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SCLAIMER: This is not a verbatim transcript of the meeting and is based upon the written notes, audio recording and memory of a participant, attendee, or video

observer.
Town of Concrete

Airport Commission
October 2, 2025

Call Meeting to Order: The meeting was called to order at 6:00 p.m.

Roll Call: Airport Commission Members: Wiley Moore (Zoom), Gregg Kuehn, David
Lambert, and Fred West.

Andrea announced that Drew was at work but would try to attend by Zoom as calls would allow.

Councilmember Drew Jenkins was absent.

Audience Members Present: Mike Werner, Chris Edwards, Trever & Liz Lofstedt, Jim Jenkins,
Ron Handerson, and Jay Welch.

Audience Members Online: Val Stafford.

Staff Present: Clerk Treasurer Andrea Fichter, Mayor Marla Reed, and Town Attorney Emily
Romanenko.

Minutes: September 15, 2025: Fred made a motion to approve. Wiley seconded the motion. The
motion carried unanimously.

Old Business: Draft Lease: Emily updated on discussions she has had with another attorney who
had contacted her representing at least one of the leaseholders. She stated they discussed an idea
that would involve the two of them meeting to work on a draft that could be presented to the
Commission to review and the Commission can then decide if they want to make a
recommendation to Council regarding the draft or make any additional changes before making a
recommendation to Council.

Wiley asked what the starting point would be and if they would be starting from the draft
presented in November of 2024 or the newer 2025 draft. He stated he would recommend they
start from the November 2024 draft. He stated he would also refer the commission members to
the information provided by Trever Lofstedt at the workshops in 2024.

Greg asked when changes can be made to leases. Emily stated that changes can be made at any
time if they are agreed upon. Gregg asked if the two attorneys can work together on a draft that
would then be brought back to the Commission to review. Emily stated yes upon mutual
agreement, then the Commission can review and decide on any recommendations to be made to
Council.

Wiley stated that he doesn’t disagree with this option, but it could amount to a lot of attorney
fees and could get drug out longer. He stated the Council wants something by mid-year.
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Emily stated the Commission did not plan to meet until January anyway and that would allow the
attorneys time to draft something to bring to the Commission in January and this has the
potential to expedite the process.

Discussion ensued between Wiley and Gregg on different parts of the lease. Emily stated there
are areas in the lease that need to be cleaned up.

Emily discussed what the motion would be for recommending the two attorneys work on the
draft lease.

Wiley asked if the rest of the Commission is okay with allowing the attorneys to work on the
draft.

Fred asked if they are going to work off the current lease or the 2024 draft that has the 40-year
term. Wiley stated his recommendation would be the 2024 draft.

Fred made a motion to recommend to the Council to allow the attorneys to work on the draft
using the November 2024 draft as a starting point. Wiley seconded the motion. The motion
carried unanimously.

Andrea asked Emily if the draft lease could possibly be ready prior to the January meeting.
Emily stated yes. Andrea stated if the Commission wanted to, they could choose to meet again
prior to that January meeting. Discussion ensued on possible dates and with some Commission
members not being available, it was decided to wait for the January meeting.

Airport/Town Budget: Wiley discussed the assessments that had been charged to leaseholders
between 2020 and 2023. He stated that he believes any excess of those fees be set aside for work
at the Pilot’s Lounge or returned to the leaseholders. He stated he believes the funds should be
moved out of the Airport Reserve Fund into the Airport Fund so they can be spent. Andrea stated
it would not be necessary to move the funds. She stated the Airport Reserve Fund is still an
airport fund. She stated she could create a specific line item in the Airport Reserve Fund for the
Pilot’s Lounge. Andrea stated she can include this, but it would still have to be approved by
Council.

Wiley stated he would like to recommend a line item in the Airport Reserve Fund for the Pilot’s
Lounge or other Capital Improvements at the Airport. It was the consensus of the Commission
for a Capital Improvement line item in the Airport Reserve Fund.

Draft Rates: Wiley stated Trever had recommended $0.12 per square foot and he believes that
most of the leaseholders may even agree to $0.15 per square foot. Gregg stated that Wiley had
requested a lot of information and asked if there was something specific, he wanted to discuss
regarding rates.

Wiley stated Andrea needed rate information for doing the budget for 2026 and with the
extension of leases for 2026 she will already have numbers to work with for 2026 and then rates
can be discussed further next year for the 2027 budget year.
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Wiley requested that rate discussions be added to the next agenda.
New Business: None.

Other Business: Discussion ensued on the date for the next meeting. Andrea stated the first
Thursday in January is actually January 1, New Years day, so they will need to choose a different
date. It was the consensus of the Commissioners present to set the meeting date for January 8,
2026.

Wiley discussed a leaseholder who has surpassed the 5-year deadline for building a hangar but
has not had his lease terminated. Andrea explained that at the time of his site plan approval, that
having that approval put a stop on the time limit. She stated since that time the site plan
approvals now state they have 1-year from the date of site plan approval to submit for their
building permit. Discussion ensued on strengthening the language in the section that discusses
having a hangar built within the first 5-years of securing the lease.

Discussion ensued on other possible revenue sources such as more lots on the south side of the
runway, camping spots, Fly-in revenues, Pilot’s Lounge usage, tie down usage, and increasing
access agreement annual fees. It was stated to have this discussion added to the January meeting
agenda.

Wiley also stated the Commissioners need to review the Airport Layout Plan as well because it
will have information regarding the possibility of increasing the number of lots. It was also stated
there may be room to create additional lots between current lots and/or taxiways.

Wiley suggested adding a time limit for Commission meetings. Andrea stated that for Council
there is a 2 ¥ time limit unless there is a unanimous vote of the Councilmembers present to
extend the meeting. She stated the Commission could do something like this as well. It was
asked if that should be in the by-laws or just be known. Emily stated that should be in the by-
laws. It was the consensus to set a 2-hour time limit unless there is a unanimous vote by those
members present to extend the meeting.

Announcements: None.

Adjournment: Wiley made a motion for adjournment at 7:15 p.m. Fred seconded the motion.
The motion carried unanimously.

Gregg Kuehn, Chair Attest: Wiley Moore, Chair pro-tem
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To:  Concrete Airport Commission
From: Emily Romanenko, Town Attorney
Date: January 8, 2025

Re:  Concrete Airport Lease Terms Summary

ATTACHMENTS: Airport rental rate study
Blank version of 2024 lease

TYPE OF ACTION:
Dlnformation Only Discussion D Action D Public Hearing D Expenditure

Proposed Motion: “I move to direct staff to prepare a final version of the airport lease for
Commission’s consideration at the next regular Commission meeting.”

Background: The Concrete Town Council has been evaluating potential updates to the
template airport ground lease since the fall of 2024. The review was initiated to address
administrative inefficiencies, long-term financial sustainability of the airport, and
uncertainty created by the current lease structure.

The Town Council held several workshops in the fall of 2024 and identified the following
themes for potential amendments to the lease template:

¢ Term length: Eliminating the 5-year extensions in favor of a single, longer-term
length of 40 years. (Sections 4)
e Base rental rate adjustment: Increasing the base rental rate and having an annual
CPI increase to stay in alignment with inflation. (Section 6)
e Insurance provisions: Removal of lease language requiring leaseholders to pay a
proportional share of the Town’s insurance costs. (Section 6.1)

For the leases that are currently executed and in an valid extension period, no amendments
may be made to the leases without both parties’ written consent. Accordingly, any
amendments adopted by the Town would require each leaseholder to execute an
amendment or a new lease prior to the changes taking effect.

Pursuant to Section 6 of the existing leases, the Town had the authority to increase base rent
effective in 2025. However, in light of ongoing lease discussions, the Town Council elected to
maintain current rental rates to allow negotiations with leaseholders to continue.




The Town Attorney and legal counsel for certain leaseholders have been working toward
development of a revised lease template. Due to holiday schedules and unforeseen delays, a
finalized draft lease has not yet been completed. To continue policy discussions, the
proposed amendments under consideration are summarized below.

Issue/Discussion:
1. Lease term length:

The current lease structure provides for an initial term followed by seven five-year
extension periods, with a review of lease terms and base rent every 5 years. This structure
has been identified as administratively burdensome and introduces uncertainty for both
parties.

One option is re-start the leases with a straight 40 year term. This option puts all current
leaseholders on the same timeline. It is also beneficial for the current leaseholders because
it effectively re-starts their lease term. This means that if this option is chosen, all the
leaseholders will have received the benefit of their current lease term length, plus the
additional new 40 year term. However, this option would commit the Town to a longer
fixed term with no right to make further amendments. '

Alternatively, a shorter term length could be chosen with the option to renew upon certain
terms being met. This option still provides certainty and removes the 5 year renewals, but
would give the Town more flexibility to consider amendments.

The Commission’s input is requested regarding the preferred lease term process for the
existing, valid leases.

2. Base rental rate adjustments:

The Town completed a market airport study in the spring of 2025. That study is attached
for review. During discussions in 2025, a base rental rate to $0.12 per square foot was
proposed. Upon review of the study and the airport’s operating budget, the Town Council
expressed concern that this rate may be insufficient to fully support airport operating
costs. The Commission is still considering what the rate increase should be but to assist
with the review, some options are listed below.

One option that could be considered is that the base rental rate could start at $0.12 cents
and then there could be a gradually higher annual increase. For example, the rate could go
up 3% annually for the first 5 years and then be bumped to 7% for the remainder of the
lease term.

Alternatively, the base rental rate could start higher, for example at $0.15 or $0.16 cents a
square foot, but then the annual rate increase would stay at 3% for the entire term.

The Commission’s input is requested regarding the preferred structure and level of base
rent adjustments.
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3. Removal of the proportional charge of the Town’s insurance costs

During the 2024 workshops, the potential removal of lease provisions requiring tenants to
pay a proportional share of the Town'’s insurance costs was discussed, though no final
direction was provided. Further clarification is needed regarding leaseholder concerns and
whether this cost should be removed, reallocated, or otherwise addressed through lease
terms or rental rates.

4. Additional item not raised during the 2024 Workshops

During negotiations between the Town Attorney and legal counsel for certain leaseholders,
a new item was raised that was not initially discussed during the 2024 workshops.

This item related to Section 8, regarding type of activity and construction of improvements.
After discussions with the leaseholder legal counsel, the Town Attorney’s only
recommended change to this section is to add language that vests any current
improvement (i.e. hanger) to the laws currently in effect at the time the improvement
is/was constructed. This would preserve the leaseholders’ right to use, and maintain the
improvement under those prior laws.

Further discussion by the Commission if this amendment or any other is needed at this
time.

Next Steps and Requested Commission Action:
The proposed amendments described above are intended to be narrow and focused on the
primary issues identified during the 2024 workshops. The Town Council has requested

that the Airport Commission provide a recommendation on the lease amendments,
including lease term structure and base rental rate adjustments, by June 2026.

At the January 8, 2026 meeting, the Commission is asked to:
e Review the proposed lease amendment concepts;

e Provide direction on preferred options related to lease term length and base rental
rate structure; and

e Identify whether additional amendments should be considered as part of the lease
update process.

Commission feedback will be used to finalize a draft lease amendment for Town Council
consideration and subsequent presentation to leaseholders for execution.




TOWN OF CONCRETE
AIRPORT LEASE AGREEMENT

1. This is a lease made and entered into this day of 20 , by and
between the Town of Concrete, a Washington municipal corporation, hereinafter referred to as
“Landlord”, and , hereinafter referred to as “Tenant.”

Description of Property: Landlord and Tenant agree to rent the following described property
situated in Concrete, Skagit County, State of Washington:

Lot#

of the binding site plan # LU23-001 recorded in the office of Skagit County Auditor
under File # 2023122000019. Subject to: Restriction, easements, encumbrances, and
reservations of record, if any, as of the date of signing of the lease. Reserving a non-
exclusive easement over and across the premises to provide ingress and egress to any and
all such buildings and areas and other adjacent properties owned by Landlord, Landlord
shall exercise said easement so as not to unreasonably interfere with Tenant’s use of the

property.

2. Condition of Premises: Tenant accepts the premises in their present condition and is not relying
upon any representations by the Landlord. '

3. Term: The first term may be prorated. The term of this lease shall begin on R
20 and end on December 31, 20 ( years and months).

4. Option to Extend: Tenant is granted the right to extend this lease for seven (7) consecutive five
(5) —year option periods after the initial term, whether said term was prorated or not, subject to rent
adjustments, by giving written notice to Landlord not less than ninety (90) days prior to the expiration of
the initial term or any extended term. The right to extend the lease is conditioned upon Tenant’s full
performance of the lease obligations. The Town, at its discretion, may agree to extend the lease for
additional five-year terms. Any holding over after the expiration of this Lease without extending the
agreement will be construed as a month-to-month tenancy.

5. Deposit: Tenant will make or has a deposit of $ as security for the performance of
this agreement. Any default of the terms of this agreement will result in forfeiture of the deposit and
retention of the payment does not prejudice the rights to pursue other remedies.

[ ] Landlord acknowledges receipt of a deposit in the amount of §

6. Rent: Rentis § per year, payable annually in payments starting on the 1st day of
January. Rent for the first year will be prorated to the end of the calendar year. Rent amounts will be
reviewed for each year ending in a five or zero. The base rent will be reviewed and possibly adjusted by
the Town of Concrete, to be a market rate rent for similar municipal airports and ground leases, for those
years ending in a five or zero and will increase annually thereafter using the most recent Consumer Price
Index for All Urban Consumers (CPI-U) not to exceed 3%, If the rent is not paid within 3 months of the
due date, this lease agreement may be terminated.

6.1 For the first year, as additional rent, Tenant's reimbursement obligation for insurance is
$ . The insurance or assessments will be adjusted in December of each year by dividing the
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number of lots into the amount paid for the insurance premium or other assessment. The Town of
Congcrete’s airport liability policy does not cover the Tenant.

6.2  The parties agree that this lease is a triple net lease Wthh means that the Tenant
pays all additional costs associated with the leasehold premises including but not limited to
proportional share of all other operating costs during the full term of this lease. If the town
chooses to exercise this section of the lease and install such items as would be considered
additional costs the Town shall notify each leaseholder in writing of its intent and allow for
comment and suggestions prior to installation of said facilities.

6.3 If after the initial term of the lease, the parties cannot agree as to the additional rent
assessment or the fair rental value of the premises, the fair rental value of the premises shall be
determined as though the tract was a separate vacant identifiable tract and such determination shall be
made by an MAI appraiser whose selection shall be determined by mutual agreement of the parties; or
alternately, by the presiding judge of the Superior Court of Skagit County on petition by either party. The
cost for such an appraisal shall be borne equally by both parties. Rental adjustments for the expansion
area will be considered at the same time as rental adjustments for the initial leased premises area.

7. Hold Harmless Provisions, Liability and Indemnity: The Town of Concrete, its officers,
employees and agents, shall not be liable for any injury (including death) or damage to any persons or to
any property sustained or alleged to have been sustained by the Tenant or by others as a result of any
condition (including existing or future defects in the premises), or occurrence whatsoever related in any
way to the premises or related in any way to the Tenant’s use of the premises or Tenant’s performance
under this lease, except to the extent of such damage caused by the gross negligence of the Town. Tenant
agrees to defend and hold and save the Town, its officer, employees and agents, harmless from any and
all liability or expense (including expense of litigation) in connection with any such terms of actual or
alleged injury or damage.

8. Type of Activity and Construction of Improvements: Tenant has or intends to erect structures
and improvements on the premises for the purpose of airport hangar facilities. The tenant may include
one apartment/living area in hangar; that area may be occupied by the tenant or guests, and may not be
used as arental. Guests shall only be allowed with the presence of the Leaseholder and stays shall be
limited to no more than thirty (30) days in any six (6) month period. The living area is incidental to the
operation of the premises which must be used as a hangar. Use as a hangar is the only type of activity to
be conducted upon the premises. If the Tenant fails to use the premises as an airport hangar and related
activities, the Tenant is in default of this agreement and the lease may be terminated. The hangar is not to
be used solely as a storage facility, but rather should be a working hangar. All activities, uses and
structures must comply with all Town, County, State and Federal laws and ordinances including but not
limited to the Town Zoning Code and International Fire Code.

The Tenant will construct a building or structure on the leased premises within the first five years
of the execution of said lease Insert date or the Landlord, at its option, may refuse to
extend the lease beyond the proceeding term, terminate said lease or may declare any further extensions
void. Tenant may only construct a hangar. Tenant’s buildings, interior construction and other
improvements, are at Tenant’s expense. All building, interior construction or any other improvement
must be built and maintained in compliance with local, county, state and federal codes and laws as they
exist or are amended.

Tenant may, at its sole cost and expense, make improvements to the land premises with prior
approval from the Landlord, which approval shall not be unreasonably withheld or delayed. Tenant shall
make or cause to be made such improvements, in compliance with local, state and federal codes and laws
as they exist or are amended. All such land improvements shall become the property of the Landlord at
the expiration or termination of the Lease and shall be surrendered with the Leased Premises; provided,
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however, that Landlord may condition its approval of said improvements upon requiring Tenant to
remove any such improvements upon the expiration or termination of the Lease.

Tenant agrees to obtain and comply with all necessary permits for the operation and conduct of
Tenant’s activities and construction of any leasehold improvements. - If Tenant fails to obtain and comply
with such permits or approvals, then Tenant accepts full responsibility for any and all costs incurred by
the leasecholder and/or the Town of Concrete, including actual attorney’s fees.

8.1  Tenant may acquire no more than two (2) vacant leases/lots until Section 8 of said
lease has been completed for leases/lots already in the possession of the Tenant. If Tenant
currently holds leases/lots that contain a hangar or other structure as approved by the TOWN,
these leases/lots shall not be considered part of the two (2) maximum lots as stated above.

8.2 . Electronic gates, if installed, shall be operated only by leaseholders, town staff or

other town authorized personnel by using either key cards or individual pin # on a keypad. Each ___..--{ Deleted:

leased lot shall be allowed one card per person on the lease. Additional cards or pin #°s may be
requested at additional cost to the leaseholder according to the town’s most recently approved fee
schedule.

9. Disposition of Improvements at End of Lease: At the end of the lease or extension, Tenant has
the right to remove all of the buildings, equipment, personal property and trade fixtures placed on the
premises by Tenant during the period of this lease, provided the tenant has paid all rent and timely
performed all terms of the lease. In the event the Tenant fails to remove any buildings, equipment,
personal property and trade fixtures from the premises at the conclusion of the lease, the Landlord shall,
at its option, have the right to retain it or in the alternative, remove it at Tenant’s expense. Landlord may
recover any costs and expenses from the Tenant resulting from the removal.

10. Off Street Parking: Tenant agrees to provide space for the parking of all vehicles necessary to
comply with the use as an airport hangar. Tenant will not use any public streets, taxiways, rights of way
or other properties not included in this lease for the parking of vehicles.

11. Maintenance of Facilities: Tenant is responsible for all maintenance and/or repair of the leased
premises and all improvements. The premises shall be maintained in such condition so as not to create a
hazard or be unsightly, and will at all times conform to existing laws. Tenant agrees not to allow
conditions of waste and will keep the premises in a neat, clean, and orderly condition. Tenant shall
indemnify Landlord for clean-up costs for any waste or nuisance including toxic waste or other
contaminants.

12. Taxes and Utilities: Tenant will pay for all license fees and taxes due as a result of the property
or activities conducted on the premises by the tenant. Tenant agrees to pay for all public utilities that are
used in or charged against the premises, and will hold the Landlord harmless from such charges.

13.  Advertising and Signs: No signs or other advertising matter, symbols, canopies or awnings shall

be installed, attached to or painted on the premises without the prior written approval of the Town._ . . . S

14. Liens and Insolvency: Tenant shall keep the leased premises free from any liens arising out of
work performed, materials furnished, or obligations incurred by Tenant. In the event Tenant becomes
insolvent, voluntarily or involuntarily bankrupt, or if a receiver, assignee or other liquidating officer is
appointed for the business of the Tenant, then the Landlord may cancel this lease at Landlord’s option.
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15. Laws and Regulations: The Tenant agrees to conform to and abide by all laws, rules, codes and
regulations of the United States, the State of Washington, the FAA and any municipality or agency.
Tenant’s use and operation of may not be in violation of any rules, codes, laws, or regulations.

16. Costs and Attorney’s Fees: In the event it is necessary for either party herein to bring an action to
enforce the terms, conditions or covenants of this lease, then the prevailing party shall be entitled to
reasonable attorney’s fees, costs, and necessary disbursements.

17. Equal Opportunity: Tenant agrees that in the conduct of activities on the leased premises it will
be an equal opportunity employer in accordance with the 1964 Civil Rights Act and the State of
Washington Human Rights Commission.

18. Termination: Upon termination of this lease or any extension, Tenant will surrender the premises
to Landlord peaceably and quietly and in the condition required by this agreement.

19. Default and Re-Entry: Time is the essence of this agreement. If the tenant does not pay rent,
violates any other terms of this agreement, this lease is terminated unless the Tenant cures the non-
complying condition after notice. Notice will be given in accordance with RCW 59.12.030. If the Tenant
fails to cure the default, Landlord may at its option, declare this lease forfeited, and may elect to re-enter,
Delinquent rent or other payments shall bear interest at the rate of twelve percent (12%) per annum from
the date due until paid. In the event of any default the Landlord may elect to remove property from the
premises and may sell the property, without notice to Tenant, after it has been stored for a period of thirty
(30) days.

20. Assignment: Tenant will not, by operation of law or otherwise, assign any portion of the lease
premises without Landlord’s prior written consent. The consent of Landlord to any assignment will not
relieve Tenant from obtaining Landlord’s express written consent to any other or further assignment.
Landlord may deny consent to an assignment for any reason. Tenant will pay to the Landlord a non-
refundable assignment request fee in the amount set by annual resolution, this amount shall cover the
costs of the paperwork to transfer said lease if the request is approved. Tenant and assignee must execute
a consent to assignment agreement in a form satisfactory to Landlord. Such consent is subject to approval
by the Council of the Town of Concrete.

21. Landlord’s Right to Enter Premises: Landlord and/or its authorized representatives shall have the
right to enter the premises at all reasonable times for any of the following purposes.
e Incase of emergency, as authorized by law or as authorized by this agreement;
e To do what the Landlord has the right or obligation to perform; including but not limited
to annual fire inspections of the hangar premises.
e To post “For Rent” or “For Lease” signs during any period that the Tenant is in default;
and to repair, maintain or improve the premises, only in event of default;
e To do any other act or thing necessary for the safety or preservation of the premises.
Landlord will not be liable in any manner for any damages arising out of the Landlord’s entry
onto the premises as provided in this paragraph. Landlord will conduct the entry onto the premises in a
manner that causes the least disturbance.

22. Right of Quiet Enjoyment: Tenant’s right of occupancy will not be disturbed during the term of
this lease except as allowed by this lease, the law or in case of emergency.
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23. Time is of the Essence: It is mutually agreed and understood that time is of the essence of this
lease and that a waiver of any default of Tenant shall not be construed as a waiver of any subsequent
default, and that any notice required to be given under this lease may be given by United States Mail
addressed to the party identified in this lease.

24, Waiver of Subrogation: Landlord hereby releases Tenant from any and all right, claim and
demand that Landlord may hereafter have against Tenant, or Tenant’s successors or assigns, arising out of
or in connection with any loss or loses occasioned by fire and such items as are included under the normal
extended coverage clauses of fire insurance policies, and does hereby waive all rights of subrogation in
favor or insurance carriers against Tenant arising out of any Losses occasioned by fire and such items as
are included under the normal extended coverage clauses of fire insurance policies and sustained by
Landlord in or around the premises. Tenant hereby releases Landlord from any and all right, claim and
demand that Tenant may hereafter have against Landlord or Landlord’s successors or assigns, arising out
of or in connection with any loss or losses occasioned by fire and such items as are included under the
normal extended coverage clauses of fire insurance policies. The waivers provided for in this paragraph
shall be applicable and effective only in the event such waivers are obtained from the insurance carriers
concerned.

25. Condemnation: In the event that the premises are condemned in whole, or that such portion is
condemned that the remainder is not susceptible for use consistent with the operation of an airport hangar,
this Lease shall terminate. Tenant is entitled to any sums payable by the condemnor for their personal
property, trade fixtures or moving expenses.

26. Federal Aviation Administration Requirements: Tenant agrees:
26.1 To prevent any operation of the leased premises that would produce electromagnetic

radiations of a nature which would cause interference with any existing or future navigational aid or
communication aid serving Concrete Airport; to prevent any operation that would create any interfering
or confusing light or in any way restrict visibility at the airport.

26.2 To prevent any use of the leased premises which would interfere with landing or taking
off of airport at Concrete Airport, or otherwise constitute an aircraft hazard; and

26.3 To comply with all applicable FAA or other governmental regulations.

27. Retention Of Airspace Rights By Landlord: Landlord retains the public and private right of flight
for passage of aircraft in the airspace above the surface of the premises and the right to cause such noise
as may be inherent in the operation of aircraft. These rights apply to current or future use for takeoff,
landing, navigation, flight or any other operation at the Concrete Airport.

28. Notices: All notices or payments may be delivered or mailed. If mailed, they should be sent to
the following respective addresses:

Landlord: Town of Concrete
P. 0. Box 39
Concrete, WA 98237

Phone (360) 853-8401

Tenant;
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Phone (__ )

29, Personal guarantee: As additional consideration for this Lease, the Tenant, if a corporation or
other legal entity, personally guarantees for themselves and their heirs, successors and assigns, the terms
and conditions of this agreement.

30. Validation: In witness whereof, Landlord has caused this instrument to be signed by its Mayor
and Clerk by the authority of the Town of Concrete, and this instrument was signed and executed by
Landlord the day and year first above written.

Landlord: Tenant:
Town of Concrete,
a Municipal Corporation

Mayor, Town of Concrete

Clerk Treasurer, Town of Concrete

State of Washington )
) ss.
County of Skagit )

On this day personally appeared before me Jason Miller known to be the individual(s) described
in and who executed the within and foregoing instrument and that he/she/they signed the same as
his/her/their free and voluntary act and deed, for the uses and purposes therein mentioned.

Given under my hand and official seal this day of 20 .

Notary Public for the State of Washington
Residing at
My Commission Expires:
Print Name:

State of Washington )
) ss.
County of Skagit )
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On this day personally appeared before me known to be the individual(s)

described in and who executed the within and foregoing instrument and that he/she/they signed

the same as his/her/their free and voluntary act and deed, for the uses and purposes therein

mentioned.

Given under my hand and official seal this day of ,20 .
Notary Public for the State of Washington
Residing at
My Commission Expires:
Print Name:
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TOWN OF CONCRETE
Airport Rates & Charges Comparison Study

Introduction

Purpose of Study

The Town of Concrete, Washington initiated the preparation of this Airport Rates and Charges Comparison Study to
provide guidance for updating rates and fees for Mears Field (3W5). The study includes a review and comparison of
rates and charges among a group of airports that are similar to Mears Field. The goal of the study is to provide
information for the Town of Concrete needed to support decisions that meet the Town's financial obligations and
operational requirements for the Airport, while remaining competitive with other nearby airports with similar financial

structures.

Framework of the Study

The Airport Rates and Charges Comparison Study framework provides a clear structure for analyzing and
benchmarking airport pricing practices. The study is divided into three key parts:

e Existing Conditions Analysis
e Comparative Market Analysis

e Recommendations and Conclusions

Part 1: Existing Conditions Analysis

The purpose of the existing conditions analysis is to establish a baseline for which to compare Mears Field to other
airports. The analysis will document existing facilities, financial conditions, service area, market demand, and the
contents of the current leases. The findings of this section will be used to support subsequent recommendations
throughout the development of this study.

Airport Overview

LOCATION AND ACCESSIBILITY

Mears Field Airport is located about one mile southwest of downtown Concrete in Skagit County, Washington. The
Airportis located within the city limits of Concrete and is owned and operated by the Town of Concrete.

The Airport is located about one mile south of State Highway 20, a major east-west travel route in the region. Highway
20 extends southwest to U.S. Interstate 5 (I-5) at Burlington, Washington, and east where it connects to state
highways 530 at Rockpart, Washington, 153 at Twisp, Washington, and 215 and 97 at Okanogan. Surface access to the
Airport is provided by South Superior Avenue, which extends directly from State Highway 20. The airport vicinity is
depicted in Figure 1.

Century West Engineering Airport Rates & Charges Comparison Study | May 2025 | Page 1 .
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HISTORICAL BACKGROUND

As noted in the 2008 Airport Layout Plan Report (ALP), the airport site was developed in the 1950s to fly in workers
and equipment needed to construct and maintain hydroelectric projects in the region. In the early 1990s, the Town of
Concrete acquired the Airport from Skagit County, and sinice then, significant growth has occurred, including the
construction of a pilot’s lounge, several new hangars, and a fuel storage and distribution system. The 2008 ALP also
notes that throughout the Airport’s history, it has been known to be leased by the U.S. Forest Service as a central
command center for firefighting operations and is routinely used by geological survey workers and wildlife counters as
a hub for accessing more remote parts of the mountains. Local officials report that since 2002, the annual “Concrete
Fly-In” has accommodated up to 200 aircraft at the Airport during this annual event.

CURRENT AND FORECAST ACTIVITY

The most recent Airport Layout Plan Report?, completed in 2022, provides 2020-2041 forecasts of based aircraft and
annual operations. In 2020, the Airport reported 46 based aircraft and an estimated 5,036 annual operations. The
forecast projects a net increase of 19 based aircraft by 2041.

Aircraft Operations Forecasts at Mears Field

| Total Based | Utilization | Total Local | Total
Year | Aircraft® | Rates® | Operations . | Operations
2020 46 109 2,014 5,036
2025 48 109 2,102 5,255
2030 53 109 2,321 5,802
2035 58 109 2.540 6,350
2040 64 109 2,803 7,007
2041 65 109 2,846 7,116

@ 2020 level of based aircraft. FAA 5010 Inspection Form data utilized to generate forecasts.
()] Utilization Rate is Total Operations/Total Base Aircraft.

Source: Mears Field Airport Layout Plan Update Narrative Report — Gray & Osborne Inc

1 Mears Field Airport Layout Plan Report (Gray & Osborne, 2008)

Century West Engineering Airport Rates & Charges Comparison Study | May 2025 | Page 3
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Infrastructure and Facilities

RUNWAY AND TAXIWAYS

Mears Field has one paved runway {7/25) that is oriented in an east-west direction. Runway 7/25 is 2,609 feet long
and 60 feet wide. Runway 7/25 is currently a visual runway with no lighting or navigational aids (NAVAIDs). The
developed areas at Mears Field have paved or turf taxiway/taxilane access. The exit taxiway located midfield provides
access to the fueling area, tiedown apron, pilot lounge, and hangar areas.

HANGAR TYPES AND CAPACITIES

According to Town records, Mears Field currently has 27 existing hangars located in the Airport’s landside area, which
has a total of 45 defined lease lots. Figure 2 shows current airport buildings and lease lots, as depicted in the recent
ALP drawing. There are 18 lease lots without hangars that are currently leased and could be utilized for future
development. Based on the existing development pattern, the vacant lease lots appear to provide sufficient capacity
to accommodate forecast increase in based aircraft through 2041.

Figure 2: Airport Lots

Source: Mears Field Airport Layout Plan {Grays and Osbourne, 2022)

FUEL SERVICES

An aircraft self-service fueling facility is located at the southwest corner of the tiedown apron. The fueling facility
includes a single aboveground storage tank (100LL AVGAS), owned and operated by the Town of Concrete. A review of
the airport budget indicates that the cost of operating and maintaining the fuel system represents a significant portion
of the overall operating expenses for the Airport.

CURRENT AIRPORT LEASE AGREEMENTS

Currently, the Town of Concrete offers 5-year ground leases at Mears Field for hangar construction in its defined lease
lots. The ground lease rates are applied to the full dimensions (square footage) of each lease lot occupied by the
tenant. The lease agreements include an option to extend the base lease for seven (7) consecutive periods, although
this is currently under review and may be revised in conjunction with updated lease rates.

Century West Engineering Airport Rates & Charges Comparison Study | May 2025 1 Page 4
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Table 1 summarizes the current lease rates for all existing lots, including both developed and undeveloped lots. The
lease rate varies by lot size from $0.096 to $0.129 per sq ft annually for all but one lot {$0.06). Two lease lots that

currently have septic drain field connections are assessed an additional $0.026 per sq ft, monthly.

Table 1: Mears Field — 2025 Ground Lease Rates

Square Footage

Base Lease Rate

(Annual)

Cost Per Square Foot

“aB | 100x50 S 50000 | 448214 1 $0.096

c 65X50 3,250 $316.43 $0.097

0 - 100X100 10,000 $963.95 '$0.096

1 100X100 10,000 $963.95 $0.096

3 100X100 - 710,000 - $963.95 $0.096

4 100X100 10,000 $963.95 $0.096
5 © 100X100 - 10,000 .$963.95° 40,096

6 100X100 10,000 $963.95 $0.096

7 © 100X100 ° .110,000 ©$963.95 $0.096

8 100X100 10,000 © $963.95 $0.096
9 '100X100, . - 10,000 - $963.95 © $0.096

10 100X100 10,000 $963.95 $0.096

11 "100X100 ~ 10,000 $963.95 $0.096

12 50X50 2,500 $256.47 $0.103
13 50X50 2,500 $256.47 $0.103

14 50X50 2,500 $256.47 $0.103

15 . 50X50 . - 2,500 " $256.47 '$0.103

17 50X50 3,650 $374.35 $0.103
.18 50X50 122,500 o $322.40 $0.129

19 50X50 2,500 $322.44 $0.129

22 50X50 2,500 825647 $0.103:
23 50X50 2,500 $256.47 $0.103
24 " 50X50 2,500 825647 6003
25 50X50 2,500 $256.47 $0.103

27 50X50 - 2,500 $256.47 80103
28 50X50 2,500 $256.47 $0.103
29 50X50- 12,500 - $256.47 ©.$0.103 -
30 50X50 2,500 $256.47 $0.103
32 50X50 " 2,500 . -+ $256.47 $0.103
33 50X50 2,500 $256.47 $0.103

Century West Engineering Airport Rates & Charges Comparison Study | May 2025 | Page 5
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Table 1: Mears Field — 2025 Ground Lease Rates

Base Lease Rate

Square Footage Cost Per Square Foot

(Annual)

©-34/35 | ‘100x50° - 5000 . $51296 . $0.103
36/37 100X50 5,000 $512.96 $0.103
38 | s0x50 2,500 0 $256.47 0,103
39 50X50 2,500 $256.47 $0.103
40 | s0%50 . 2500 . $25647 - . . %0103
41 50X50 2,500 $256.47 $0.103
42 | soxso . 250 . - %2547 - . %0103
44 100X50 5,000 $512.96 $0.103
45 CB0XS0 U 2,500 o0 825647 . 7.$0.103
46 50X50 2,500 _ $256.47 $0.103
a7/48 | 100xs0 5000 0 48214 . .$0.09
601A 80X90 7,200 o $432.62 $0.060
601B- . | ©50X50- . 2,500 $256.47 . .- 80.103
601C 100X32 3,200 $296.64 . $0.093
601D | 50X50 .. 25000 . - o $25647. $0.103

Source: Airport Management

The Town of Concrete also assesses an annual charge to leaseholders for the cost of insuring Mears Field. The
insurance assessment is made on a per-lot basis, where the annual cost is divided by the total number of lease lots
(45). The current assessment is $111.20 per leaseholder, which averages $0.023 per sq ft annually, based on the
overall square foot total for all lease lots (approximately 214,800 sq ft).
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Part 2: Comparative Market Analysis

Comparable Airports Selection

The rate analysis involved surveying publicly available lease rates, fee schedules, and direct correspondence with
airport managers. The analysis reviewed hangar ground lease rates, tiedown fees, hangar rental costs, and fuel pricing
to gauge similarities. Airports were selected based on general proximity to Mears Field and similarities in size, services,
and infrastructure. These data points allowed a direct comparison with Mears Field’s current rates to identify the
range currently in place in the region.

Hangar ground lease rates are the primary basis of comparison in this evaluation, given the limited additional
operating revenue streams currently in place at Mears Field. However, it is important to note that some airports in the
sample group have comparatively lower ground lease rates than Mears Field, that are supplemented with tenant
surcharges which effectively increases the equivalent out of pocket cost per lease. In these cases, an “effective” rate is
approximated that captures the full cost paid by tenants for occupying a hangar site on the airport. Summarizing the
range of the rates currently charged by the airports will allow the Town of Concrete to compare its current and
proposed rates, while setting its ground lease rate consistent with the financial needs of the Town to operate a
sustainable public airport.

COMPARABLE AIRPORTS

To assess the competitiveness of Mears Field’s current rates and charges, a group of comparable general aviation
airports was selected based on similarities in geographic location, runway characteristics, airport ownership, available
infrastructure, and types of operations. These airports are all publicly owned with visual runways and a mix of
recreational, business, and seasonal aviation activity.

Each airport offers a combination of hangar ground leases, tiedown spaces, fueling services, and basic amenities for
pilots and tenants. By evaluating these factors, the Town of Concrete can better understand where Mears Field aligns
with current market conditions and where adjustments to rates may be warranted to ensure fairness,
competitiveness, and financial sustainability.

The airports evaluated in this study are briefly summarized below and in Table 2 and depicted in Figure 3.

Darington Municipal Airport {152)
Darington Municipal is located 17 nautical miles south of Mears Field. The airport features a single asphalt runway
(10/28: 2,491’ x 40’) with visual approaches, paved aircraft tiedowns, and hangars for locally-based aircraft.

Twisp Municipal Airport (250)
Twisp Municipal is located 67 nautical miles east of Mears Field. The airport has a single asphalt runway (10/28: 2,701’
x 60’} with visual approaches, paved aircraft tiedowns, and hangars for locally-based aircraft.

Anderson Field (597)
Anderson Field is located 85.2 nautical miles east of Mears Field. The airport has one asphalt runway (7/25: 4,000 x
60’) with visual approaches, paved tiedowns, and hangars for locally based aircraft.

Cashmere-Dryden Airport (852)

Cashmere-Dryden Airport is located 79 nautical miles east of Mears Field. The airport has a single asphalt runway
(7/25: 1,800’ x 50") with visual approaches, paved tiedowns, and hangars for locally based aircraft. The airport offers
various amenities to pilots including a pilot lounge, restrooms, and a courtesy car.

Century West Engineering Airport Rates & Charges Comparison Study | May 2025 | Page 7
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Cle Elum Municipal Airport (S93)
Cle Elum Municipal is located 87 nautical miles southeast of Mears Field. The airport has a single paved runway (7/25:

2,379" x 60’) with visual approaches, paved tiedowns, and hangars for locally based aircraft. The airport offers various
amenities to pilots, including a pilot lounge and the use of bicycles for transportation into town.

Waterville (255)

Waterville Airport is located 86 nautical miles east of Mears Field. It includes a single asphalt runway (7/25: 2,978’ x
50') with visual approaches, paved tiedowns, and hangars for locally based aircraft.

Okanogan Legion Airport (S35)

Okanogan Legion is located 88 nautical miles east of Mears Field. The airport features a single asphalt runway (4/22:
2,533’ x 36") with visual approaches; paved tiedowns, fuel (Jet A, 100LL) and hangars for locally based aircraft. The
airport offers pilot amenities including a pilot lounge, restrooms, and a courtesy car.

Figure 3: Comparable Airports Proximity to 3W5

iihn@ascades,

. orth«Gasc
S NationalPark

-& MEARS FIELD AIRPORT
(3W5)

TWiSP MUNICIPAL OKANOGAN LEGION
AIRPORT (250) AIRPORT (535)
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k ?‘ QOkanogal
- “.National Fores

EPN
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Lake
Chelan

Wenatchee
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Alpine Lakes .
Wilderriessi
CLE ELUM MUNICIPAL  Washingt
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Source: Century West Engineering
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Table 2: Comparable Airports
Air Distance
Airport to 3W5
{nautical miles)

Airport Size

Primary Use Services
(acres)

“Mears Field (3W5) ONM - " 29 Acres “ " Recreational- - ' Eug , Tiedowns, -
L ST : Tl : P = Pilot Lounge-
Darrington Municipal : . ‘Tiedowns,
Airport (152) 17.3NM 90 Acres Recreational Restrooms
‘TWI,S.p Mun|C|paIA|rport, " 67.1NM 40 Acres” . "Recreational Tl_e_dgwns '
- {250) . ) - o . o
Anderson Field Airport 859 NM 64 Acres Recreational Tiedowns
(S97)
CT e B L _ E ~ Pilot Lounge,
.. Cashmere-Dryden- T . S ST Courtesy Car,
Airport-(852) - : 795 NM 24Acres ‘ Recreatlonél “. Restrooms, -
SRR R " Tiedowns
Pilot Lounge,
Cle-Elum Municipal . Courtesy
7. 160 A
Airport (593) 87.5NM 0 Acres Recreational Bicycles,
Tiedowns
Waterville (2S5) - 86 NM _ 20Acres Recreational © -~ - Tiedowns
’ Courtesy Car,
Okanogan Legion i . Pilot Lounge,
Airport (535) 87.8 N\M 30 Acres . Recreational Restrooms,
Tiedowns

Source: Airport Master Record; Airport Surveys

Rate Analysis

Based on a comparison of seven regional airports with characteristics similar to Mears Field, the average hangar
ground lease rate is approximately $0.15 per sq ft. Mears Field currently charges between $0.096 and $0.129 per

sq ft, depending on lot size. The annual insurance assessment noted earlier effectively increases the equivalent ground
lease rate by an average of $0.023 per sq ft annually. Both the base ground lease rate and the equivalent lease rate
are at the low end of the range for the comparable airports, and below the regional average (mean).

The use of supplemental fees by otherairports is also common, which increases the “equivalent” lease cost. Several of
the peer airports include additional charges beyond base ground lease rates including:

e Maintenance or Operational fees (e.g., Cashmere-Dryden: $800 per airplane annually)

e Utility Surcharges (e.g., Cashmere-Dryden: water/sewer fees $225 per hangar annually)

e lease Preparation or Setup fees (e.g., Anderson Field: one-time $1,566 setup fee for new leases)

e Commercial Use or Access fees (e.g., Okanogan: $200 annual fee for commercial use)

Mears Field also imposes a monthly septic drainfield connection fee of $0.026 per sq ft, where applicable. The Airport
does not currently assess separate maintenance, utility, access, or fuel flowage fees.

Century West Engineering Airport Rates & Charges Comparison Study | May 2025 | Page 9

H
4
£
¥
:
§
{
:




TOWN OF CONCRETE
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Table 3 summarizes the rates and charges currently present at airports comparable to Mears Field and Table 4
summarizes the average hangar ground lease rate for Mears Field and among the seven comparable airports, and the
equivalent rate for airports with ongoing supplemental fees, in addition to ground lease charges.

Table 3: Comparable Aii‘ports Rate & Fees

Ground Lease Rates Tiedown Hangar Fuel

Airport

(Annual per sq ft) Fees Rent/Lease Flowage Fee

i i faEea aag i v N ~Fueltanks -~ - © ' :
- Mears Field . | %\c/’ac:?ess-igslezdgé rs:c:of: N /A L A owned and " Septic Drain Field Fee:
(3W5) - RS R B AT operated by. - - $0.026/sq ft per month
R : . . B - the City e L :
Through the fence fee:
© $100 per year
, Personally-Owned Commercial Users: $3/day
Darrlr'1g_ton Hangar: $0.15/ sq ft »30 per -$750/ year (varies based
Municipal . . month - N/A N/A
. Construction/Equipme on term and type of use)
Airport (152) $1 per day
nt Storage: $0.15/sq ft , Kiosk fire camps and
aviation related activities:
$25/day
Twisp. | $443.09 Annual Fee ST L I 8 -
- Municipal | (Approx. $0.177/sqft - N/A_ - N/A " N/A . Initial Rental Fee: $395°
i Airport {250)-| . for each 50 x 50 lot) R e o = SR S
Aeronautical Ground
Anderson Lease: $0.17/sq ft N/A N/A N/A One time lease prep fee
Field (S97) Nonaeronautical of $1,566

Ground Lease: 50.235

. , " 'Maintenanceand
: jCashmere-v : , LR e T ST , ; Operation Fee: $800 Per
Dryden | . $010/sqfe ~ N/A - . N/A ~N/A . . Airplane Annually

 Airport (852) * Water/Sewer Fee: $225 -
D S " Per' Hangar Annually
Cle-Elum .
Municipal $0.25/ sq ft N/A N/A N/A ' None
Airport (S93) :
i R "GA Hangar
AR ‘Space: $100
S ERR : " $25per " ' par month [En . e e
| waterile $0.10/sq ft ,;"ZO"ths, _Other Hangar  N/A bAf‘-th”_'Zsazt(')%“ todo
(255) | o _nigphir = Unitsi $331 to business: " ’.pe‘ryekark
e S $771 per
' ~“‘month , _
Trailer Space: $250 Per
Okanogan $0.12/ sq ft $25 per $125 per $0.50 per Month
(535) : month * month gallon Annual Commercial Use

Permit: $200

Source: Airport Master Record; Airport Survey Responses
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Table 4: Hangar Ground Lease Rates

Airport Basic Rate Equivalent Rate
(per sq ft annual) (per sq ft annual)
“Mears Field (3Ws) = - S ] 50.096-60.129/sqft . $0.12-30.15/sq ft
Darrington Municipal Airport (152) $0.15 $0.15
Twisp Municipal Airport (250) -~~~ .~ %018 .. 078018
Anderson Field Airport (S97) ; $0.17 $0.17
; Cas’hmefe‘-bryden Airport (852) - SRR o800 ) R $0.40-
Cle Elum Municipal Airport (S93) $0.25 $0.25
Waterville(285) o osoa0 %0100
Okanogan Legion Airport (S35} $0.12 $0.12
" Average (Comparable Airport Group) -~ - | - $0.15 i 8020

Source: Airport Survey Responses

As noted earlier, airports often supplement their ground lease revenues with additional user fees or revenue sources
to partially offset airport operating costs. In the case of Cashmere-Dryden Airport, the supplemental charges to hangar
owners/tenants effectively result in a 4x increase in the $0.10 sq ft base ground lease rate to approximately $0.40 sq ft
(see Table 4).

Three notable outliers identified within the dataset highlight the broad range of financial structures used by the
respective airport owners (one city, one county, one regional port authority} to manage their facilities with varying
levels of general fund and user support.

Chelan County supplements the Cashmere-Dryden Airport basic ground lease rate (50.10/sq ft) with significant
maintenance and utility fees to sustainably operate and maintain the airport. The County charges an annual fee of $800
per airplane for general maintenance and operation costs, which include mowing services, snow removal, tree trimming,
pavement maintenance, pilot lounge and amenities expenses, and more. Assuming one aircraft per hangar, the
weighted average ground lease rate with these additional fees is approximately $0.40 per sq ft. It is also noted that
many hangars at the Cashmere-Dryden Airport accommodate more than one aircraft, which results in additional (per
aircraft) fees associated with the leased ground area. The fee structure at the airport generally meets Chelan County’s
requirements to operate and maintain the airport for public use. Airport capital investments are not typically captured
in the basic lease rate or the supplemental fees. Investments in the airfield facilities (e.g., local matches for state or
federal grants, etc.) are managed similarly to the local costs associated with the county road system. The absence of fuel
system or sales expenses at the airport also reduces the operational overhead for the County.

Cle Elum Municipal Airport’s fee structure differs from the Cashmere-Dryden Airport in that the ground lease fees
represent an all-inclusive rate structure. The City of Cle Elum ground lease rate for the airport is $0.25 per sq ft
annually, which is the highest raw ground lease rate among the surveyed airports in this study. However, there are no
additional fees charged to tenants for maintenance and operational needs. Airport capital investments are not
typically captured in the ground lease rate. Investments in the airfield facilities (e.g., local matches for state or federal
grants, etc.) are managed similarly to the local costs associated with the city road and street system. The City does not
own or operate an aviation fuel system at the airport.
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TOWN OF CONCRETE
Airport Rates & Charges Comparison Study

The Waterville Airport ground lease rate is $0.10 per sq ft, annually for hangar ground leases. The Chelan-Douglas
Regional Port Authority owns and rents out hangar space to generate additional operating revenues. The Port does
not assess maintenance and operations fees to airport users, and excess operating expenses are covered through its
general fund. Investments in the airfield facilities (e.g., local matches for state or federal grants, etc.) are managed
similarly to other port infrastructure costs. The Port does not own or operate an aviation fuel system at the airport.

Part 3: Recommendations and Conclusions

Summary of Findings

e Mears Field’s base ground lease rates ($0.096 to $0.129 per sq ft) and its equivalent rate ($0.12 to $0.15 per
sq ft) are below the average rates for the group of airports surveyed in this study for both raw ground lease
rates ($0.15 per sq ft) and an equivalent rate ($0.20 per sq ft) that captures common tenant fees.

e  Multiple airports surveyed in this study use other fees to offset the cost of airfield maintenance, utilities,
airport administration, or commercial use.

e The Town of Concrete has one supplemental fee (Septic Drain Field Fee: $0.026/sq ft per month) for tenants
connecting to the septic drain field. Town records indicate that two hangar tenants are assessed this fee.

e The aircraft fuel storage and dispensing system, and the purchase and sale of aviation gasoline (AVGAS) at
Mears Field, is a significant part of the airport operating budget for the Town of Concrete. As noted earlier,
there are no fuel flowage fees currently in place at Mears Field that are typically used to fund system
maintenance, tank replacement, etc.

Rate Adjustment

Based on the evaluation outlined in this study, the range of airport hangar ground lease rates charged by similar
airports is approximately $0.15 to $0.20 per sq ft annually. Airports with rates at the higher end of the range typically
capture a larger portion of their overall operating expenses, which reduces the amount of general fund support
provided by the airport owner.

Therefore, an increase in the base ground lease rate that is within the described range ($0.15 to $0.20 sq ft) would
be reasonable in terms of competitiveness with similar airports in the region.

The degree of cost recovery sought by the Town of Concrete for the maintenance and operation of Mears Field may
also have a practical effect on potential rates. It is assumed that the rate increases described in this study would
provide partial cost recovery, with additional operating expenses continuing to be funded through the general fund or
other internal transfers.

In the event that the increase in operating revenues generated through increased ground lease rates is not adequate
to meet the Town’s financial needs; options for reducing the cost of airport operations may be considered. They could
include increasing airport revenue through user fees similar to the competing airports described in the study, and/or
through a reduction in services (e.g., airport-owned aircraft fuel system). Basic airport maintenance should be
maintained to protect the Town’s investment in the facility. If upcoming airfield maintenance costs are anticipated to
exceed current airport-generated revenues, it may be reasonable to consider establishing an annual maintenance fee
(per aircraft) for users. The ability to fund future airfield improvement projects may require deferring projects based
on the Town’s ability to secure state grants and provide any required matching funds.
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Future Considerations

ONGOING MARKET MONITORING

It is recommended that the Town of Concrete conduct periodic reviews of rates at comparable general aviation
airports every 3-5 years to maintain competitive and equitable rates as well as financial sustainability. Key
components to monitor include inflation, changes in airport maintenance and operational costs, market demand for
Hangar space, and the structure of supplemental fees at peer facilities.

It is important to note that changes in economic conditions, including inflation, have an effect on airport operating
expenses and should be reasonably reflected in lease rates. Indexing airport rates with periodic CPl adjustments is a
common approach for ensuring that lease revenues keep pace with inflation and continue to reflect the real value of

the leased land or facilities.
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2026 BUDGET POSITION

Town Of Concrete Time: 11:56:20 Date: 01/05/2026

Page: 1
401 Airport Fund 01/01/2026 To: 12/31/2026
Revenues Amt Budgeted Revenues Remaining

340 Charges For Goods & Services
344 50 00 401

Fuel Sales

14,000.00 0.00 14,0000 100.0%
ds & Services 1400000

000 1400000 100.0%

360 Interest & Other Earnings

34460 00001  Airport Lot Waiting List Fees 550.00 0.00 550.00 100.0%
3446000003  Airport Lease Insurance Payme 5,500.00 0.00 5,500.00 100.0%
361 11 00401 Investment Interest 150.00 0.00 150.00 100.0%
3624000000  Pilots Lounge Rent Hourly 120.00 0.00 120.00 100.0%
3625000000  Airport Leases 22,150.00 0.00 22,150.00 100.0%
3625000008  Airport Tie Down Donations 500.00 0.00 500.00 100.0%
3670000401  Donations To Airport 2,000.00 0.00 2,000.00 100.0%

P

397 Interfund Transfers

397 00 01401 Transfer In - Property Tax Rev Share 13,500.00 0.00 13,500.00 100.0%
397 00 03 401 Transfer From General 40,000.00 0.00 40,000.00 100.0%

Expenditures Amt Budgeted Expenditures Remaining

546 Airports, Port, Terminal

546 1010001  Salary Clerk-treas. 13,047.00 0.00 13,047.00 100.0%
546 10 10002  Deputy Clerk 6,476.00 0.00 6,476.00 100.0%
546 10 10005  Pw Director 4,932.00 0.00 4,932.00 100.0%
546 10 10006  Pw Assistant 3,154.00 0.00 3,154.00 100.0%
546 10 10010 Pw Maintenance Worker 819.00 0.00 819.00 100.0%
5461010012  PW Laborer 3,818.00 0.00 3,818.00 100.0%
5461010013  Overtime - All 2,975.00 0.00 2,975.00 100.0%
546 10 20 001 Social Security 2,750.00 0.00 2,750.00 100.0%
546 1020002  Retirement 2,000.00 0.00 2,000.00 100.0%
546 1020003  Labor & Industry 1,000.00 0.00 1,000.00 100.0%
546 1020004  Unemployment 300.00 0.00 300.00 100.0%
546 1020005  Medical/dental 11,000.00 0.00 11,000.00 100.0%
546 10 30 001 Gas/diesel 600.00 0.00 600.00 100.0%
546 1030002  Supplies 750.00 0.00 750.00 100.0%
546 1030003  Office Supplies 500.00 0.00 500.00 100.0%
546 10 30 004 Miscellaneous Expense 1,209.00 0.00 1,209.00 100.0%
546 1030005  Engineering-on Call Services 600.00 0.00 600.00 100.0%
546 1030006  Clothing Allowance 200.00 0.00 200.00 100.0%
546 10 30 007 Merchant Services - Credit/Debit Card 350.00 0.00 350.00 100.0%
Transaction Fees
546 1030008  Online Banking Fees 15.00 0.00 15.00 100.0%
546 10 40 001 Airport M/r 4,000.00 0.00 4,000.00 100.0%
546 10 40 002 Insurance/bonds 5,750.00 0.00 575000 100.0%
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2026 BUDGET POSITION

Town Of Concrete Time: 11:56:20 Date: 01/05/2026
Page: 2

401 Airport Fund 01/01/2026 To: 12/31/2026

Expenditures Amt Budgeted Expenditures Remaining

546 Airports, Port, Terminal

546 1040003  Software Agreement 600.00 0.00 600.00 100.0%
546 1040004  State Audit 1,250.00 0.00 1,250.00 100.0%
546 1040005  Insurance - Awc 4,400.00 - 0.00 4,400.00 100.0%
546 1040006  Codify Ordinances 125.00 0.00 125.00 100.0%
546 1040007  Information Tech Support 50.00 0.00 50.00 100.0%
546 1040008  Legal/attorney Fees 1,430.00 0.00 1,430.00 100.0%
546 1040009  Copier Lease/maintenance Cost 800.00 0.00 800.00 100.0%
546 46 49401  Fuel Station Expenditures 12,500.00 0.00 12,500.00 100.0%
546 8042001  Airport Utilities 4,150.00 0.00 4,150.00 100.0%
546 8042002  Water And Sewer Utilities 1,920.00 0.00 1,920.00 100.0%
5469000002  Danger Tree Removal 1,000.00 0.00 1,000.00 100.0%

597 Interfund Transfers
597 00 00401  Transfer To Airport Reserve 4,000.00 0.00 4,000.00 100.0%

597 Interfund T 400000
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2026 BUDGET POSITION

Town Of Concrete Time: 11:56:20 Date: 01/05/2026
Page: 3

402 Airport Reserve Fund 01/01/2026 To: 12/31/2026

Revenues Amt Budgeted Revenues Remaining

308 Beginning Balances
308 5100402  Estimated Beginning Balance - Assigned 12,500.00 0.00 12,500.00

100.0%
1250000 100.0%

308 Beginning Balances

360 Interest & Other Earnings
3611100402 Interest Earned

150.00 100.0%

360 Interest & Other Eamings 15000 100.0%

397 Interfund Transfers
3970000402  Transfer From Airport 4,000.00 0.00 4,000.00 100.0%

Expenditures Amt Budgeted Expenditures Remaining

594 Capital Expenditures

594 46 63001  Capital Expenditures/Expenses - Other 12,650.00 0.00 12,650.00 100.0%
Improvements

594 46 63003  ALP - CFP Projects - Wat/Sew Ext. 2,715.00 0.00 2,715.00 100.0%
Exp-Professional Services

594 46 63005  Capital Expenditures/Expenses - 1,285.00 0.00 1,285.00 100.0%

Airports/Ports/Terminals - Other
Improvements Mower/Lift

594 Capital Expenditur ) 100.0%
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Draft Airport Layout Plan can be found at
the below link.

https://www.townofconcrete.com/wp-

content/uploads/2025/12/Mears-Field-

Airport-Layout-Plan-Update-Narrative-
Report-Oct-2025.pdf
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Aero Skagit Ambulance

There is approved town usage of hangar 2--not ALL :m:@ma are aeronautical use.

Comp Plan is currently being renewed
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A location for a beacon should be noted in this report. The size of the airport is constrained--likely not
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Where are pages 32-63
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