itemized Certified 
Statement for each calendar month by the 20th Day of the following calendar month even if no 
Percentage Gross Receipts Fee is due for the preceding month. 
 

5.01  Ground Rental. 
 

(A) Tenant shall pay County an initial annual rental of One-Million Seven Hundred 
Fifty Thousand Dollars & no cents ($1,750,000.00) per calendar year for use and 
occupancy of the Premises. Ground Rental shall commence on the 
Commencement Date. 

 
(B) Ground Rental shall be payable in equal monthly installments, in advance, 

without demand and without any deduction, holdback or set off whatsoever, by 
the tenth day of each and every month, as adjusted in accordance with Section 
5.07. Any payment due hereunder for a fractional month shall be calculated and 
paid on a per diem basis (calculated on the basis of the actual number of days in 
the month). 
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(C) All sums due hereunder shall be delivered to the Pitkin County Airport, 0233 E. 
Airport Rd., Suite A, Aspen, Colorado 81611, or at such other address as may be 
directed by Department from time to time. 

 
5.02  Adjustment of Rental. 

 
(A) On __________, and each anniversary thereof (each such date and 
anniversary thereof, an "Annual Adjustment Date"), except for the Appraisal 
Adjustment Years as described in Section 5.02(D), below, the annual Ground 
Rental set forth in Section 5.01 shall be subject to a CPI “Consumer Price Index” 
or four percent (4%) increase, whichever is greater, on an annual basis (the 
“Annual Adjustment”). In no event shall the annual Ground Rental ever decrease 
from a prior year. 
 
(B) The adjusted annual Ground Rental payable by Tenant shall not be less 
than an amount that would be obtained by multiplying the current annual Ground 
Rental by [100% plus the current CPI Index – Denver, Boulder, Greeley all 
items], or 104% of the current annual Ground Rental, whichever is greater, 
resulting in an adjusted annual Ground Rental, divided by 12 months to arrive at a 
new monthly Ground Rental rate. For the purposes hereof, the "Consumer Price 
Index" shall mean the Consumer Price Index (CPI) for Denver-Boulder-Greeley all 
items, or a successor or substitute index published or authorized by the United States 
Department of Labor, Bureau of Labor Statistics. If publication of the CPI shall be 
discontinued, the parties hereto shall thereafter accept comparable statistics on the 
cost of living for the average of all U. S. cities, all items, as the same shall be 
computed and published by an agency of the United States or by a responsible 
financial periodical of recognized authority then to be selected by the parties 
hereto. In the event of (1) use of comparable statistics in place of the CPI as above 
mentioned, or (2) publication of the Index figures as other than monthly intervals, 
there shall be made in the method of computation above provided revisions as the 
circumstances may require to carry out the intent of this Article. 
 
(C) Thirty (30) days prior to each Annual Adjustment Date, County shall 
compute the Annual Adjustment increase in the annual Ground Rental as set forth 
in subparagraph (B) above, and shall give Tenant notice of the calculated 
increase. County’s computation thereof shall be conclusive, subject to adjustment 
of the computation if Tenant shall, within sixty (60) days after the receiving of 
such notice, notify County of any claimed error or inaccuracy, and the written 
basis for Tenant's claim, verified by a public accountant; provided, however, 
nothing herein shall be construed to extend the time when rents as determined by 
County are due and payable by Tenant. 
 
(D) Notwithstanding the foregoing, every three (3) to five (5) years during the 
Lease Term, a new annual Ground Rental shall be determined by appraisal of the 
Premises, as hereinafter set forth. The determination of exactly when to calculate 
this new annual Ground Rental shall be at the discretion of the County.  No later 
than ninety (90) days prior to the announced appraisal effort for a new annual 
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Ground Rental, Tenant and County shall attempt to agree upon a fair and 
reasonable rental for the Premises based upon local real estate values. In the event 
County and Tenant cannot agree on the fair market rental by forty-five (45) days 
prior to the announced appraisal, each party shall be permitted to hire a MAI 
appraiser, at their own expense, to determine a new annual Ground Rental. 
 
Appraisers shall evaluate the Premises by a market or income approach to 
valuation, or a combination of the two, through comparative to other rental 
properties in the City of Aspen, Colorado.  Appraisal data shall not be any greater 
than one year old, be reflective of rental values for real estate and improvements 
located on the Premises of similar size, use and quality through appropriate 
adjustments to available data. 
 
In the event the respective appraisers cannot agree on a new annual Ground 
Rental, the respective appraisers shall together select a third appraiser who shall 
evaluate the two appraisal reports and determine a new annual Ground Rental.  
This determination shall be binding on the Parties until the next appraisal of the 
Premises.   

 
(E)  This Lease shall automatically be considered amended, without formal 
amendment hereto, upon written notification by County of the rental rates 
established pursuant to this Section. Any delay or failure of County in computing 
the adjustment in rental, as hereinabove provided, shall not constitute a waiver of 
or in any way impair the continuing obligation of Tenant to pay such adjusted 
annual rental from the applicable adjustment date.  
 
(F) Notwithstanding any provision of this Lease to the contrary, annual rental 
rates, whether adjusted on an Annual Adjustment Date or an Appraisal 
Adjustment Date, shall never be adjusted to an amount less than the annual rental 
rates payable during the period immediately preceding the applicable adjustment 
date. 

 
5.03  Fuel Flowage Fees. Tenant, on behalf of County, shall collect Fuel Flowage Fees, 

which shall include fees for aviation fuel and oil, in accordance with the current rate established 
by Board resolution, which rate may be amended from time to time, and any successor ordinance 
or resolution establishing similar fees ("Fuel Flowage Fees"), delivered to  Tenant at the Airport, 
except that, unless otherwise advised in writing in advance by County, Fuel Flowage Fees shall 
not be collected for United States government military aircraft. Fuel Flowage Fees shall also be 
paid by Tenant for aircraft owned or operated by Tenant. Fuel Flowage Fees shall be paid to 
County on a monthly basis pursuant to Section 6.01(B). Tenant acknowledges and agrees that 
County may by Board resolution adjust Fuel Flowage Fees from time-to-time, upon 30 days 
prior notice, which adjustments may include, but shall not be limited to, adjustments to the rates, 
method of collection or basis for calculation.  
 

5.12  Fees and Charges. Nothing contained in this Lease shall preclude County from 
establishing other reasonable and non-discriminatory fees and charges applicable to aircraft 
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operating at the Airport, including aircraft owned or operated by Tenant, in accordance with 
Section 10-16-101, et seq. of the Code. The County may amend the fees and charges to be 
collected from time to time as reasonably necessary. Tenant expressly agrees to pay such fees 
and charges as if they were specifically included in this Lease. In the event Tenant engages in 
any activity or provides any service at the Airport or aircraft parking and movement areas 
associated with the Airport for which other companies operating at the Airport pay a fee to 
County, including the servicing and cleaning of aircraft at the Airport, Tenant shall pay to 
County fees equivalent to those paid by such other companies for engaging such activities or 
providing such services. The Tenant shall not collect Airport Fees from any commercial airlines 
it services that are Signatory Airlines to the Airport Use and Lease Agreement but shall notify 
the Signatory Airline to report its activity and remit applicable Airport Fees in accordance with 
the Signatory Airline’s agreement with the County. The Tenant shall report the servicing of 
Signatory Airlines aircraft to the County and shall include sufficient information for the County 
to verify the Signatory Airline reports and pays the appropriate Airport Fees. All Airport Fees 
collected by Tenant on behalf of the County shall be collected and paid to the County. 
 

5.13  Late Payments - Interest. Tenant shall pay to County interest at the rate 
established from time to time by the Board of County Commissioners (but not in excess of one 
and one and one-half percent (1 ½ %) per month not to exceed eighteen percent (18%) per 
annum) on any late payments commencing thirty (30) days after the amounts are due. To the 
extent permitted by law, Tenant agrees that acceptance of late payments by County shall not 
constitute a waiver of Tenant's default by County with respect to such overdue amount, nor 
prevent County from terminating this Lease for default beyond applicable cure periods in the 
payment of rentals, fees or charges due to County pursuant to this Lease or from enforcing any 
other provisions, rights, or remedies granted herein, or conferred by law. 
 

5.14  Security Deposit. Tenant shall post a security deposit with County equal to three 
(3) monthly installments of rental ("Security Deposit"). The Security Deposit shall serve as 
security for the payment of all sums due to County and shall also secure the performance of all 
obligations of Tenant to County. The Security Deposit shall be either in the form of a clean, 
Irrevocable Letter of Credit ("Letter of Credit") or a Surety Bond ("Bond") in form and substance 
reasonably satisfactory to County. In the event of any failure by Tenant to pay any rentals or 
charges when due or upon any other failure to perform any of its obligations or other default 
under this Lease beyond applicable cure periods, then in addition to any other rights and 
remedies available to County at law or in equity, County shall be entitled to draw on the Security 
Deposit and apply same to all amounts owed. Upon notice of any such draw, Tenant shall 
immediately replace the Security Deposit with a new Letter of Credit or Bond in the full amount 
of the Security Deposit required hereunder. Tenant shall increase the amount of the Security 
Deposit to reflect any increases in the sums payable hereunder within thirty (30) days after 
notification by County of any such increase. The Security Deposit shall be kept in full force and 
effect throughout the Term of this Lease and any extension thereof and for a period of six (6) 
months after the termination of this Lease. Not less than forty-five (45) calendar days prior to 
any expiration date of a Letter of Credit or Bond, Tenant shall submit evidence in form 
satisfactory to County that such security instrument has been renewed. Failure to renew a Letter 
of Credit or Bond or to increase the amount of the Security Deposit as required by this Section 
shall constitute a default of this Lease entitling County to all available remedies. The Security 



Appendix “D” to RFP 001.23 
Sample Pitkin County Agreement 

 
SAMPLE LEASE CONTRACT DOCUMENT: Final Document and Agreement shall be subject to 

negotiation between the County and Top-Ranked Proposer  

22 

Deposit shall not be returned to Tenant or released by County until all obligations under this 
Lease are performed and satisfied. Prior to consent from County to any assignment of this Lease 
by Tenant, Tenant's assignee shall be required to provide a Security Deposit to County in 
accordance with the terms and conditions of this Section. 
 

5.15  Triple Net Lease. This Lease shall be deemed to be "triple net" without cost or 
expense to County including, but not limited to, cost and expenses relating to taxes, insurance, 
and the maintenance and operation of the Premises. 
 

5.16  Sales and Use Tax. Tenant hereby covenants and agrees to pay monthly to County 
any sales, use or other tax imposed pursuant to Colorado Statutes, or any imposition in lieu 
thereof (excluding state and/or federal income tax, franchise taxes and similar taxes) now or 
hereinafter imposed upon the rents, use or occupancy of the Premises by the United States of 
America, the State of Colorado or Pitkin County, notwithstanding the fact that the statute, 
ordinance or enactment imposing the same may endeavor to impose the tax upon County as 
Landlord, to the extent as applicable.  
 

5.17  Additional Remedies. County shall have the same rights to enforce due and timely 
payment by Tenant of any and all sums of money or charges required to be paid by Tenant under 
this Lease as are available to County under Colorado law with regards to annual rent, including 
but not limited to County’s rights more fully described in Article 17 herein.  
 

5.18  Licenses, Fees and Taxes. Tenant shall pay, on or before their respective due 
dates, all federal, state and local taxes and fees, and all special assessments of any kind, which 
are now or may hereafter be levied upon the Premises (including improvements) or the estate 
hereby granted, or upon Tenant, or upon the business conducted on the Premises, or upon any of 
Tenant's property used in connection therewith, or upon any rentals or other sums payable 
hereunder, including, but not limited to any ad valorem taxes (based upon Tenant's pro rata share 
according to the area of the Premises), and sales or excise taxes on rentals, and personal property 
taxes against tangible and intangible personal property of Tenant; provided, however, that Tenant 
shall have the right to contest or protest any of the foregoing in accordance with applicable legal 
requirements. County agrees to reasonably cooperate with Tenant in such contest or protest, 
which cooperation shall include, but not be limited to, executing any documents which must be 
executed by the owner of the Premises in connection with such contest or protest. County also 
agrees to deliver to Tenant, promptly after receiving the same, but in any event at least thirty (30) 
days prior to the date such bills are due, any tax bills that County receives with respect to the 
Premises. Tenant shall maintain in current status all federal, state and local licenses and permits 
required for the operation of the business conducted by Tenant. Tenant may take the benefit of 
any applicable provisions of any statute or ordinance permitting any assessment to be paid over a 
period of years, and Tenant shall pay only those installments falling due during the Term of this 
Lease, provided, Tenant shall pay all taxes due on or before lease expiration or termination, 
whichever occurs first, to preclude any taxes being owed at the cessation of this Lease, to the 
extent such taxes are due and owed prior to the cessation of this Lease. Taxes for any partial 
calendar year during the Term shall be prorated.  
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5.19  Accord and Satisfaction. In the event Tenant pays any amount that is less than the 
amount stipulated to be paid under this Lease, such payment shall be considered to be made only 
on account of the stipulated amount. No endorsement or statement on any check or letter shall be 
deemed an accord and satisfaction. County may accept any check or payment without prejudice 
to County's right to recover the balance due or to pursue any other remedy available to County 
pursuant to this Lease or under the law.  
 

Article 6 - Collection of Fees 
 

6.01 Collection and Accounting of Fees. Tenant agrees:  
 

(A)  To log the arrival and departure of aircraft using the Premises; to direct such 
aircraft to parking or service areas; to collect, on behalf of County, all fees and 
charges applicable to the operation and storage of the aircraft at the Airport, 
including, but not limited to, Fuel Flowage Fees, Storage, De-Icing, Tugging, 
Labor, Rental Car, Food, Beverage, and Retail Sales and any other fees or charges 
established by County (a schedule of the fees and charges shall be provided to 
Tenant by County, whenever new fees or charges are established or existing fees 
and charges are revised); to record, in accordance with general industry practice, 
the receipt of such fees and charges and to remit the amount that was collected, or 
should have been collected, less any percent retainage as may be authorized and 
approved by County. The fees and charges set forth in this Section shall not be 
collected from United States government military aircraft, unless Tenant is 
otherwise advised in writing by County, or from the aircraft of commercial air 
transportation companies having agreements with County providing for direct 
payment to County of such fees and charges, as indicated on a listing or notice to 
be provided by County to Tenant time to time. 

 
(A) To provide an accurate accounting to County of the fees and charges collected 

under Article 5 and this Article, in a form and detail reasonably satisfactory to 
County, on or before the tenth (10th) day of the month following the month in 
which the fees and charges were collected or accrued, which accounting shall be 
certified by an authorized officer of Tenant to have been computed in accordance 
with the terms of the Lease. Tenant shall pay to County the total amount due to 
County with the accounting, without demand, deduction or setoff. 
 

(B) In addition to the accounting to be provided to County described above, Tenant 
shall provide County with (i) copies of the quarterly sales and withholding tax 
statements it provides to the appropriate authorities, with a notation thereon by 
Tenant's accountants reflecting the portion of the income reflected on those returns 
that is derived from the fees and charges described in Article 5; and, (ii) statements 
prepared by Tenant's accountants reflecting the revenues and sales taxes paid by 
Tenant for each calendar quarter. 

 
(C) At any reasonable time, and in accordance with the procedures provided in Article 

7, County may audit any of Tenant's records of fees and charges collected or 
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accrued. If, when County audits the records based on normal accounting 
procedures, it finds that the Tenant has understated its revenues for one or more 
months by one percent (1%) or more, Tenant shall be required to pay for the audit, 
and shall promptly deliver to County the difference Tenant owes it, plus interest on 
such difference at the rate of eighteen percent (18%) per annum from the date the 
disputed payment was due to the date such difference is paid.  If such audit discloses 
that Tenant has understated its revenues for one or more months by one percent 
(1%) or more, County shall be permitted to treat such event as a material default 
hereunder.   

 
Article 7 - Accounting Records and Reporting 

 
7.01  Accounting Records. Tenant shall keep, throughout the Term and any extension 

thereof, all books of accounts and records customarily maintained by a Fixed Base Operator or 
MRO, as applicable, in accordance with Generally Accepted Accounting Principles (GAAP). 
Such books of accounts and records shall be retained and be available for three (3) years, 
including three (3) years following the expiration or termination of this Lease. With seven (7) 
business days advance written notice, County shall have the right to audit and examine during 
normal working hours all such books of accounts and records relating to Tenant's collection and 
payment of all rentals, fees and charges payable to the County hereunder no more than three (3) 
times per year. If the books of accounts and records are kept at locations other than the Airport, 
Tenant shall arrange for them to be brought to a location convenient to the auditors for County in 
order for County to conduct the audits and inspections as set forth in this Article.  
 

7.02  Audit Requirement. No later than ninety (90) days from the end of Tenant's fiscal 
year, Tenant shall provide County with an annual audit report covering Tenant's preceding fiscal 
year ("Annual Report"). The Annual Report shall be in a form reasonably satisfactory to County 
and shall be prepared by an independent Certified Public Accountant, not a regular employee of 
Tenant, in accordance with Generally Accepted Auditing Standards prescribed by the American 
Institute of Certified Public Accountants or any successor agency thereto. The first Annual 
Report shall cover the first day of operation through the end of the first year of this Lease. The 
last Annual Report shall cover through Tenant's last day of operation pursuant to this Lease. The 
Annual Report shall include the following schedules: 
 

(A)  A schedule detailing the total number of gallons of fuel sold by fuel type and 
month; the total number of gallons of fuel disbursed by type and month; total 
number of gallons of oil sold by month, total number of gallons of oil disbursed 
by month; the total number of gallons of exempt fuel and/or oil disbursed by type 
and month; the total amount of Fuel Flowage Fees payable to County by month; 
the actual amount Fuel Flowage Fees paid to County by month; and a calculation 
of the amount owed, if any, to either party. 

 
(B)  
 
(C) A schedule detailing any other fees and charges applicable to the operation of 

aircraft on the Premises by category and month. 
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(D) A schedule detailing gross revenues from food, beverage, and related services, 

retail sales, and rental car agency services by company and month and any 
amounts due hereunder for the provision of such services, if any. 
 

The Annual Report shall include an opinion regarding the information contained in the 
schedules and calculations listed above. The Annual Report shall not contain a qualified opinion, 
an adverse opinion, or a disclaimer of opinion, as defined by the American Institute of Certified 
Public Accountants or any successor agency thereto, regarding the information contained in the 
required schedules and calculations. If the Annual Report indicates that the amount due and 
owing is greater than the amount paid by Tenant to County during such period, Tenant shall pay 
the difference to County as indicated in the Annual Report. If the amount paid by Tenant to 
County exceeds the amount due and owing for such period, County shall credit the overpayment 
to Tenant in the following order: (a) against any past due amounts owed to County by Tenant, 
including interest and late fees; (b) against currently outstanding, but not yet due, rental 
payments owed to County by Tenant; and (c) against any other sums payable by Tenant to 
County. The obligations arising under this Section shall survive the expiration or earlier 
termination of this Lease until satisfied.  
 

7.03  Audit by County. Notwithstanding any provision in this Lease to the contrary, 
County or its representative(s) may at any time at its sole cost and expense perform audits of all 
or selected operations performed by Tenant under the terms of this Lease. In order to facilitate 
the audit performed by County, Tenant agrees to make suitable arrangements with the Certified 
Public Accountant who is responsible for preparing the Annual Report on behalf of Tenant to 
make available to County's representative(s) any and all working papers relevant to the report 
prepared by the Certified Public Accountant. County or its representative(s) shall make available 
to Tenant a copy of the audit prepared by or on behalf of County. Tenant shall have sixty (60) 
days from receipt of the audit report from County or its representative(s) to provide a written 
response to County regarding the audit report. Tenant agrees that failure of Tenant to submit a 
written response to the audit report in accordance with the requirements of this Section shall 
constitute acceptance of the audit report as issued. 

 
7.04      Audit of Rates, Fees and Charges of the Tenant upon Users of the Airport.   

County has the right to receive and review an assessment of all rates, fees and charges of any 
kind charged by Tenant to Users of the airport in order to insure that all charges are fair and 
reasonable and not unjustly discriminatory.  If charges are not fair and reasonable or are 
discriminatory, County may require Tenant to adjust its fees, rates and charges assessed for 
services and goods to the users of any part of the airport facility.  
 

Article 8 - Construction of Alterations and Improvements 
 

8.01  Tenant Construction Requirements. All improvements constructed or placed on 
the Premises, including, but not limited to, drainage and landscaping, shall be of attractive 
construction and first-class design; comply with any and all applicable governmental laws, 
regulations, rules, and orders; follow standard construction methods; and be constructed in 
accordance with applicable requirements of this Article. Tenant shall have the right to make such 
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additions, alterations and improvements to the Premises, including, but not limited to, the 
Required Improvements, as Tenant may deem necessary for its operations hereunder, subject to 
the Department's prior written consent, which consent shall not be unreasonably conditioned, 
delayed or denied. Notwithstanding any provision of this Lease to the contrary, the following 
additions, alterations or improvements to the Premises shall not require the Department's review 
or consent, provided that a building permit or other governmental authorization is not required: 
(a) additions, alterations or improvements to the interior of the Premises; (b) repair or 
replacement of exterior improvements with materials of like kind and quality; and ( c) 
replacement of landscaping with the same type of landscaping materials. 

(A) Required Improvements. Tenant agrees that it shall construct, at its sole cost and 
expense, the following improvements: a general aviation facility, a fixed base 
aviation terminal, aircraft hangar space; and associated infrastructure and 
improvements, including, but not limited to, utilities, drainage, perimeter safety 
fencing, lighting and other security measures, all as more specifically described in 
Article 4 of this Lease and the attached Exhibit __ (hereinafter collectively 
referred to as the "Required Improvements"). Construction of the Required 
Improvements shall occur in conjunction with the County’s planned 
improvements as more specifically described in the Airport Master Plan and 
Airport Layout Plan attached as Exhibit __. Construction of the Required 
Improvements shall be completed no later than ________, unless otherwise 
approved in writing by County, which approval shall not be unreasonably 
withheld, conditioned or delayed for reasons beyond the reasonable control of 
Tenant.  

 
(B) Minimum Capital Expenditure. Tenant shall expend not less than _________ on 

the construction of the Required Improvements ("Minimum Capital 
Expenditure"). Capital expenditure costs that may be counted towards satisfaction 
of the Minimum Capital Expenditure ("Approved Costs") shall include all costs 
paid for work performed, services rendered and materials furnished for the 
construction of the Required Improvements, subject to the following conditions 
and limitations: 

(1) The cost of design, construction and acquisition of the Required 
Improvements, including, but not limited to, building, site work, 
underground utilities, ramp, and taxi lane construction costs; the costs for 
the design and construction of apron edge roadways; all payments to 
contractors and sub-contractors; construction and Tenant bonds; 
construction insurance; building, impact and concurrency fees; all permit 
and inspection fees; utility connection fees; surveying and layout costs; 
environmental inspection, analysis and remediation costs; geotechnical 
and materials testing; site lighting, temporary and permanent fencing, and 
initial landscape and irrigation installation and material costs shall be 
considered Approved Costs. 
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(2) Payments made by Tenant to independent contractors for engineering, 
inspections, construction management services and architectural design 
work shall be considered Approved Costs; provided, however, such costs 
shall be limited to fifteen percent (15%) of the Minimum Capital 
Expenditure. 

 
(3) Only true third-party costs, payments made by Tenant, and costs typically 

capitalized under GAAP provisions, shall be considered Approved Costs. 
 
(4) Costs for consultants (other than engineering, environmental and design 

consultants, as provided above), legal fees and accountant fees shall not be 
considered Approved Costs. 

 
(5) Finance and interest expenses shall not be considered Approved Costs. 
 
(6) Administration, supervisor and overhead or internal costs of Tenant shall 

not be considered Approved Costs. 
 
(7) Costs incurred by any of Tenant's affiliates or subtenants for Required 

Improvements on the Premises shall be considered Approved Costs. 
 
(8) Costs associated with acquisition or installation of personalty, such as 

furnishings, trade fixtures and equipment, that is not permanently affixed 
to the Premises, or any other personalty whatsoever, shall not be 
considered Approved Costs. 

 
(9) Costs of interior decorations, special finishes, wall tile or other special 

wall finishes and coverings; construction photographs; special external 
and internal lighting; and signage, other than those required by local codes 
and ordinances, shall not be considered Approved Costs unless Tenant has 
obtained written approval from County prior to incurring such costs, or the 
same are included in Tenant's initial construction plans and specifications 
for the Required Improvements. 

 
(10) Costs associated with repairs, alterations, modifications, renovations or 

maintenance of any further improvements on the Premises (including, but 
not limited to, improvements existing as of the Effective Date and 
improvements subsequently constructed on the Premises) shall not be 
considered Approved Costs nor Required Improvements. 

 
(11) Any costs associated with any improvements other than the Required 

Improvements shall not be considered Approved Costs, unless Tenant has 
obtained written approval from County prior to incurring such costs. 

 
(C) Design Requirements. Tenant shall provide the names and contact information for 

all architects, engineers and land use planners providing design-related services at 
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the Premises and shall consult with and obtain the County’s prior written approval 
of all architectural, engineering and design plans before preparing detailed 
construction plans. The County may reject or require changes to any architectural, 
engineering or land use plans in the County’s reasonable discretion.  The County 
may also reject any architectural, engineering or land use companies in the 
County’s reasonable discretion.   

 
(D) Construction Requirements. Except as otherwise provided for herein, prior to 

constructing any improvements on or alterations to the Premises (including, but 
not limited to, the Required Improvements), Tenant, without cost to County, shall 
prepare detailed preliminary construction plans and specifications for the 
improvements (hereinafter collectively referred to as the "Plans") in accordance 
with standards established by the Department and deliver the preliminary Plans to 
the Department for review, comment and adjustment. The Plans shall also include 
traffic control and mitigation plans for the surrounding area, including impacts to 
Colorado State Highway 82. The Department shall review the preliminary Plans 
and provide a written response to Tenant within thirty (30) days after receipt of 
the preliminary Plans; provided, however, in the event the preliminary Plans are 
subject to review by another governmental authority with jurisdiction over the 
Airport, including, but not limited to the FAA, the timeframe for review may be 
extended by the amount of time necessary for such authority to complete its 
review. In the event the Department does not approve the preliminary Plans, 
Tenant will be notified of the reasons for the disapproval and the necessary 
modifications and/or alterations to the Plans. Tenant shall resubmit modified 
Plans to the Department within thirty (30) days of the date of the Department's 
written notice of disapproval. Within one hundred twenty (120) days following 
approval of the preliminary Plans by the Department, Tenant shall prepare or 
cause to be prepared final working Plans in substantial conformity to the 
preliminary Plans and shall submit the final working Plans to the Department for 
approval. The Department shall complete its review of the final working Plans 
within fifteen (15) days after the Department's receipt of the Plans. Upon approval 
of the final working Plans by the Department, Tenant shall obtain all permits and 
other government approvals required for the commencement of construction. 
Prior to commencement of construction, Tenant shall deliver to the Department 
one complete set of the final working Plans as approved by the governmental 
agencies exercising jurisdiction thereover. Minor changes from the final working 
Plans shall be permitted if such changes may be reasonably inferred from the final 
working Plans or if they are made to comply with requirements of any 
governmental agency exercising jurisdiction thereover. The Department's 
approval of Plans under this Article shall not be unreasonably withheld, 
conditioned or delayed. Notwithstanding the foregoing, County agrees that 
detailed Plans shall not be required for minor non-structural alterations or 
improvements, but such Plans shall, at a minimum, be sufficient to ensure 
compliance with applicable laws and building code requirements. 

 



Appendix “D” to RFP 001.23 
Sample Pitkin County Agreement 

 
SAMPLE LEASE CONTRACT DOCUMENT: Final Document and Agreement shall be subject to 

negotiation between the County and Top-Ranked Proposer  

29 

(E) During the term of the Lease, County will be undertaking construction of other 
major improvements as part of the Airport Master Plan. The timing of Tenant’s 
construction must be coordinated with the County and County’s construction 
project may take priority. Tenant shall consult with County regarding the 
proposed timing for Tenant’s construction. County shall have final authority 
regarding the scheduling of County’s and Tenant’s constructions projects. 

 
(F) Within one hundred twenty (120) days of Tenant's receipt of a certificate of 

occupancy or certificate of completion, as appropriate, for improvements 
constructed pursuant to this Article, Tenant, at its sole cost and expense, shall 
have prepared and delivered to the Department one (1) complete set of as-built 
drawings in a PDF or other electronic format approved by the Department, and 
one (1) complete set of Auto CADD files in the latest version acceptable by the 
Department. 

 
(G) Within one hundred twenty (120) days of completion of the Required 

Improvements, Tenant shall provide to County a written examination report 
detailing the costs of constructing the Required Improvements, which shall 
include a schedule detailing the total cost of constructing the Required 
Improvements by category and amount; a schedule detailing the total Approved 
Costs of the Required Improvements by category and amount; and a schedule 
detailing the Reimbursement Amount (as defined in Section 8.05) for the 
Required Improvements for each year of this Lease through the reminder of the 
Term of this Lease. The report shall be in a form and substance reasonably 
satisfactory to County and shall be prepared and certified by an independent 
Certified Public Accountant, not a regular employee of Tenant, and shall include 
an opinion regarding the information contained in the schedules. The report shall 
not contain a qualified opinion, an adverse opinion, or a disclaimer of opinion, as 
defined by the American Institute of Certified Public Accountants or any 
successor agency thereto, regarding the information contained in the required 
schedules. 

 
(H) During construction, Tenant shall hire a professional special inspector to conduct 

inspections as requested by the Department or County building officials. 
 

8.02  Construction Bonds. In accordance with the terms and conditions of this Lease, 
Tenant shall ensure that all improvements are constructed to completion in accordance with the 
approved Plans and that all Persons performing work or providing materials relating to such 
improvements including, but not limited to, all contractors, subcontractors, laborers, 
materialmen, suppliers and professionals, are paid in full for such services and materials. Prior to 
the commencement of any improvements to the Premises, the estimated cost of which exceeds 
Two Hundred Thousand Dollars ($200,000), Tenant shall cause to be made, executed and 
delivered to County at Tenant's sole cost a bond that is in a form and substance reasonably 
satisfactory to County, and issued by a company reasonably acceptable to County, and that 
guarantees Tenant's compliance with its obligations arising under this Section. Tenant may not 
subdivide improvements or phase projects for the purpose of avoiding the foregoing bond 
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requirement. County shall be named as a dual obligee on the bond(s). In lieu of the bond required 
by this Section, Tenant may file with County an alternative form of security in the form of cash, 
money order, certified check, cashier's check, or clean irrevocable letter of credit; provided, 
however, the form of the security and company issuing such security, if applicable, shall be 
subject to the prior written approval of County and shall be in accordance with County's standard 
policies and procedures. Any such alternative form of security shall be for the same purpose and 
be subject to the same conditions as those applicable to the bond required by this Section.  
 

8.03  Contractor Requirements. Tenant shall provide the names and contact information 
for all contractors and subcontractors providing services at the Premises prior to the subject 
contractor or subcontractor commencing work.  County may reject any contractor and/or 
subcontractor for reasonable cause. Tenant shall require contractors to furnish for the benefit of 
County a public construction bond in a form approved by County. Tenant shall require its 
contractors to name County as a dual obligee on the bond(s). Tenant shall also require 
contractors to furnish satisfactory evidence of statutory Worker's Compensation insurance, 
comprehensive general liability insurance, comprehensive auto insurance, and physical damage 
insurance on a Builder's Risk form with the interest of County endorsed thereon, in such amounts 
and in such manner as County may reasonably require. County may require additional insurance 
for any alterations or improvements approved hereunder, in such amounts as County reasonably 
determines to be necessary. 
 

8.04  No Liens. Tenant agrees that nothing contained in this Lease shall be construed as 
consent by County to subject the County or its property to liability or attachment under the 
construction lien laws of the State of Colorado and understands that County shall not be subject to 
such liability. Tenant shall notify any and all parties or entities performing work or providing 
materials relating to any improvements made by Tenant of this provision of this Lease. 

 
In the event that a claim is filed against the County in connection with any work 

performed by or on behalf of Tenant, Tenant shall satisfy such claim, or transfer same to 
security, within ten (10) days from the date of filing. In the event that Tenant fails to transfer or 
satisfy such claim within the ten (10) day period, County may do so and thereafter charge Tenant 
all costs incurred by County in connection with the satisfaction or transfer of such claim, 
including attorneys' fees, and Tenant shall promptly pay to County all such costs upon demand, 
as additional rent. 
 

8.05  Reimbursement of Unamortized Costs. 
 

(A) For purposes of calculating depreciation pursuant to this Lease, the parties agree: 
(a) the value of Required Improvements shall be an amount equal to the Approved 
Costs; (b) the period of depreciation shall be twenty (20) years; and (c) 
depreciation shall commence upon the Commencement Date. Depreciation shall 
be calculated on a straight-line basis such that the annual depreciation is the same 
throughout the life of Required Improvements, and, at the end of twenty (20) 
years the value of the Required Improvements shall be zero. For any periods of 
less than one (1) year, depreciation shall be prorated on a monthly basis, rounded 
up to the nearest whole monthly period. Accordingly, the parties agree that annual 
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depreciation of the Required Improvements shall be calculated in accordance with 
the following formula: Approved Costs/20 years. The term "Accumulated 
Depreciation" shall mean the total depreciation of the Required Improvements 
accumulated through the date of expiration or the earlier termination of this 
Lease. 

 
(B) In the event this Lease expires or is earlier terminated prior to the full depreciation 

of the Required Improvements, calculated in accordance with Section 8.05(A) 
above, County shall, within one hundred eighty (180) days after the expiration or 
earlier termination of this Lease, pay, or cause to be paid, to Tenant an amount 
equal to the sum of the Approved Costs of the Required Improvements minus any 
Accumulated Depreciation ("Reimbursement Amount"); provided, however, 
Tenant acknowledges and agrees that County shall have no obligation whatsoever 
to pay the Reimbursement Amount in the event: (a) this Lease is terminated, in 
whole or in part, due to a material default of this Lease by Tenant; (b) Tenant 
elects not to exercise its option to renew this Lease in accordance with Section 
3.02; or (c) County offers to lease the Premises to Tenant upon substantially the 
same terms and conditions as this Lease for an additional period sufficient to 
allow Tenant to fully depreciate the Required Improvements, calculated in 
accordance with Section 8.05(A) above, prior to the expiration of the Renewal 
Term. 

 
8.06  County Projects. Tenant acknowledges that County will be causing certain 

infrastructure improvements to be constructed as detailed in the Airport Layout Plan attached as 
Exhibit __ ("County Projects"). County currently anticipates the County Projects will be 
completed on or before ______. The parties shall coordinate during the construction of the 
County Projects in an effort to avoid any conflict between the County Project and Tenant's 
construction activities within the Property.  
 

Article 9 - Obligations of Tenant and County 
 

9.01  Rules and Regulations. Tenant covenants and agrees to observe and obey, and to 
require Tenant Parties to observe and obey such rules and regulations of the Department and 
County, including but not limited to all applicable provisions of the Code (including amendments 
and supplements thereto) regulating the conduct and operations of Tenant and others on the 
Premises as may from time to time be promulgated. The obligation of Tenant to require such 
observance and obedience on the part of its subtenants, guests, invitees, and business visitors 
shall pertain only while such Persons are on or in occupancy of any portion of the Premises.  
 

9.02  Conduct of Operations. Tenant shall conduct its operations hereunder in an 
orderly and commercially reasonable manner, considering the nature of such operations so as not 
to unreasonably interfere with the operations of other tenants at the Airport.  
 

9.03  Noise and Vibrations. Tenant shall comply with the reasonable noise mitigation 
measures established by the Code to mitigate noise impacts of Tenant's operations outside the 
boundaries of the Airport, such as utilizing designated areas for engine run-up activities.  
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9.04  Conduct of Tenant Parties. Tenant shall control the conduct, demeanor and 

appearance of Tenant Parties doing business at the Premises and, upon objection from County 
concerning the conduct of any such persons, shall immediately take all reasonable steps 
necessary to remove the cause of objection.  
 

9.05  Disposal of Garbage. Tenant shall remove from the Premises or otherwise dispose 
of in a manner approved by County all garbage, debris and other waste materials (whether solid 
or liquid) arising out of the use or occupancy of the Premises or out of any operations conducted 
thereon. Garbage, debris and other non-hazardous waste materials may be temporarily stored on 
the Premises in suitable garbage and waste receptacles.  
 

9.06  Nuisance. Tenant shall not commit any physical nuisance on the Premises and 
shall not do or permit any of its subtenants to do anything which would result in the creation, 
commission or maintenance of such nuisance on the Premises.  
 

9.07  Vehicular Parking. Tenant shall not allow Tenant Parties to park vehicles within 
the grassed areas of the Premises or in other areas of the Airport that are not leased or licensed to 
Tenant without the prior consent of the Department, which consent may be granted or withheld 
in the Department's sole and absolute discretion.  
 

9.08  Accessibility of Utility Systems. Tenant shall not unreasonably interfere with the 
effectiveness or accessibility of the utilities systems installed or located on or about the Premises 
that are also used by other occupants, customers or users of the Airport, including electric 
vehicle charging stations or similar-type utilities that may be installed by the County or utility 
provider at a later date. This provision shall in no event require Tenant to modify or relocate any 
utilities systems that are approved by the County as part of the Required Improvements.  
 

9.09  Overloading Paved Areas. Tenant shall not overload any floor or paved area on 
the Premises and shall repair any floor, including supporting members, and any paved area 
damaged by overloading.  
 

9.10  Hazardous Operations. Tenant shall not do or permit to be done any act or thing 
upon the Premises that: 
 

(A) will invalidate any insurance policies covering the Premises or the Airport; or 
 
(B) constitutes a hazardous condition taking into account the risks normally attendant 

upon the operations permitted by this Lease. 
 

9.11  Storage of Flammable Liquids. All flammable liquids that are kept or stored at the 
Premises must at all times be handled, stored and used in accordance with all applicable federal, 
state and local laws.  
 

9.12  Testing of Fire Systems. From time to time and as often as reasonably required by 
County or any governmental authority having jurisdiction, Tenant shall conduct pressure, water 
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flow, and other appropriate tests of the fire extinguishing system and apparatus which are 
maintained by Tenant or any subtenant.  
 

9.13  Vending Machines. Except as specifically authorized by this Lease, Tenant shall 
not place any coin or token operated vending machine or similar device (including, but not 
limited to, beverage or food machines, or other commodities) upon the exterior of any buildings 
or improvements upon the Premises, without the prior written consent of County, which consent 
shall not be unreasonably withheld by County.  
 

9.14  Derelict Aircraft. Tenant shall not permit the temporary or permanent storage 
(without an open work order being actively pursued) at the Premises of any Derelict Aircraft. 
Derelict Aircraft shall be removed from the Airport within a period of ninety (90) days after 
written notice from County. Notwithstanding the foregoing, County may make written request to 
Tenant to demonstrate that an open work order is being actively pursued. If Tenant fails to 
provide County with satisfactory evidence that an open work order is being actively pursued 
within three (3) business days of the date requested, then such Derelict Aircraft shall be removed 
from the Premises within ninety (90) days from the date County makes its written request for 
proof that an open work order is being actively pursued.  
 

9.15  Derelict Vehicles. Tenant shall not permit the temporary or permanent storage at 
the Premises of any Derelict Vehicles. Tenant shall cause Derelict Vehicles to be removed from 
the Premises within twenty-four (24) hours after written notice from County.  
 
 

Article 10 - Maintenance and Repair 
 

10.01  Cleanliness of Premises/Maintenance. Tenant shall, throughout the Term and any 
extension thereof, be responsible for all repairs and maintenance of the Premises (which shall 
include, but shall not be limited to, all aircraft apron areas, buildings and improvements thereon), 
whether such repair or maintenance be ordinary or extraordinary, structural or otherwise. 
Maintenance and repairs shall be in quality and class comparable to the original work, to 
preserve the Premises in good order, repair and first-class condition. Tenant shall be required to 
keep all aircraft apron areas, buildings and other improvements in good and fit condition 
throughout the Term and any extension hereof, and without limiting the generality thereof, 
Tenant shall: 
 

(A) Paint the exterior and interior of the Premises, repair and maintain all doors, 
windows, pavements, equipment, lighting fixtures, furnishings, fixtures, roof, 
exterior walls, and structural support systems. 

 
(B) Keep the Premises at all times in a clean and orderly condition and appearance 

and all of the fixtures, equipment and personal property which are located in any 
part of the Premises that is open to or visible by the general public. 

 
(C) Provide and maintain all obstruction lights and similar devices, fire protection and 

safety equipment and all other equipment of every kind and nature required by 



Appendix “D” to RFP 001.23 
Sample Pitkin County Agreement 

 
SAMPLE LEASE CONTRACT DOCUMENT: Final Document and Agreement shall be subject to 

negotiation between the County and Top-Ranked Proposer  

34 

any law, rule, order, ordinance, resolution or regulation of any applicable 
governmental authority. 

 
(D) Repair any damage to the aircraft apron areas, paving or other surface of the 

Premises caused by any oil, gasoline, grease, lubricants or other liquids or 
substances having a corrosive or detrimental effect thereon. 

 
(E) Take anti-erosion measures, including, but not limited to, the planting and 

replanting of grasses with respect to all portions of the Premises not paved or built 
upon. 

 
(F) Be responsible for the maintenance and repair of all utilities that are now or 

subsequently located within the Premises and are exclusively used by Tenant or 
any of its subtenants, including, but not limited to, service lines for the supply of 
water, gas service lines, electrical power, telephone and telecommunications 
conduits and lines, sanitary sewers and storm sewers. 

 
(G) Make no use of any portion of the Premises in a manner that causes or results in 

excessive dust, debris or waste of any kind to be blown about or raised so as to be 
ingested by aircraft. 

 
(H) Be responsible for the maintenance, repair, cleaning and landscaping of the 

entrance and exit roadways, sidewalks and signage immediately serving the 
Premises, which Tenant acknowledges may be located outside of the Premises. 

 
10.02  Inspections. With the exception of the need to address any emergency or other 

similar exigency, County, with forty-eight (48) hours prior notice to Tenant, shall have the right 
to enter the Premises at reasonable times to inspect same for the purpose of determining whether 
Tenant is in compliance with the requirements of this Lease. In the event Tenant is not in 
compliance with this Lease, as reasonably determined by County, County shall provide Tenant 
with written notice of such noncompliance. Tenant shall commence corrective action to remedy 
such noncompliance to the satisfaction of County promptly after receipt of the notice of 
noncompliance. If corrective action is not promptly initiated and pursued in a diligent manner to 
completion, County may cause the same to be accomplished. Tenant agrees that Tenant shall 
assume and be liable to County for payment of all reasonable costs incurred by County, plus a 
twenty five percent (25%) administrative overhead fee, which costs and administrative overhead 
fee shall constitute additional rent hereunder and shall be due and payable within thirty (30) days 
of the date of County's written notice. 
 

Article 11 – Utilities 
 

11.01  Utility Costs. Tenant shall pay for all electric, water, garbage and other utilities 
charges for the Premises. The metering devices installed by Tenant for such utilities shall be 
installed at the cost of Tenant and shall become the property of County upon installation unless 
owned by a third party. Extension of utility mains or services to meet the needs of Tenant on the 
Premises shall be at the expense of Tenant (except for any portion of such work that falls within 
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the County Projects), and shall become the property of County upon installation unless otherwise 
agreed upon by the parties to this Lease.  
 
 

Article 12 - Airport Security Program 
 

Tenant agrees to observe all federal, state and local laws, rules and safety and security 
requirements applicable to Tenant's operations, as now or hereafter promulgated or amended, 
including, but not limited to, Title 14, Part 139 of the Code of Federal Regulations, Title 49, Part 
1542 of the Code of Federal Regulations and Title X of the Pitkin County Code. Tenant shall be 
solely responsible for monitoring and remaining compliant with any and all laws, rules and 
regulations affecting Tenant’s operations.  County shall not be responsible for notifying Tenant 
of any applicable new or amended laws, rules or regulations. Tenant agrees to comply with the 
Airport Security Program and the Air Operations Area (AOA) Vehicle Access Program, and 
amendments thereto, and to comply with such other rules and regulations as may be reasonably 
prescribed by County or the Department, and to take such steps as may be necessary or directed 
by County or the Department to ensure that subtenants, employees, invitees and guests observe 
these requirements. If required by the Department, Tenant shall conduct background checks of 
its employees in accordance with applicable federal, state or local laws. Tenant further agrees to 
be responsible for the care and maintenance of the Airport security barriers and devices within 
the Premises. All costs associated with the construction and repair of the security fence, barriers, 
access control and monitoring system, including, but not limited to, gates, signs or locks (keying 
and re-keying), which are installed now or in the future at the Premises shall be borne by Tenant. 
Tenant agrees to rectify any safety or security deficiency or other deficiency as may be 
determined as such by the Department, County, FAA or TSA. In the event Tenant fails to 
remedy any such deficiency, County may do so at the reasonable and necessary cost and expense 
of Tenant after providing Tenant with reasonable prior written notice and a reasonable 
opportunity to cure, factoring in the nature of the deficiency. Tenant acknowledges and agrees 
that County shall have the right to take whatever action is reasonably necessary to rectify any 
safety or security deficiency or other deficiency as may be determined by the Department, 
County, FAA or TSA.  
 

Article 13 - Insurance Requirements 
 

Tenant shall, at its sole expense, maintain in full force and effect at all times during the 
Term and any extension thereof, the insurance limits, coverages and endorsements required 
herein. Neither the requirements contained in this Article nor County's review or acceptance of 
insurance shall in any manner limit or qualify the liabilities and obligations assumed by Tenant 
under this Lease.  
 

13.01  Commercial General Liability/Airport Liability. Tenant shall maintain 
Commercial General Liability/Airport Liability Insurance with limits of liability not less than 
Ten Million Dollars ($10,000,000) each occurrence, including coverage for, but not limited to, 
Premises/Operations, Products/Completed Operations, Contractual Liability, Personal/ 
Advertising Injury and Cross Liability. This coverage shall be provided on a primary basis. 
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13.02  Hangarkeeper's Legal Liability. Tenant shall maintain Hangarkeeper's Legal 
Liability Insurance providing coverage for property damage to aircraft that are the property of 
others while in the care, custody, or control of Tenant (when such aircraft are not in flight), in an 
amount not less than Ten Million Dollars ($10,000,000) any one aircraft and Twenty Million 
Dollars ($20,000,000) any one occurrence.  
 

13.03  Business Auto Liability. Tenant shall maintain Business Automobile Liability 
Insurance with limits of liability not less than Five Million Dollars ($5,000,000) each occurrence 
for owned, non-owned and hired automobiles. In the event Tenant has no owned automobiles, 
Tenant shall maintain only Hired & Non-Owned Auto Liability Insurance. This coverage may be 
satisfied by way of endorsement to the Commercial General Liability policy, or a separate 
Business Auto Liability policy. This coverage shall be provided on a primary basis. 
 

13.04  Workers' Compensation & Employers Liability. Tenant shall maintain Workers' 
Compensation & Employers Liability in accordance with _________, Colorado Statutes, and 
federal law. This coverage shall be provided on a primary basis.  
 

13.05  Storage Tank Third-Party Liability and/or similar Environmental Impairment 
Liability. Tenant shall maintain Third-Party Storage Tank Pollution Liability Insurance, or 
similar Environmental Impairment Liability Insurance at a minimum limit not less than One 
Million Dollars ($1,000,000) per occurrence at each location and Two Million Dollars 
($2,000,000) annual aggregate at each location providing coverage for damages against, but not 
limited to, third-party liability, clean up, corrective action including assessment, remediation and 
defense costs. In the event the policy includes a self-insured retention or deductible in excess of 
One Hundred Thousand Dollars ($100,000), Tenant shall provide a copy of Tenant's most recent 
annual report or audited financial statements to County at County's request and County may 
reject or accept a higher self-insured retention or deductible based on Tenant's financial 
condition.  
 

13.06  Umbrella or Excess Liability. In addition to the above, Tenant shall maintain 
coverage under Umbrella or Excess Liability Insurance at an aggregate limit not less than the 
highest "each occurrence" limit for the Commercial General Liability/ Airport Liability, Business 
Auto Liability or Environmental Impairment Liability policy. County shall be specifically 
endorsed as an "Additional Insured" on the Umbrella or Excess Liability policy, unless the 
Certificate of Insurance notes the Umbrella or Excess Liability policy provides coverage on a 
"Follow-Form" basis. 
 

13.07  Property & Flood Insurance. Tenant shall maintain: 
 

(A) Property insurance in an amount not less than one hundred percent (100%) of the 
total replacement cost of the buildings, betterments and improvements, including 
those made by or on behalf of Tenant as well as Tenant's contents located on the 
Premises. The settlement clause shall be on a Replacement Cost basis. Coverage 
shall be written with a Special - Cause of Loss (All-Risk) form and include an 
endorsement for Ordinance & Law in an amount not less than twenty-five percent 
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(25%) of the Property insurance limit. This coverage shall be provided on a 
primary basis. 

 
(B) Flood insurance, regardless of the flood zone, in an amount not less than one 

hundred percent (100%) of the total replacement cost of the buildings, betterments 
and improvements, including, but not limited to, those made by or on behalf of 
Tenant as well as Tenant's contents, located on the Premises, or the maximum 
amount available from the National Flood Insurance Program. This coverage shall 
be provided on a primary basis. 

 
 

13.08  Additional Insured Endorsement. Tenant shall endorse County as an "Additional 
Insured" on each liability insurance policy required to be maintained by Tenant, except for 
Worker's Compensation and Business Auto Liability policies. The CG 2011 Additional Insured - 
Managers or Lessors of Premises or its equivalent, shall be an endorsement to the Commercial 
General Liability policy. Other policies, when required, shall provide a standard "Additional 
Insured" endorsement offered by the insurer. The "Additional Insured" endorsements shall 
provide coverage on a primary basis. "Additional Insured" endorsements shall read "Pitkin 
County Board of County Commissioners, a Political Subdivision of the State of Colorado, its 
Officers, Employees and Agents, c/o Pitkin County Airport, 0233 E. Airport Rd., Suite A, 
Aspen, Colorado 81611," or as otherwise acceptable to the County.  
 

13.09  Certificate of Insurance. Prior to the Commencement Date, Tenant shall provide 
County with a certificate of insurance, or certificates of insurance, evidencing limits, coverages 
and endorsements required herein. All certificates of insurance shall include a minimum thirty 
(30) day endeavor to notify due to cancellation or non-renewal of coverage. In the event 
coverage is cancelled or is not renewed during the Term or any extension thereof, Tenant shall 
provide County a new certificate of insurance or certificates of insurance evidencing replacement 
coverage no later than thirty (30) days prior to the expiration or cance11ation of the coverage. 
The certificate holder's name and address shall read "Pitkin County Board of County 
Commissioners c/o Pitkin County Airport, 0233 E. Airport Rd., Suite A, Aspen, Colorado 
81611." 
 

13.10  Waiver of Subrogation. By entering into this Lease, Tenant agrees to a Waiver of 
Subrogation for each policy required to be maintained or maintained by Tenant pursuant to or in 
connection with this Lease. When required by the insurer, or should a policy condition not 
permit an insured to enter into a pre-loss agreement to waive subrogation without an 
endorsement, Tenant shall notify the insurer and request the policy be endorsed with a Waiver of 
Transfer of Rights of Recovery Against Others, or its equivalent. This Waiver of Subrogation 
requirement shall not apply to any policy, a condition to which the policy specifically prohibits 
such an endorsement, or voids coverage should Tenant enter into such an agreement on a 
pre-loss basis. Nothing contained in this Section shall be construed as an obligation of Tenant to 
provide a Waiver of Subrogation in the event that Tenant's insurer will not provide it.  
 

13.11  Premiums and Proceeds. Tenant shall not keep, use, sell or offer for sale in or 
upon the Premises any article which may be prohibited by any, condition, provision, or limitation 
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of the property, flood or wind insurance policies. Tenant shall be responsible for all premiums, 
including increases, for property, flood and wind insurance policies. Subject to the terms of any 
Leasehold Mortgage or financing arrangement entered into by Tenant, Tenant agrees that all 
property, flood and windstorm insurance proceeds shall be made available for use to promptly 
replace, repair or rebuild the building, betterments and improvements, including, but not limited 
to, those made by or behalf of Tenant.  
 

13.12  Deductibles, Coinsurance, & Self-Insured Retention. Tenant shall be fully and 
solely responsible for any deductible, coinsurance penalty, or self-insured retention; including 
any losses, damages, or expenses not covered due to an exhaustion of limits or failure to comply 
with the policy.  
 

13.13  Right to Review or Adjust Insurance. County may review, modify, reject or 
accept any required policies of insurance, including, but not limited to, limits, coverages or 
endorsements, required by this Article from time to time throughout the Term and any extension 
thereof. County may also reject any insurer or self-insurance plan providing coverage because of 
poor financial condition or failure to operate legally. In such event, County shall provide Tenant 
a written notice of rejection, and Tenant shall comply within thirty (30) days of receipt of the 
notice.  
 

13.14  No Representation of Coverage Adequacy. Tenant acknowledges the limits, 
coverages and endorsements required by this Article are intended to minimize liability for 
County. Tenant agrees that it will not rely upon the requirements of this Article when assessing 
the extent or determining appropriate types or limits of insurance coverage to protect Tenant 
against any loss exposures, whether as a result of this Lease or otherwise.  
 

Article 14 - Damage, Destruction or Condemnation of the Premises 
 

14.01  Removal of Debris. If the Premises, or any portion thereof, are damaged by fire, 
the elements or other casualty, Tenant shall promptly remove all debris resulting from such 
damage from the Premises and shall promptly take such actions and cause such repairs to be 
made to the Premises as will place the Premises in a neat and orderly condition and as are 
necessary for the safety of Persons entering upon the Premises. If Tenant fails to promptly 
comply with the provisions of this Section, County may take such measures as it deems 
necessary to render the Premises in a neat, orderly, and safe condition. Tenant agrees that Tenant 
shall fully assume and be liable to County for payment of any costs incurred by County, plus a 
twenty-five percent (25%) administrative overhead fee, which costs and administrative overhead 
fee, shall be due and payable to County within thirty (30) days from the date of written notice 
provided by County.  
 

14.02  Tenant's Obligations. Tenant assumes full responsibility for the condition of the 
Premises and the character, acts and conduct of all Persons admitted to the Premises by or with 
the actual or constructive consent of Tenant or with the consent of any person acting for or on 
behalf of Tenant. If the Premises, or any portion thereof, is damaged in any way whatsoever, 
whether by an act of God or by the act, default or negligence of Tenant, or a Tenant Party or any 
Person admitted to the Premises by Tenant, Tenant shall at its sole cost and expense restore the 
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Premises to the condition existing prior to such damage. Tenant shall commence restoration 
within sixty (60) days and shall diligently pursue such restoration to completion in accordance 
with the construction requirements set forth in Article 8; provided, however, that if the nature of 
the damage is such that more than sixty (60) days are reasonably required Tenant shall 
commence restoration as soon as reasonably practicable under the circumstances taking into 
consideration the extent of the damage. All repairs and restoration shall be made by Tenant at 
Tenant's sole cost and expense, in accordance with the construction requirements contained 
herein. If Tenant fails to restore the Premises as required by this Section, County shall have the 
right to enter the Premises and perform the necessary restoration. Tenant agrees that Tenant shall 
fully assume and be liable to County for payment of the reasonable costs of restoration plus a 
twenty five percent (25%) administrative overhead fee, which costs and administrative overhead 
fee, shall be due and payable to County within thirty (30) days from the date of the written notice 
provided by County.  
 

14.03  Insurance Proceeds. Except as otherwise provided for herein, upon receipt by 
Tenant of the proceeds of any insurance policy or policies required hereunder, the proceeds shall 
be deposited in an escrow account approved by County so as to be available to pay for the cost of 
any required repair, replacement or rebuilding. The proceeds shall be disbursed during 
construction to pay the cost of such work. If the amount of the insurance proceeds is insufficient 
to pay the costs of the required repair, replacement or rebuilding of damaged improvements, 
Tenant shall pay any additional sums required to complete the required repair, replacement or 
rebuilding into the escrow account. If the amount of the insurance proceeds is in excess of the 
costs of the required repair, replacement or rebuilding, the excess amount shall be remitted to 
Tenant.  
 

14.04  Condemnation of the Entire Premises. If the entire Premises shall be taken or 
condemned for a public or quasi-public use or purpose by a competent governmental entity, or if 
such a portion of the Premises shall be so taken that the balance cannot reasonably be used for 
the same purpose and with substantially the same utility to Tenant as immediately prior to such 
taking, then in any of such events, this Lease shall terminate upon delivery of possession to the 
condemning authority, and any award, compensation or damages ("Award") shall be paid as 
follows: (a) the net present value of the Ground Rent payable for the remainder of the Initial 
Term or Renewal Term then in effect plus the present value of the reversionary interest in the 
Property shall be paid to and be the sole property of County (such present values shall be 
determined using a mutually agreed upon discount rate), and (b) the remainder of the Award, if 
any, shall be paid to and be the sole property of Tenant. The amounts payable to each party shall 
be determined by the court or other body before which the condemnation or taking is to be 
adjudicated or determined, taking into account the requirements of this Lease.  
 

14.05  Partial Condemnation. If only a part of the Premises shall be so taken or 
condemned, but this Lease is not terminated pursuant to Section 14.04 above, Tenant, at its sole 
cost and expense, shall promptly repair and restore the Premises and all improvements to a 
complete architectural unit and the Ground Rent will be adjusted accordingly on a per square 
foot basis of the Property so taken. During the period of repair, Ground Rent and 
Improvement/Building Rent shall abate as to the portion of the Premises being repaired. In no 
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event shall Tenant be required to expend an amount in excess of the amount of the Award in 
connection with the performance of its obligations under this Section 14.05.  
 

Article 15 - Rights of Leasehold Mortgagees 
 

15.01  Right to Mortgage. Tenant may encumber its leasehold estate and interest in the 
Premises by mortgage, security agreement or other such instrument (any such instrument is 
hereinafter referred to as "Leasehold Mortgage", and the holder thereof is referred to as 
"Leasehold Mortgagee") during the Term and any extension thereof; provided that County shall 
not be obligated to, nor deemed to have subjected or subordinated County's fee simple interest in 
the Premises to any Leasehold Mortgage, nor subordinated the County's interest in this Lease to 
such Leasehold Mortgage. County's interests in the fee and this Lease are and shall remain at all 
times superior and prior in right to any Leasehold Mortgage.  
 

15.02  Notice of Default. A Leasehold Mortgagee may provide written notice of its 
Leasehold Mortgage in the same manner and at the same address as required by this Lease for 
notices delivered to County, together with the name and address of the Leasehold Mortgagee. In 
the event such notice is delivered to County, County upon serving Tenant with any notice of 
default under this Lease, shall also serve a copy of that notice of default upon the Leasehold 
Mortgagee in the same manner as required by this Lease for notices delivered to Tenant. The 
delivery shall be made at the address the Leasehold Mortgagee shall have designated in writing 
to County. County agrees to give the Leasehold Mortgagee written notice of any default by 
Tenant and of County's intention to terminate this Lease for any reason at least sixty (60) days 
before the effective date of such termination. The Leasehold Mortgagee shall have the right to 
perform any of Tenant's covenants or to cure any default by Tenant, which is curable by the 
Leasehold Mortgagee, or to exercise any right conferred upon Tenant by the terms of this Lease 
within such sixty (60) day period or such longer period if the default by Tenant is of such nature 
that it cannot be cured within such sixty (60) day period, provided that the Leasehold Mortgagee 
commences action to cure such default and thereafter diligently and continuously pursues such 
cure to completion within a reasonable period of time under the circumstances, not to exceed 
one-hundred and twenty (120) days from the date of the notice of default from County to Tenant. 
The sole remedy available to Leasehold Mortgagee due to the failure of County to provide 
Leasehold Mortgagee with a notice of default as required hereunder shall be the tolling of the 
applicable cure period afforded to Leasehold Mortgagee herein until the earlier of providing of 
such notice to Leasehold Mortgagee or Leasehold Mortgagee's receipt of actual knowledge of 
such notice. County's failure to provide Leasehold Mortgagee a notice of default as required 
hereunder shall not alter or affect Tenant's rights or obligations under this Lease, nor extend any 
cure period afforded to Tenant hereunder or entitle Tenant to damages or other remedies.  
 

15.03  Opportunity to Cure. Upon written notice from the Leasehold Mortgagee to 
County that it has taken possession of the Premises, County will recognize the Leasehold 
Mortgagee as the tenant of the Premises and accept the performance by the Leasehold Mortgagee 
of Tenant's obligations under this Lease, for so long as the Leasehold Mortgagee is in possession 
of the Premises, and provided that the Leasehold Mortgagee cures the defaults of Tenant, in 
accordance with Section 15.02 and otherwise performs Tenant's obligations under this Lease 
without default. In addition, County agrees that it will not unreasonably withhold or delay its 
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consent to any future assignment by the Leasehold Mortgagee of the leasehold estate under this 
Lease; provided that: (a) there is no existing default under this Lease or the Leasehold Mortgagee 
or such assignee undertakes to cure any such default as provided above and; (b) the proposed 
assignee provides County with such information regarding the assignee as County requests in 
order to evaluate the assignee's qualifications to assume this Lease as Tenant and; (c) the 
assignee has similar recent experience and knowledge regarding operation of the Premises and 
has the financial ability to perform under this Lease, as reasonably determined by County. Upon 
any valid permitted assignment of this Lease by the Leasehold Mortgagee, Leasehold Mortgagee 
shall have no further liability under this Lease for obligations arising after such assignment. Any 
action by the Leasehold Mortgagee to cure any default by Tenant or otherwise to exercise 
Tenant's rights under this Lease shall not be deemed to be an assumption by the Leasehold 
Mortgagee of Tenant's obligations under this Lease unless the Leasehold Mortgagee takes 
possession of the Premises pursuant to a foreclosure or other enforcement of its security interest 
in this Lease or otherwise expressly assumes such obligations in writing. If the Leasehold 
Mortgagee takes possession of the Premises or succeeds to the interest of Tenant, County shall 
accept the Leasehold Mortgagee as the "Tenant" under this Lease, and this Lease shall continue 
in full force and effect; provided that there are no then existing uncured defaults under this 
Lease, and Leasehold Mortgagee performs all obligations of Tenant under this Lease from and 
after the date such Leasehold Mortgagee takes possession of the Premises. In such instance the 
Leasehold Mortgagee shall thereafter be deemed the "Tenant" under this Lease. The provisions 
of this Article 15 shall not apply to Leasehold Mortgagee acting as the "Tenant" under this 
Lease. 
 

15.04  No Lease Amendments. This Lease shall not be amended, modified, terminated or 
canceled by reason of the exercise of any option or election by Tenant under this Lease, or by the 
giving of any notice by Tenant under this Lease, unless such amendment, modification, 
termination or cancellation is assented to in writing by any Leasehold Mortgagee. Any such 
attempted amendment or modification, termination or cancellation without that assent shall be 
void.  
 

15.05  Limitation of Liability. A Leasehold Mortgagee shall only be liable to perform the 
obligations imposed on Tenant in this Lease, including any delinquent obligations of Tenant, 
during the period that the Leasehold Mortgagee is in possession or ownership of the leasehold 
estate created by this Lease.  
 

15.06  Estoppel Certificates. Each party agrees, at any time and from time to time upon 
not less than twenty (20) days prior written notice by the other party, to execute, acknowledge 
and deliver to the other party a statement in writing certifying: (a) whether this Lease is in full 
force and effect, and if it is alleged that this Lease is not in full force and effect, setting forth the 
nature thereof in reasonable detail; (b) whether this Lease has been supplemented or amended, 
specifying the manner in which it has been supplemented or amended; (c) the date to which all 
rental payments have been made; (d) the commencement and expiration date of this Lease; and 
(e)whether or not, to the best of the knowledge of the signer of such statement, the other party is 
in default or may be with notice or the passage of time, or both, in keeping, observing or 
performing any term, covenant, agreement, provision, condition or limitation contained in this 
Lease and if in default, specifying each such default, it being intended that any such statement 
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delivered pursuant to this Section may be relied upon by the other party, any prospective 
assignee of the other party's interest in this Lease or any Leasehold Mortgagee, but reliance on 
such certificate may not extend to any default as to which the signer shall not have had actual 
knowledge. 
 

15.07  Release of Lien. Upon the scheduled expiration or early termination of this Lease, 
provided such termination is in accordance with the terms of this Lease including, but not limited 
to, this Article, Tenant and/or Leasehold Mortgagee, as appropriate, shall promptly execute, in 
recordable form, and deliver to the County a termination of lease, termination of memorandum 
of lease, release of mortgage and such other documents as County may reasonably require 
(collectively, the "Release Documents"). In the event Tenant or Leasehold Mortgagee fails to 
provide the foregoing Release Documents within thirty (30) days after County's written request 
therefor, County, at its option, shall be entitled to execute the same for and on behalf of Tenant 
and/or Leasehold Mortgagee and Tenant and Leasehold Mortgagee hereby appoint County as 
attorney in fact for the limited purpose of execution of such Release Documents. 
 

15.08  Entry by Leasehold Mortgagee. County hereby authorizes any Leasehold 
Mortgagee (or court appointed receiver) to enter on the Premises to exercise Leasehold 
Mortgagee's cure rights and power under this Lease; provided, however, that all such entries and 
exercises of Leasehold Mortgagee's cure rights and powers under this Lease shall be done in a 
commercially reasonable manner so as to minimize interference with the operations of the 
Airport.  
 

Article 16 - Title to Improvements 
 

16.01  Title to Improvements. Tenant shall be deemed to be the owner of all 
improvements and alterations constructed by Tenant upon the Premises during the Term. Upon 
expiration of the Term or the earlier termination of this Lease as provided herein, all 
improvements and alterations constructed or placed upon the Premises by Tenant with the 
exception of any Fuel System, title to which has not previously vested in County hereunder, shall 
become the absolute property of County, and County shall have every right, title, and interest 
therein, free and clear of any liens, mortgages, and other encumbrances. Upon the request of 
County, Tenant shall provide County with a bill of sale or other evidence of the transfer of 
ownership of the improvements and alterations together with evidence satisfactory to County that 
the improvements and alterations are free from liens, mortgages and other encumbrances.  
 

16.02  Fuel System. Tenant shall be fully responsible for the ownership, permitting, 
maintenance and liability of all components of any Fuel System installed upon the Premises at all 
times during the Term. Upon expiration or earlier termination of this Lease, County may, at 
County's sole option, require that (a) Tenant assign all right, title and interest to County or, at 
County's option, to a successor lessee or assignee, and thereafter the Fuel System shall become 
the absolute property of County, or successor lessee or assignee, who shall have every right, title 
and interest therein; or (b) remove the Fuel System. Upon the request of County, Tenant shall 
provide County with a bill of sale or other evidence of the transfer of ownership of the 
improvements together with evidence satisfactory to County, or the successor lessee or assignee, 
that the improvements are free from liens, mortgages and other encumbrances. In the event 



Appendix “D” to RFP 001.23 
Sample Pitkin County Agreement 

 
SAMPLE LEASE CONTRACT DOCUMENT: Final Document and Agreement shall be subject to 

negotiation between the County and Top-Ranked Proposer  

43 

County requires assignment of rights, title and interest in the Fuel System to a third party, Tenant 
hereby reserves the right to require reasonable indemnification from such third party as to any 
and all faults, without recourse and without any representation or warranty, expressed or implied, 
as to merchantability, condition or fitness or compliance with governmental requirements. In the 
event of removal, partial removal, or modification of the Fuel System, Tenant shall provide a 
detailed closure report signed and sealed by a professional geologist or other environmental 
assessment prepared by an independent environmental consultant acceptable to County, and 
certified to the Pitkin County Board of County Commissioners, detailing the total scope of work 
completed and any associated environmental findings.  
 

16.03  Removal of Improvements. Notwithstanding any provision of this Lease to the 
contrary, Tenant shall not be required to remove any improvements made by Tenant during the 
Term of this Lease upon the expiration or earlier termination of this Lease, with the exception of 
Fuel System as set forth in Section 16.02 above.  
 

16.04  Survival. The provisions of this Article 16 shall survive expiration or earlier 
termination of this Lease.  
 

Article 17 - Expiration, Default, Security, Remedies and Termination 
 

17.01  Expiration. This Lease shall automatically terminate at the end of the Initial Term, 
unless renewed in accordance with Section 3.02. In the event this Lease is renewed, this Lease 
shall automatically terminate at the end of the Renewal Term.  
 

17.02 Default. The occurrence of any one or more of the following events shall 
constitute a material default and breach of this Lease by Tenant or County: 
 

(A) The abandonment (as that term is defined under applicable law) of the Premises 
by Tenant. 

 
(B) The failure by Tenant to make payment of rent or any other payment required to 

be made by Tenant hereunder, as and when due, where such failure shall continue 
for a period often (10) days after written notice from County that such payment is 
due. 

 
(C) The failure by Tenant to maintain in full force and effect, the insurance limits, 

coverages and endorsements required by this Lease. 
 
(D) The failure by Tenant to observe or perform any other covenants, conditions or 

provisions of this Lease to be observed or performed by Tenant, where such 
failure continues for a period of thirty (30) days after written notice thereof from 
County: provided, however, that if the nature of Tenant's default is such that more 
than thirty (30) days are reasonably required for its cure, then Tenant shall not be 
deemed to be in default if Tenant commenced such cure within such thirty (30) 
day period and thereafter diligently pursues such cure to completion. 
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(E) To the extent permitted by law, (a) the making by Tenant or any guarantor thereof 
of any general assignment, or general arrangement for the benefit of creditors; (b) 
the filing by or against Tenant of a petition to have Tenant adjudged bankrupt or a 
petition for reorganization or arrangement under any law relating to bankruptcy 
[unless, in the case of a petition filed against Tenant, the same is dismissed within 
ninety (90) days]; (c) the appointment of a trustee or receiver to take possession of 
substantially all of Tenant's assets located at the Premises or of Tenant's interest in 
this Lease, where possession is not restored to Tenant within ninety (90) days; or 
(d) the attachment, execution or other judicial seizure of substantially all of 
Tenant's assets located at the Premises or of Tenant's interest in this Lease, where 
such seizure is not discharged within ninety (90) days. 

 
(F) A material default by Tenant of any other agreement, permit or lease between 

County and Tenant, which default has not been cured within the applicable cure 
period provided in such agreement, permit or lease. 

 
(G) The discovery by County that any material information given to County by 

Tenant relating to this Lease was false, and Tenant knew such information to be 
false at the time it was given to County. 

 
17.03  Remedies. Pursuant to Section 17.02, in the event of any material default or 

breach by Tenant, County may at any time thereafter, with notice or demand and without 
limiting any other right or remedy which County may have under the law by reason of such 
default or breach, elect to exercise any one or more of the following remedies while concurrently 
taking all reasonable steps to mitigate any and all of its damages: 
 

(A) Declare the entire rent for the balance of the Term or any part thereof due and 
payable while subtracting any rent that it has received or will receive through 
another tenant on the same Premises forthwith. 

 
(B) Terminate Tenant's right to possession of the Premises by any lawful means and 

reenter and retake possession of the Premises for the account of Tenant, in which 
case the rent and other sums hereunder shall be accelerated and due in full and 
Tenant shall be liable for the difference between the rent which is stipulated to be 
paid hereunder plus other sums as described herein and what County is able to 
recover from its good faith efforts to relet the Premises, which deficiency shall be 
paid by Tenant. Upon such reletting, all rentals received by County shall be 
applied, first to the payment of any indebtedness other than rent due hereunder 
from Tenant; second, to the payment of any reasonable costs and expenses of such 
reletting, which shall include all damages incurred by County due to Tenant's 
default including, but not limited to, the reasonable cost of recovering possession 
of the Premises including reasonable attorneys' fees, and reasonable real estate 
commissions paid by County relating to the unexpired Term of this Lease; third, 
to the payment of rent due and unpaid hereunder; and the residue, if any, shall be 
paid to Tenant. 
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(C) Treat this Lease as terminated and re-enter and re-take possession of the Premises 
for the account of County, thereby terminating any further liability under this 
Lease on the part of Tenant and County. Notwithstanding the foregoing, County 
shall have a cause of action to recover any rent remaining unpaid when County 
retakes possession of the Premises for the account of County. 

 
(D) Pursue any other remedy now or hereinafter available to Tenant under the laws of 

the State of Colorado. 
 

Notwithstanding any provision of this Lease to the contrary, County shall have the right 
to bring an action for its damages upon the occurrence of a default by Tenant and County 
reserves all rights which laws of the State of Colorado confer upon a landlord against a tenant in 
default; provided, however, County agrees that it shall not pursue specific performance of 
Tenant's obligation to construct the Required Improvements unless Tenant has commenced 
construction of the Required Improvements in which event Tenant acknowledges and agrees 
County may seek specific performance of Tenant's obligation to complete construction of the 
Required Improvements as required by Article 8.  
 

17.04  Default by County. County shall not be in default unless County fails to perform 
obligations imposed upon County hereunder within thirty (30) days after written notice by 
Tenant to County, specifying wherein County has failed to perform such obligations; provided, 
however, that if the nature of County's obligations is such that more than thirty (30) days are 
required for performance then County shall not be in default if County commences performance 
within such thirty (30) day period and thereafter diligently prosecutes the same to completion. If 
any default by County under this Lease is not cured within the cure period set forth herein, 
Tenant, in addition to the right to terminate this Lease, shall have the right to pursue in a court of 
law any other remedy available to Tenant at law or in equity; provided, however, County does 
not herein waive any defense it might have to any such action.  
 

17.05  Tenant's Termination Rights. Tenant may terminate this Lease by giving County 
sixty (60) days' prior written notice upon or after the happening of any one of the following 
events: 
 

(A) The assumption by the United States Government, or any agency or 
instrumentality thereof, of the operations, control or use of the Airport for national 
defense purposes in such a manner as to preclude Tenant, for a period of ninety 
(90) days or more, from using the Airport in the conduct of its business. County 
shall not be liable to Tenant if the County is so dispossessed, but for any time that 
Tenant is not able to use the Premises, the rental required of Tenant shall be 
abated. The foregoing provision is not intended to waive any rights or privileges 
which either County or Tenant may possess as to compensation of any kind from 
the United States Government, or any agency or instrumentality thereof for such 
an assumption of use or control of the Airport as is described in this Section. 

 
(B) The issuance by any court of competent jurisdiction of any order preventing or 

restraining the use of the Airport for the purposes intended, if the same remains in 
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force and effect for a period of ninety (90) consecutive days or more. For the 
period of time that such order so preventing or restraining the use of the Airport is 
in effect prior to any termination of this Lease, the rental required to be paid by 
Tenant hereunder shall be abated. 

 
17.06  Surrender of Premises. Tenant expressly agrees that it shall immediately surrender 

the Premises to County in good condition, upon expiration or termination of this Lease, 
depreciation and wear from ordinary use for the purpose for which the Premises were leased 
being excepted. In the event Tenant shall holdover, refuse, or fail to give up the possession of the 
Premises at the termination of this Lease, Tenant shall be liable to County for any and all 
damages, and in addition thereto, Tenant shall also be strictly liable to pay to County during the 
entire time period of such holdover, double the rental rate charged for the period immediately 
preceding termination of the Lease. Tenant shall remove all of its personal property from the 
Premises prior to the expiration or earlier termination of this Lease. Any personal property of 
Tenant not removed by Tenant shall become the property of County. 

 
17.07    Tenant to Provide Financial Security.  Tenant shall provide bond or other 

financial security acceptable to the County in an amount equal to the anticipated annual Ground 
Rental and maintain the security in such an amount as long as the Premises are occupied by the 
Tenant.  This Security can be utilized by County for payment of any amounts owed by Tenant to 
County that are in arrears.  If the Security is used for such purposes, Tenant shall restore the 
Security to the appropriate full amount sixty (60) days following any draw down by the County. 
 

Article 18 - Assignment, Transfer and Subletting 
 

18.01  Assignment, Transfer and Subletting Generally. Except as otherwise provided for 
herein, Tenant shall not, in any manner, assign, transfer, or otherwise convey an interest in this 
Lease, the Premises or any portion thereof ("Assignment"), without the prior written consent of 
the County, which consent shall not be unreasonably withheld. The County shall not be deemed 
to have withheld its consent unreasonably unless the County has been furnished evidence, 
reasonably satisfactory to County, establishing that the proposed assignee: (a) has the financial 
ability to make the rental payments required under this Lease and to otherwise satisfy its 
financial obligations under this Lease; (b) has sufficient experience to operate in the manner 
required hereunder; (c) has the ability to otherwise perform all of the terms, conditions and 
covenants of this Lease; and (d) agrees to assume all obligations, responsibilities and liabilities 
of Tenant arising on and after the effective date of the Assignment. Any attempted Assignment 
without County's approval shall be null and void. In the event County consents in writing to an 
Assignment, Tenant shall have the right to assign this Lease to the extent permitted by County's 
consent to such Assignment, provided that the use of the Premises shall be limited to the same 
uses as are permitted under this Lease. Any permitted Assignment shall be subject to the same 
conditions, obligations and terms as set forth herein. Except for the subleasing of community 
hangar space, aircraft tie-down and aircraft ramp space, Tenant shall not sublet the Premises, or 
any portion thereof, without the prior written consent of County, which consent shall not be 
unreasonably withheld. The Department may consent to subleases entered into by Tenant on 
behalf of County. All subleases shall be subject to the same conditions, obligations, and terms as 
set forth herein and Tenant shall be fully responsible for the observance by its subtenants of the 
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terms and covenants contained in this Lease. Notwithstanding the foregoing, the consent of 
County shall not be withheld for an Assignment of this Lease in its entirety where all or 
substantially all of the assets of Tenant are acquired by another entity by reason of a merger, 
acquisition, or other business reorganization, provided that Tenant provides written notice to 
County ten (10) days prior to the change in ownership and County has been furnished evidence, 
reasonably satisfactory to County, establishing that the proposed assignee: (a) has the financial 
ability to make the rental payments required under this Lease and to otherwise satisfy its 
financial obligations under this Lease; (b) has sufficient experience at comparable airports to 
operate in the manner required hereunder; (c) has the ability to otherwise perform all of the 
terms, conditions and covenants of this Lease; and (d) agrees to assume all obligations, 
responsibilities and liabilities of Tenant arising on and after the effective date of the Assignment. 
Tenant shall remain primarily liable to County for fulfilling all obligations, terms and conditions 
of this Lease, throughout the entire Term and any extension thereof, except in the event of a 
complete Assignment, in which event Tenant shall be released from all further obligation arising 
subsequent to such Assignment; provided that Tenant's assignee agrees in writing to be fully 
bound by the terms and provisions of this Lease from and after the effective date of such 
Assignment. County may freely assign this Lease at any time without the consent of Tenant, and 
upon assumption by such assignee of County's obligations hereunder from and after the date of 
such assignment, County shall be released from all liability and obligation arising hereunder 
from and after the date of such assignment. Notwithstanding any provision of this Lease to the 
contrary, any proposed assignee shall be required to provide proof of insurance and any security 
instruments required hereunder prior to the Assignment of this Lease.  
 

18.02  Permitted Assignments and Subleases. Tenant shall have the right to assign this 
Lease or to enter into one or more subleases if the assignment or sublease is to: (a) a Leasehold 
Mortgagee or an entity that subleases the Premises back to Tenant or any affiliate of Tenant in 
connection with a financing of the Required Improvements or any alterations; or (b) the 
assignment or sublease of the Premises is to a parent, subsidiary, affiliate or successors to Tenant 
by merger, consolidation, realignment, reorganization or purchase of Tenant, or to a purchaser of 
all or substantially all of the assets of Tenant used in the operation of Tenant's business at the 
Premises (each, a "Permitted Transferee"). The County’s prior written approval of any 
assignment or subletting documents, which approval shall not be unreasonably withheld, is 
required.  No such assignment or subletting shall be considered as a release of Tenant from any 
of its obligations hereunder. County agrees that the foregoing shall apply to, among others, any 
assignment or sublease pursuant to which the Permitted Transferee intends to use the Premises as 
a MRO. Should Tenant sublease the Premises or any portion of the Premises to a Permitted 
Transferee, Tenant shall notify the Department in writing within fifteen (15) days after the date 
such sublease or assignment is completed, and shall provide the Department with a copy of the 
fully-executed sublease or assignment agreement.  
 

Article 19 - Indemnification 
 

Tenant shall protect, defend, reimburse, indemnify and hold County and its elected 
officers, employees and agents and each of them free and harmless at all times from and against 
any and all liability, losses, expenses, costs, suits, claims, judgments, fines and damages 
(including reasonable attorney fees at trial and appellate levels) and causes of action of every 
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kind and character (hereinafter collectively referred to as, "Damages"), or in which County is 
named or joined, arising out of Tenant's or a Tenant Party's use or occupancy of the Premises or 
Airport by Tenant or a Tenant Party, including, but not limited to, those arising by reason of any 
damage to property or the environment, or bodily injury (including death) incurred or sustained 
by any party hereto, any agent or employee of any party hereto, and any third party or other 
Person whomsoever, or any governmental agency, arising out of or incident to or in connection 
with the condition of the Premises caused by Tenant, Tenant's or a Tenant Party's acts, omissions 
or operations at the Airport, or the performance, non-performance or purported performance of 
Tenant or any breach by Tenant or an Tenant Party of the terms of this Lease; provided, 
however, Tenant shall not be responsible for Damages that are attributable to the negligence or 
willful misconduct of County or its elected officers, employees, agents and servants or a direct 
result of a breach of this Lease by County. Nothing herein shall be deemed to abrogate Tenant's 
common law or statutory rights to contribution from County for liability legally established as 
attributable to County's negligence. Each party shall give to the other reasonable notice of any 
such claims or actions. Tenant recognizes the broad nature of this indemnification and 
hold-harmless clause, and acknowledges that County would not enter into this Lease without the 
inclusion of such clause, and voluntarily make this covenant and expressly acknowledges the 
receipt of Ten Dollars ($10.00) and such other good and valuable consideration provided by 
County in support of this indemnification in accordance with the laws of the State of Colorado. 
The obligations arising under this Article shall survive the expiration or termination of this 
Lease.  
 

Article 20 - Signage Outside of Premises 
 

No signs, posters, or similar devices shall be erected, displayed, or maintained by Tenant 
outside the Premises on other areas of the Airport without the written consent of County, which 
consent may be granted or withheld in County's sole and absolute discretion. All signs not 
approved by County shall be promptly removed at the sole cost and expense of Tenant upon 
written demand therefore by County. 
 

Article 21 – Laws, Regulations and Permits 
 

21.01  General. Tenant agrees that throughout the Term and any extension thereof, 
Tenant shall at all times remain in compliance with all applicable federal, state and local laws, 
statutes, regulations, rules, rulings, orders, ordinances and directives of any kind or nature, as 
now or hereafter amended or promulgated, including, but not limited to, FAA Advisory 
Circulars, Orders and Directives; and the Airport Rules and Regulations.  
 

21.02  Permits and Licenses Generally. Tenant agrees that it shall, at its sole cost and 
expense, obtain, comply with and maintain current any and all permits, licenses and other 
governmental authorizations required for its operations and activities on the Premises. Upon the 
written request of County, Tenant shall provide County with copies of any and all permits and 
licenses requested by County pursuant to this Section.  
 

21.03  Air and Safety Regulation. Tenant shall conduct its operations and activities under 
this Lease in a safe manner and shall comply with all safety regulations and standards imposed 
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by applicable federal, state and local laws and regulations and shall require the observance 
thereof by Tenant Parties and all other Persons transacting business with or for Tenant resulting 
from, or in any way related to, the conduct of Tenant's business on the Premises. Tenant shall 
procure and maintain such fire prevention and extinguishing devices as required by County and 
by law and shall at all times be familiar and comply with the fire regulations and orders of 
County. Tenant agrees that neither Tenant, nor its employees or contractors or any person 
working for or on behalf of Tenant, shall require any personnel engaged in the performance of 
Tenant's operations to work in surroundings or under working conditions which are unsanitary, 
hazardous, or dangerous to his or her health or safety, as determined by standards adopted 
pursuant to the Occupational Safety and Health Act of 1970, as now or hereafter amended, as 
well as all applicable State and local laws, regulations, and orders relative to occupational safety 
and health. 
 

21.04  Environmental and Natural Resource Laws, Regulations and Permits. 
 

(A) Notwithstanding any other provision of the Lease to the contrary, Tenant hereby 
expressly covenants, warrants, guarantees and represents to County, upon which 
County expressly relies, that Tenant is knowledgeable of, and shall comply with, 
any and all Environmental Laws applicable to Tenant and its operations 
hereunder. 

 
(B) Tenant acknowledges and understands that its operations performed pursuant to 

this Lease may involve the generation, processing, handling, storing, transporting 
and disposal of Hazardous Substances, which are, or may be, subject to regulation 
under applicable Environmental Laws. Tenant further expressly covenants, 
warrants, guarantees and represents that it is fully qualified to handle and to 
arrange disposal of any and all such Hazardous Substances, in a manner which is 
both safe and in full compliance with any and all applicable Environmental Laws. 

 
(C) Tenant hereby expressly assumes and accepts full responsibility and liability for 

compliance with all such applicable Environmental Laws in the handling and 
disposal of any and all Hazardous Substances resulting from or arising out of 
Tenant's operations conducted on the Premises, and Tenant shall, prior to 
commencement of any such operations pursuant to this Lease, secure any and all 
permits, and properly make all necessary notifications as may be required by any 
and all governmental agencies having jurisdiction over parties or the subject 
matter thereof. Tenant further represents, warrants, guarantees and covenants to 
County, upon which County hereby expressly relies, that Tenant, its employees, 
agents, contractors, and those Persons that are required to be so trained working 
for, or on behalf of, Tenant have been, or will be prior to commencement of 
operations on the Premises, fully and properly trained in the handling of all such 
Hazardous Substances, and that such training, at a minimum, complies with any 
and all applicable Environmental Laws. 
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(D) Tenant shall provide to County satisfactory documentary evidence of all such 
requisite legal permits and notifications, as hereinabove required and as may be 
further required, upon request, from time to time by County. 

 
(E) If Tenant is deemed to be a generator of hazardous waste, as defined by 

applicable Environmental Laws: 
 

(1) Tenant shall obtain an EPA identification number and shall comply with 
all requirements imposed upon a generator of hazardous waste, including, 
but not limited to, ensuring that the appropriate transportation and disposal 
of such materials are conducted in compliance with Environmental Laws;  

 
(2) Tenant shall maintain an accurate inventory list (including quantities) of 

all such hazardous waste, whether stored, disposed of, or recycled, or, in 
the alternative, copies of hazardous waste manifests, available at all times 
for inspection upon reasonable advance notice at any time on the Premises 
by County;  

 
(3) Tenant shall notify the Pitkin County Airport, Pitkin County 

Environmental Health Department, Pitkin County Attorney, and such 
other appropriate agencies as County may from time to time designate, of 
all hazardous waste activities occurring at the Premises; and 

 
(4)  Tenant shall provide to the Department, Pitkin County Environmental 

Health Department, and to all appropriate governmental entities having 
jurisdiction thereover, the name and telephone number of Tenant's 
emergency coordinator in case of any spill, leak, or other emergency 
situation involving hazardous, toxic, flammable, and/or other 
pollutant/contaminated materials. 

 
(F) Tenant shall be strictly liable for, and hereby expressly assumes all responsibility 

for all citations, fines, environmental controls and monitoring, clean-up and 
disposal, restoration and corrective measures resulting from or in any way 
connected with the improper use, handling, storage, and/or disposal of Hazardous 
Substances by the Tenant Parties on or from the Premises. All such remedies of 
County with regard to environmental requirements as set forth herein shall be 
deemed cumulative in nature and shall survive expiration or termination of this 
Lease. 

 
(G) Tenant agrees to protect, defend, reimburse, indemnify and hold County, its 

agents, employees and elected officers harmless from and against any and all 
Damages arising from, resulting out of or in any way caused by or connected to 
the Tenant Parties' failure to comply with any and all applicable Environmental 
Laws. Tenant understands that this indemnification is in addition to and is a 
supplement of Tenant's indemnification agreement set forth in Article 19. Tenant 
acknowledges the broad nature of this indemnification and hold-harmless clause 
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and that County would not enter into this Lease without the inclusion of such 
clause, and voluntarily makes this covenant and expressly acknowledges the 
receipt of Ten Dollars ($ 10.00) and such other good and valuable consideration 
provided by County in support of this indemnification in accordance with laws of 
the State of Colorado. The obligations arising under this Section shall survive the 
expiration or earlier termination of this Lease. 

 
21.05  Environmental Assessment. At least thirty (30) days, but no more than ninety (90) 

days, prior to the expiration or earlier termination of the Lease, Tenant shall cause a Phase I 
environmental assessment ("Phase I ESA") of the Premises to be prepared and delivered to 
County. If the Phase I ESA indicates that there is a potential that an environmental condition 
may exist on the Premises or the adjacent property based on activities that have occurred or are 
occurring on the Premises, Tenant shall promptly cause a Phase II environmental assessment 
("Phase II ESA") of the Premises to be prepared and delivered to County. The Phase I ESA and 
Phase II ESA shall be prepared by a professional geologist or engineer licensed by the State of 
Colorado, acceptable to County, and shall be prepared to meet the standards of practice of the 
American Society of Testing and Materials, to determine the existence and extent, if any, of 
Hazardous Substances on the Premises. The Phase I ESA and Phase II ESA shall state that 
County is entitled to rely on the information set forth therein. The Phase I ESA and Phase II ESA 
shall be prepared and delivered to County at Tenant's sole cost and expense. The Phase II ESA 
must address any potential environmental conditions or areas of contamination identified in the 
Phase I ESA. To the extent the environmental conditions and/or contamination identified in the 
environmental assessments are a result of Tenant Parties' activities or operations on the Premises, 
Tenant shall, at its sole cost and expense, promptly commence and diligently pursue to 
completion any assessment, remediation, clean-up and/or monitoring of the Premises necessary 
to bring the Premises into compliance with Environmental Laws. The requirements of this 
paragraph shall be in addition to any other provisions of the Lease relating to the condition of the 
Premises and shall survive the termination or expiration of the Lease.  
 

Article 22 - Americans with Disabilities Act 
 

Tenant shall comply with the applicable requirements of the Americans with Disabilities 
Act and the laws of the State of Colorado, and applicable implementing regulations, and any 
similar or successor laws, ordinances, rules, and regulations, including cooperation with County, 
concerning the same subject matter.  
 

Article 23 - Disclaimer of Liability 
 

COUNTY HEREBY DISCLAIMS, AND TENANT HEREBY RELEASES COUNTY, 
FROM ANY AND ALL LIABILITY, WHETHER IN CONTRACT OR TORT (INCLUDING 
STRICT LIABILITY, NEGLIGENCE AND NUISANCE), FOR ANY LOSS, DAMAGE, OR 
INJURY OF ANY NATURE WHATSOEVER SUSTAINED BY TENANT PARTIES 
DURING THE TERM OF THIS LEASE OR ANY EXTENSION HEREOF INCLUDING, BUT 
NOT LIMITED TO, LOSS, DAMAGE OR INJURY TO THE IMPROVEMENTS OR 
PERSONAL PROPERTY OF TENANT PARTIES THAT MIGHT BE LOCATED OR 
STORED ON THE PREMISES, UNLESS SUCH LOSS, DAMAGE OR INJURY IS CAUSED 
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BY COUNTY'S NEGLIGENCE, WILLFUL ACTS, OR A TAKING OF THE PREMISES OR 
ANY PART THEREOF BY EMINENT DOMAIN BY THE COUNTY. THE PARTIES 
HERETO EXPRESSLY AGREE THAT UNDER NO CIRCUMSTANCES SHALL EITHER 
PARTY BE LIABLE FOR INDIRECT, CONSEQUENTIAL, SPECIAL, OR EXEMPLARY 
DAMAGES WHETHER IN CONTRACT OR TORT (INCLUDING STRICT LIABILITY, 
NEGLIGENCE, AND NUISANCE), SUCH AS, BUT NOT LIMITED TO, LOSS OF 
REVENUE OR ANTICIPATED PROFITS OR ANY OTHER DAMAGE RELATED TO THE 
LEASING OF THE PREMISES PURSUANT TO THIS LEASE UNLESS SUCH IS A 
RESULT OF THE TAKING OF THE PREMISES OR ANY PART THEREOF BY EMINENT 
DOMAIN BY THE COUNTY. FURTHERMORE, TENANT ACKNOWLEDGES AND 
AGREES THAT ITS USE OF ANY SUCH INFORMATION, WHETHER PREPARED OR 
PROVIDED BY COUNTY OR OTHERWISE, IN DETERMINING WHETHER TO ENTER 
INTO THIS LEASE WAS AT ITS SOLE RISK. THE FOREGOING DISCLAIMER SHALL 
NOT BE CONSTRUED TO CONSTITUTE AN AGREEMENT BY TENANT TO 
INDEMNIFY COUNTY FOR COUNTY'S NEGLIGENT, WILLFUL OR INTENTIONAL 
ACTS.  
 

Article 24 - Governmental Restrictions 
 

24.01  Federal Right to Reclaim. This Lease and rights granted to Tenant hereunder are 
expressly subordinated and subject to whatever rights the United States government now has or 
in the future may acquire affecting the control, operation, regulation, and taking over of the 
Airport or the exclusive or non-exclusive use of the Airport by the United States government 
during the time of war or national emergency. This Section 24.01 shall not act or be construed as 
a waiver of any rights Tenant may have against the United States as a result of such taking.  
 

24.02  Federal Review. Tenant acknowledges this Lease may be subject to review or 
inspection by the FAA to determine satisfactory compliance with federal law or grant assurances 
and agrees that this Lease shall be in full force and effect and binding upon both parties pending 
such review or inspection by the FAA, if applicable; provided, however, that upon such review 
or inspection all parties hereto agree to modify any of the terms of this Lease which shall be 
determined by the FAA to be in violation of existing laws, regulations, grant assurances or other 
requirements.  
 

24.03  County Tax Assessment Right. None of the terms, covenants and conditions of 
this Lease shall in any way be construed as a release or waiver on the part of County, as a 
political subdivision of the State of Colorado, or any of the public officials of County of Pitkin, 
of the right to assess, levy, and collect any ad valorem, non ad valorem, license, personal, 
intangible, occupation, or other tax which shall be lawfully imposed on the Premises, the 
business or property of Tenant.  
 

24.04  Height Restriction. Tenant expressly agrees for itself, its successors and assigns, 
to restrict the height of structures, objects of natural growth and other obstructions on the 
Premises to such a height so as to comply with Title 14, Part 77 of the Code of Federal 
Regulations, as now or hereafter amended.  
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24.05  Right of Flight. County reserves unto itself, its successors and assigns, for the use 
and benefit of the public, a right of flight for the passage of aircraft in the airspace above the 
surface of the Premises together with the right to cause in said airspace such noise as may be 
inherent in the operations of aircraft now known or hereafter used, for navigation of or flight in 
the said airspace for landing on, taking off from, or operating on the Airport.  
 

24.06  Operation of Airport. Tenant expressly agrees for itself, its sublessees, successors 
and assigns to prevent any use of the Premises that would interfere with or adversely affect the 
operation, maintenance or development of the Airport, or otherwise constitute an Airport hazard; 
provided that the operation of the Premises for the uses permitted under this Lease in accordance 
with the terms and conditions of this Lease and the Minimum Standards shall not be deemed to 
interfere with or adversely affect the operation, maintenance of development of the Airport or 
otherwise constitute an Airport hazard.  
 

24.07  Release. Tenant acknowledges that noise and vibration are inherent to the 
operation of Airport and hereby releases County from any and all liability relating to the same.  
 

24.08  Exclusive Rights. Notwithstanding any provision of this Lease to the contrary, 
Tenant understands and agrees that the rights granted under this Lease are nonexclusive, other 
than the exclusive right of use of the Premises, and that County may grant similar privileges to 
another tenant or other tenants on other parts of the Airport.  
 
 

Article 25 – Non-Discrimination 
 

25.01  Non-Discrimination in County Contracts. Tenant warrants and represents to 
County that all of its employees are treated equally during employment without regard to race, 
color, national origin, religion, ancestry, sex, age, familial status, marital status, sexual 
orientation, gender identity and expression, disability, or genetic information. Tenant has 
submitted to County a copy of its non-discrimination policy, which is consistent with the above. 
 

25.02  Federal Non-Discrimination Covenants. 
 

(A) Tenant, for its successors in interest and assigns, as a part of the consideration 
hereof, does hereby covenant and agree as a covenant running with the land that: 

 
(1) In the event facilities are constructed, maintained, or otherwise operated 

on the Premises for a purpose for which a Federal Aviation Administration 
activity, facility, or program is extended or for another purpose involving 
the provision of similar services or benefits, Tenant will maintain and 
operate such facilities and services in compliance with all requirements 
imposed by the nondiscrimination acts and regulations listed in the 
Nondiscrimination Authorities (as hereinafter defined), as may be 
amended, such that no person on the grounds of race, color, or national 
origin, will be excluded from participation in, denied the benefits of, or be 
otherwise subjected to discrimination in the use of said facilities. 
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(2) No person on the ground of race, color, or national origin, will be 

excluded from participation in, denied the benefits of, or be otherwise 
subjected to discrimination in the use of County property, including, but 
not limited to, the Premises. 

 
(3) In the construction of any improvements on, over, or under the Premises 

and the furnishing of services thereon, no person on the ground of race, 
color, or national origin, will be excluded from participation in, denied the 
benefits of, or otherwise be subjected to discrimination. 

 
(4) Tenant will use the Premises in compliance with all other requirements 

imposed by or pursuant to the Nondiscrimination Authorities. 
 

(B) In the event of breach of any of the above nondiscrimination covenants, County 
shall have the right to terminate this Lease and to enter, re-enter, and repossess the 
Premises, and hold the same as if this Lease had never been made or issued.  

 
Article 26 - Miscellaneous 

 
26.01  Failure of Utility Systems. County shall not be responsible or liable to Tenant for 

any claims for compensation or any losses, damages or injury whatsoever sustained by Tenant 
including, but not limited to, those resulting from failure of any water supply, heat, air 
conditioning, electrical current, or sewerage or drainage facility, or caused by natural physical 
conditions on the Premises, whether on the surface or underground, including stability, moving, 
shifting, settlement of ground, or displacement of materials by fire, water, snow, windstorm, 
tornado, act of God or state of war, civilian commotion or riot, or any cause beyond the control 
of County. All personal property placed on or moved on to the Premises shall be at the sole risk 
of Tenant. County shall not be liable for any damage or loss of any personal property placed or 
moved on to the Premises.  
 

26.02  Force Majeure. Any delay in or a failure of performance by Tenant in the 
performance of its obligation under this Lease to construct the Required Improvements shall not 
constitute a default under this Lease to the extent that such delay or failure of performance could 
not be prevented by Tenant's exercise of reasonable diligence and results from: (a) Pre-existing 
Environmental Condition, or other circumstances at, on, or under the Property discovered by 
Tenant during the demolition of the existing improvements or construction of the Required 
Improvements that were not identified in any Inspections conducted by Tenant pursuant to 
Section 3.03, (b) acts of God, (c) fire or other casualty, (d) war, (e) public disturbance, (f) failure 
of the County, FAA or other governmental entity with oversight over the Premises to issue or 
deliver any permit, license or consent needed for the construction of the Required Improvements 
through no fault, delay, action or inaction of Tenant, (g) and/or strikes or other labor disturbances 
in the Pitkin County area not attributable to the failure of Tenant to perform its obligations under 
any applicable labor contract or law and directly and adversely affecting Tenant (any, a "Force 
Majeure Event"). In no event shall the inability to obtain financing be deemed to be a Force 
Majeure Event. Tenant agrees to use reasonable efforts to minimize the delay and other adverse 
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effects of any Force Majeure Event. If any Force Majeure Event results in Tenant's inability to 
construct the Required Improvements in accordance with the terms of this Lease or to operate the 
Premises in accordance with the terms and conditions of this Lease, Tenant shall have the right 
to terminate this Lease upon sixty (60) days prior written notice to County.  
 

26.03  Waiver. The failure of County to insist on a strict performance of any of the 
agreements, terms, covenants and conditions hereof shall not be deemed a waiver of any rights or 
remedies that County may have for any subsequent breach, default, or non-performance, and 
County's right to insist on strict performance of this Lease shall not be affected by any previous 
waiver or course of dealing. 
 

26.04  Subordination. 
 

(A) Subordination to County Bonds. This Lease and all rights granted to Tenant 
hereunder are expressly subordinated and subject to the lien and provisions of any 
pledge, transfer, hypothecation or assignment made by County related to the 
issuance of any bonds by the County related to the County Projects, and County 
and Tenant agree that to the extent permitted by authorizing legislation, the 
holders of any bonds issued by the County or their designated representatives 
shall exercise any and all rights of County hereunder to the extent such 
possession, enjoyment and exercise are necessary to insure compliance by Tenant 
and County with the terms and provisions of this Lease and the County-issued 
bonds. 

 
(B) Subordination to Federal Agreements. This Lease shall be subject and subordinate 

to all the terms and conditions of any instrument and documents under which 
County acquired federal financing for the County Projects, and shall be given 
only such effect as will not conflict with nor be inconsistent with such terms and 
conditions. Tenant understands and agrees that this Lease shall be subordinate to 
the provisions of any existing or future agreement between County and the United 
States of America, or any of its agencies, relative to the operation or maintenance 
of the Airport, the execution of which has been or may be required as a condition 
precedent to the expenditure of federal funds for the County Projects. 

 
26.05  Easement. Nothing in this Lease shall impair any existing utility easements, nor 

impair the right of access to any existing utility lines. County reserves the right to grant utility 
easements, licenses and rights-of way to others over, under, through, across or on the Premises; 
provided, however, that such grant or the use of any easement, license, or right of way does not 
interfere with Tenant's operations or reduce the value of the Required Improvements. County 
shall restore the Property and the Premises to its condition prior to the date County granted any 
such easement, license or right-of-way if any construction is performed in connection with any 
of the foregoing.  
 

26.06  Independent Contractor. Tenant or any successor in interest to this Lease, is and 
shall be deemed to be an independent contractor and operator responsible to all parties for its 
respective acts or omissions, and County shall in no way be responsible therefor.  
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26.07  Governmental Authority. Nothing in this Lease shall be construed to waive or 

limit the County's governmental authority as a political subdivision of the State of Colorado to 
regulate Tenant or its operations. The County's obligations under this Lease are made in a 
proprietary capacity rather than in a governmental capacity and such agreements shall not be 
construed as limiting, prohibiting or eliminating the obligation of the parties to comply with all 
applicable rules, regulations, ordinances, statutes and laws, nor alter or impair the County's 
governmental functions, including, but not limited to, the County's right to lawfully exercise its 
regulatory authority over the development of the Premises, nor as enabling, permitting, or 
creating any cause of action or claim arising out of the lawful exercise of the County's 
governmental authority.  
 

26.08  Consent and Action. Whenever this Lease calls for an approval, consent or 
authorization by the Department or County, such approval, consent or authorization shall be 
evidenced by the written approval of the Director of the Department or his or her designee. In the 
event this Lease is silent as to the standard for any consent, approval, determination, or similar 
discretionary action, the standard shall be at the reasonable discretion of County or Department.  
 

26.09  Rights Reserved to the County. All rights not specifically granted Tenant by this 
Lease are reserved to County. 
 

26.10  Invalidity of Clauses. The invalidity of any portion, article, paragraph, provision, 
clause or any portion thereof of this Lease shall have no effect upon the validity of any other part 
or portion hereof.  
 

26.11  Governing Law. This Lease shall be governed by and in accordance with the laws 
of the State of Colorado.  
 

26.12  Venue. Venue in any action or proceeding in connection with this Lease shall be  
filed and held in a State court of competent jurisdiction located in Pitkin County, Colorado.  
 

26.13  Notices. All notices and elections (collectively, "notices") to be given or delivered 
by or to any party hereunder, shall be in writing and shall be (as elected by the party giving such 
notice) hand delivered by messenger, courier service or overnight mail, or alternatively shall be 
sent by United States Certified Mail, with Return Receipt Requested. The effective date of any 
notice shall be the date of delivery of the notice if by personal delivery, courier services or 
overnight mail, or if mailed, upon the date which the return receipt is signed or delivery is 
refused or the notice designated by the postal authorities as non-deliverable, as the case may be. 
The parties hereby designate the following addresses as the addresses to which notices may be 
delivered, and delivery to such addresses shall constitute binding notice given to such party: 
 

Aspen-Pitkin County Airport      Tenant 
0233 E. Airport Rd., Suite A 
Aspen, Colorado 81611 
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Any party may from time to time change the address to which notice under this Lease shall be 
given such party, upon three (3) days prior written notice to the other party.  
 

26.14  Paragraph Headings. The heading of the various articles and sections of this 
Lease, and its Table of Contents, are for convenience and ease of reference only, and shall not be 
construed to define, limit, augment or describe the scope, context or intent of this Lease or any 
part or parts of this Lease.  
 

26.15  No Recording. Neither this Lease, nor any memorandum or short form hereof, 
shall be recorded in the Public Records of Pitkin County, Colorado.  
 

26.16  Binding Effect. The terms, conditions and covenants of this Lease shall inure to 
the benefit of and be binding upon the parties hereto and their successors, assigns and subtenants, 
if any. This provision shall not constitute a waiver of any conditions against assignment or 
subletting.  
 

26.17  Non-Exclusivity of Remedies. No remedy herein conferred upon any party is 
intended to be exclusive of any other remedy, and each and every such remedy shall be 
cumulative and shall be in addition to every other remedy given hereunder or now or hereafter 
existing at law or inequity or by statute or otherwise. No single or partial exercise by any party of 
any right, power, or remedy hereunder shall preclude any other or further exercise thereof.  
 

26.18  Construction. No party shall be considered the author of this Lease since the 
parties hereto have participated in extensive negotiations and drafting and redrafting of this 
document to arrive at a final Lease. Thus, the terms of this Lease shall not be strictly construed 
against one party as opposed to the other party based upon who drafted it. In the event that any 
section, paragraph, sentence, clause, or provision hereof, shall be held by a court of competent 
jurisdiction to be invalid, such shall not affect the remaining portions of this Lease and the same 
shall remain in full force and effect.  
 

26.19  No Broker. Tenant represents and warrants that Tenant has not dealt with any real 
estate salesperson, agent, finder or broker in connection with this Lease and further agrees to 
indemnify, defend and hold harmless County from and against any claims or demands of any 
such salesperson, agent, finder or broker claiming to have dealt with Tenant. The foregoing 
indemnification shall include all costs, expenses and fees, including reasonable attorney's fees at 
trial and all appellate levels, expended or incurred in the defense of any such claim or demand.  
 

26.22  Annual Budgetary Funding. This Lease and all financial obligations of County 
hereunder are subject to and contingent upon annual budgetary funding and appropriations by the 
Pitkin County Board of County Commissioners.  
 

26.23  Entirety of Agreement. The parties agree that this Lease sets forth the entire 
agreement between the parties, and there are no promises or understandings other than those 
stated herein. None of the provisions, terms and conditions contained in this Lease may be added 
to, modified, superseded or otherwise altered except by written instrument executed by the 
parties hereto.  
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26.24  Incorporation by References. Exhibits attached hereto and referenced herein shall 

be deemed to be incorporated in this Lease by such reference.  
 

26.25  Radon. Radon is a naturally occurring radioactive gas that, when it has 
accumulated in a building in sufficient quantities, may present health risks to persons who are 
exposed to it over time. Levels of radon that exceed federal and state guidelines have been found 
in buildings in Colorado. Additional information regarding radon and radon testing may be 
obtained from County's public health unit.  
 

26.26  No Third-Party Beneficiaries. No provision of this Lease is intended to, or shall 
be construed to, create any third-party beneficiary or to provide any rights to any person or entity 
not a party to this Lease, including, but not limited to, any citizen or employees of County and/or 
Tenant.  
 

26.28  Survival. Notwithstanding any early termination of this Lease, Tenant shall 
remain obligated hereunder to perform any duty, covenant or obligation imposed upon Tenant 
hereunder arising prior to the date of such termination. 
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ATTACHMENT “A” TO THE RFP 
 

QUALIFICATION DOCUMENT AND RESPONDENT INFORMATION 
INFORMATION CONCERNING PROPOSER 

TO BE FURNISHED BY PROPOSER FOR  
GENERAL AVIATION/FIXED BASE OPERATOR (FBO)  

SERVICES AND FACILITIES  
AT ASPEN-PITKIN COUNTY AIRPORT 

 
All information requested on this qualification document MUST be furnished by the proposer on 
a form to be provided by the proposer. Statements must be complete, accurate, and must be sworn 
to (before a notary public) by an officer of the proposer authorized to bind the proposer to the truth 
of the statements made.  
 
Each response shall be on paper that is 8½”x11” in size. Font shall be Times New Roman, sized  
no smaller than 12 point. Respondents submission shall not exceed one hundred (100) pages total, 
any page after page 100 will not be reviewed. Exclusions for cover letters, Proposal Form, 
personnel résumés, and Template Agreement revisions are permitted by the County. All forms are 
to be uploaded as their own separate file. Proposals may include pages up to 11”x17” size with 
each sheet larger than 8.5”x11” counting as two sheets, unless the pages are graphic exhibits. 
 
Any omission, inaccuracy, or misstatement may be cause for rejection of the proposal. The County, 
in its sole discretion, will determine if the Proposer is qualified as demonstrated through the Notice 
to Proposer process and information supplied by the Proposer and if necessary through 
investigations, interviews, site visits, or other means deemed appropriate by the County. Proposers 
not meeting the minimum requirements will be deemed non-responsive. 
 
1. List the name of the proposer, type of business entity, and, if applicable, the state of 

incorporation. Please list name exactly as it is to appear on the Fixed Base Operator Lease 
Agreement. (NOTE: Proposer, if selected, shall carry on its business as a corporation or other 
entity authorized to do business in the State of Colorado.) Proposer must provide Colorado 
Secretary of State’s assigned control number. 

 
2. Provide the mailing address of proposer for purposes of notice or other communications 

relating to the proposal. If address of proposer for purposes of notice or other communications 
relating to the Fixed Base Operator Lease Agreement will be different, please provide such 
other address. 

 
3. Provide the name, title, address, electronic mail address, and telephone number of contact of 

the proposer. 
 
4. Explain in detail the duration and extent of proposer’s experience in the FBO business. 
 
5. Provide a detailed description of the approach to FBO services to be offered at the Airport  (a 

basic description of how Proposer will proceed with FBO services) to include the following: 
 



 
  

a. Operations Plan.  Provide a complete and detailed narrative description of the Proposer's 
scope of operations, setting forth specifically each business activity proposed and the scope 
of such activity. Include proposed fees and charges. 

b. Customer Service Plan. Provide a complete and detailed narrative description of the 
Proposer's customer service plan that includes the ability to meet the needs/requests of 
customers as well as a means for resolving customer complaints. 

c. Management Structure and Operating Personnel Schedule. Provide a complete description 
of the Proposer's proposed management structure and operating personnel schedule. 
Identify the individual that will be the primary day-to-day contact on this project. Include 
resume(s), outlining the experience and qualifications, of the personnel Proposer would 
assign to the FBO, and job descriptions, including a list of specific job duties. 

d. Marketing Program. Describe the marketing program Proposer plans to use in attracting 
general aviation activity to the FBO. Include Proposer's estimated annual advertising 
budget. 

e. Movable Equipment. Provide a complete description of movable equipment Proposer plans 
to use and the investment therefore. Describe the parts inventory proposed to be maintained 
and the investment therein.  

 
6. Explain how the design and operation of the Current and New FBO Facilities will address the 

environmental items contained in BOCC Resolution 105-2020 and enumerated in 
Subparagraphs III.B -D. of the Procurement Process and Requirements section of this RFP. 
 

7. Provide a complete Financial Offer form, which is attached as Attachment  F to the Request 
for Proposals. Offers must include a Minimum Annual Guarantee (MAG) of at least Two 
Million Two Hundred Twenty Five Thousand Dollars ($2,225,000). 

 
8. Provide the proposed Term of the Agreement sought by Proposer (not to exceed 30 years). 

 
9. Provide the names and addresses of major FBOs operated by the proposer during the past ten 

(10) years (2012-2022). Indicate the number of years each such FBOs had been operated by 
the proposer (No more than five required.) 

 
10. Provide the names, addresses, phone numbers, and electronic mail addresses for five (5) 

references that can attest to Proposer’s qualifications to provide FBO services similar to those 
sought by the County.  

 
11. List the names, location, and date of any airport FBO contracts that have been terminated either 

voluntarily or involuntarily prior to the expiration of their respective terms during the past five 
(5) years (2017-2022). If applicable, explain, in detail, why such contracts were terminated. If 
not applicable, add a statement to that effect. 

 
12. Provide a detailed description of any judgments terminating, or any pending or threatened 

lawsuits for the termination of any FBO contract or agreement operated at any airport by your 
firm or by a wholly owned subsidiary. 

 
13. Provide evidence and details documenting proposer’s ability to finance and construct FBO 

facilities in the amount of $50 million within the past five (5) years (2017-2022) to include 
photographs and descriptions of facilities constructed by the proposer. 



 
  

 
14. Provide a description of the minimum dollar amount Proposer will invest in the design and 

construction of New FBO Facilities for the West Side Development and East Side 
Redevelopment Areas at the Airport. 

 
15. Submit complete financial reports for the last three (3) completed fiscal years showing 

proposer’s assets and liabilities. The report so furnished must be certified by a certified public 
accountant, or the proposer’s Chief Financial Officer, and must fairly present the value of the 
proposer’s unencumbered capital assets. 

 
16. Provide evidence of ACDBE participation as stipulated in Section 15 of this RFP. 
 
17. Indicate whether your firm has ever defaulted on a performance bond or defaulted on a contract 

for the operation of a FBO at an airport. If yes, please provide details and contact information 
to verify. 

 
18. Offer any other information your firm desires to submit for consideration by the County in 

evaluating its proposal. 
 

 
  



 
  

ATTACHMENT “B” TO THE RFP 
 

PROPOSAL FORM 
FOR 

GENERAL AVIATION/FIXED BASE OPERATOR (FBO)  
SERVICES AND FACILITIES 

AT ASPEN-PITKIN COUNTY AIRPORT 
 
DATE:     

 
Pursuant to your published notice of receiving proposals for the right and privilege of operating a 
GENERAL AVIATION/FIXED BASE OPERATOR (FBO) AT ASPEN-PITKIN COUNTY 
AIRPORT, the undersigned hereby submits its proposal for the operation of such license based on 
and subject to the terms, provisions and conditions contained in the Information for Proposers, the 
documents and agreements related or attached thereto, and the written commitments of the 
undersigned attached hereto, all of which documents have been read by the undersigned and to 
which the undersigned agrees. 
 
Based upon the terms, provisions and conditions of said documents, agreements, and 
commitments, the undersigned hereby agrees, for the right and privilege of operating a FBO at the 
Aspen-Pitkin County Airport (“Airport”), in addition to paying the other fees and charges set forth 
in the form of the County’s Fixed Base Operator Lease and Use Agreement (“Agreement”) 
attached as Appendix D to the RFP, to pay to Pitkin County (“County”), the greater of its Gross 
Receipts (as defined in the Agreement), or the following Minimum Annual Guarantee for the first 
Agreement Year,  which Minimum Annual Guarantee for the first agreement year of the 
Agreement shall be as follows: 
 
 First Agreement Year Minimum Annual Guarantee:    $_______________ 
 
 
Should the undersigned become a successful proposer and be awarded the right to operate  at the 
Airport, the undersigned agrees to execute the County’s Agreement within fifteen (15) days from 
the award notice date. 

 
Accompanying this proposal is either a cashier’s check, certified check, treasurer’s check, or a 
proposal bond in the amount of $10,000.00 payable to Pitkin County, Colorado as liquidated 
damages in the event the undersigned is a successful proposer and fails to execute the Agreement 
or otherwise fails to comply with the requirements as set forth in the Agreement within fifteen (15) 
days after receipt of written notice of the award from the County. 
 
It is understood, agreed, and acknowledged that the County reserves the right to reject any and all 
proposals and to waive any informalities, technicalities, and irregularities in the proposals received 
to the extent permitted by applicable law, and to accept any proposals, which in its sole discretion, 
is in the best interest of the Airport, if permitted by applicable law, and to re-advertise for 
proposals. 
 



 
  

The undersigned hereby acknowledges receipt of Addendum Nos. ____, ____, ____, ____, 
____ to the County’s Request for Proposals for General Aviation/Fixed Base Operator 
Services and Facilities. 
 
Respectfully submitted, 
 
  
PROPOSER’S NAME 
 
 
       
 
 
By:       
 
Title:       
 
 
Address:      
 
       
 
       
 
 
ATTEST: __________________________ 
  



 
  

ATTACHMENT “C” TO THE RFP 
 

AFFIDAVIT 
 
STATE OF     ) 
      ) 
COUNTY OF    ) 
   
     , being first duly sworn upon oath, deposes and says: 
 
Individual: That he is an individual doing business under the name of 
  
        , in the State of 
 
        . 
 
 
Partnership Only: That he is the duly authorized representative of a partnership doing 

business under the name of:  
 
        , in the State of 
 
        . 
 
 
Limited Liability Company (LLC) Only:  

That he is a duly authorized representative of a LLC doing business under 
the name of:  

 
        , in the State of 
 
        . 
 
 
Corporation Only: That he is the duly authorized, qualified, and acting as 
 
     of   , a  
 
 corporation, organized and existing under the laws of the State 
 
 of    . 
 
and that he, said partnership, LLC, or said corporation, is filing herewith a Proposal to Pitkin 
County, Colorado in conformity with Attachment “B” - Proposal Form. 
  



 
  

 

 

Individual Only: Affiant further states that the following is a complete and accurate list of 
the names and address of all persons interested in said proposed  
Agreement: 

 
   Name    Address 
     
            
 
            
 
            
 
Partnership Only: Affiant further states that the following is a complete and accurate list of the 

names and addresses for the members of said partnership:  
 

Name    Address 
 

            
 
            
 
             
  
Corporation Only: Affiant further states that the following is a complete and    

  accurate list of the names and addresses of the officers and 
   directors of said corporation: 
     
   Name     Address 
 

President           
  
Vice President          
 
Secretary           
  
Treasurer           
  
Directors           
     
           
  
           

  



 
  

 
 

And, that the following officers are dully authorized to execute  Agreements on behalf of said 
corporation: 
            
 
            
  
            
 
LLC Only: Affiant further certifies that the following is a true and correct list of the 

names and addresses of the current officers of this Limited Liability 
Company as of the present date:  

  
   Name     Address 
 

           
  
           
 
           
  
           
  
           
     
           
  
           

 
And, that the following officers are duly authorized to execute  Agreements 
on behalf of said Limited Liability Company: 

            
 
            
  
            
 
Affiant further states that the proposal approval filed herewith is not made in the interest of or on 
behalf of any undisclosed person, partnership, company, association, organization, or corporation; 
that said proposer has not in any manner, directly or indirectly, sought by agreement, 
communication, or conference with anyone other than its representatives to fix the price of said 
proposer or of any other proposer; that all statements contained in such proposal are true; that said 
proposer has not, directly or indirectly, submitted his proposal price or any breakdown thereof, or 
divulged information or data relative thereto, to any corporation, partnership, company, 
association, organization, or to any member or agent thereof except its representatives. 
 
 



 
  

Further, affiant sayeth not:  
 
   Signature        
     
   Title         
 
 
 
SUBSCRIBED AND SWORN to me this  day of    2022. 
 
            
      Notary Public for the State of Colorado 
 
      Title      
 
      My Commission expires   
 

 
 
 
 
 
 

  



 
  

ATTACHMENT “D” TO THE RFP 
 

PROPOSAL BOND 
 

 KNOW ALL MEN BY THESE PRESENTS, That_____________________________                                   

hereinafter called the Principal, and____________________________, a corporation duly organized under 

the laws of the State of __________________, having its principal place of business 

at__________________________________________________________, in the State of, 

_____________________, and authorized to do business in the State of Colorado, as SURETY, are held 

and firmly bound unto Pitkin County, Colorado, as obligee, hereinafter called the COUNTY, in the penal 

sum of Ten Thousand and no/100, dollars ($10,000.00), for the payment of which, well and truly to be 

made, we bind ourselves, our heirs, executors, administrators, successors, assigns, jointly and severally, 

firmly by these presents.  

 

THE CONDITIONS OF THIS BOND ARE SUCH that, whereas the PRINCIPAL herein is herewith 

submitting his or its proposal for General Aviation/Fixed Base Operation Services and Facilities at Aspen-

Pitkin County Airport, said proposal, by reference thereto, being hereby made a part hereof.  

 

NOW, THEREFORE, if the said proposal submitted by the said PRINCIPAL be accepted, and the  

Agreement be awarded to said PRINCIPAL, and if the said PRINCIPAL shall execute the proposed Fixed 

Base Operator Lease Agreement and shall furnish payment bonds as required by the proposal and 

Agreement Documents within the time fixed by said documents, then this obligation shall be void; if the 

PRINCIPAL shall fail to execute the proposed Fixed Base Operator Lease Agreement and furnish said 

bond, the SURETY hereby agrees to pay to the COUNTY the penal sum as liquidated damages. 

 

   SIGNED AND SEALED this ______day of ______________,  2022. 
   
            

 
       Principal 
              
       By 

             
 

              
       By Attorney-in-fact 

 
(A certified copy of the agent’s power-of-attorney must be attached hereto.) 

  



 
  

ATTACHMENT “E” TO THE RFP 
 

CORPORATE INQUIRY WAIVER 
AUTHORITY FOR RELEASE OF INFORMATION 

 
I hereby authorize full disclosure to the County of  all financial information concerning the 
business, its owner(s) or shareholders, for the purpose of determining qualifications and financial 
solvency to engage in business at the Airport. This may include, but is not limited to, business 
claims, financial and credit status, outstanding litigation and any other type of financial 
information pertinent to the operation of the proposed business, regardless of confidentiality status. 
 
I hereby release the County and members of the organization from any liability or damage which 
may result from furnishing the information requested above. I understand that the County will not 
reveal the contents of any confidential reports received. 
 
___________________________________  _______________________________ 
Signature      Date 
 
 
THIS FORM MUST BE NOTARIZED 
State of ______________________ 
 
County of_____________________ 
 
I, _________________________, a Notary Public for said county and state, do hereby certify that 
___________________________personally appeared before me this day and signed the forgoing 
instrument. Witness my hand and seal, this _____day of _____________, 2022. 
 
__________________________________ ________________________________ 
Notary Public     My Commission Expires 
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