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Mr. Hardy Bullock, A.A.E 
Director of Aviation and Community Services 
Truckee Tahoe Airport 
10356 Truckee Airport Road 
Truckee, California 96161  
 
RE:  Airport Rent Study Update  
 
Dear Mr. Bullock: 
 
This summary report conveys Aviation Management Consulting Group, Inc.’s (AMCG) 
opinion of market rent for certain land and improvements located at Truckee Tahoe 
Airport which are currently leased or available for lease from the Truckee Tahoe Airport 
District. 

AMCG acknowledges the current economic impacts of COVID-19. While the value of 
certain off-airport properties nationwide has been affected, a consistent and direct affect 
to rental rates for general aviation properties has not been identified by AMCG. 
Conversely, AMCG understands the majority of airports sponsors have elected to (1) not 
adjust rental payments from lessees, (2) defer rental payments from lessees, (3) provide 
time limited rent abatement for lessees, and/or (4) postpone scheduled rent adjustments 
(based on an index or market analysis approach). The conclusions reached in this report 
reflect the current general aviation real estate market conditions. 

AMCG is pleased to have been called on to conduct this study and provide an opinion of 
market rent. Please contact me if you have any questions pertaining to this analysis or 
the conclusions reached. 

Helping your aviation management excellence, 
 
   
 
David C. Benner, C.M.  
Managing Consultant  
Aviation Management Consulting Group, Inc.  
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I. EXECUTIVE SUMMARY 

Airport: Truckee Tahoe Airport 
 10356 Truckee Airport Road 
 Truckee, California 96161 

Scope of Work: This summary report conveys Aviation Management 
Consulting Group’s opinion of market rent for certain land and 
improvements (Subject Properties) located at Truckee Tahoe 
Airport which are currently leased or available for lease from 
the Truckee Tahoe Airport District. 

Subject Properties: The components of the Subject Properties include Executive 
Hangar (Hangar 1), Office Building, Storage, Aeronautical 
Commercial Improved Land, Non-Aeronautical Land, Vehicle 
Parking and Asphalt/Gravel Apron. 

Date of Report: January 21, 2022 

Effective Date: December 10, 2021 

Methodology: An opinion of market rent for the Subject Properties was 
developed based on an analysis of the information and data 
obtained for similar properties from national, regional, 
comparable1, competitive, and resort/destination airports 
(which is summarized in Section VI. Study Findings). 

Rental Rate Conclusions: Table 1 identifies AMCG’s opinion of market rent for the 
Subject Properties. 

Table 1 – Rental Rate Conclusions 

 
All rental rates are “per square foot per year” (psf/yr)

 
1  AMCG recognizes that there are differences between the Airport (e.g., special district with the ability to 

determine tax levy, availability of air traffic control, airport sponsor provided ADS-B surveillance 
coverage, airport sponsor staffing levels to support infrastructure and proprietary exclusive right of 
certain commercial aeronautical activities, etc.) and the comparable airports. 

Office Building 1,728 $12.00

Vehicle Parking 1,300 $0.60

Asphalt Apron 1,300 0.65

Aeronautical Improved Land 79,732 $0.50

Non-Aeronautical Land 1,505,240 $0.18

Asphalt/Gravel Apron 220,000 $0.20

Aeronautical Improved  Land 94,100 $0.50

Asphalt Apron 400 $0.20

Executive Hangar (Hangar 1) 6,240 $5.75

Office Building 1,800 $14.40

Storage 208 $4.50

Vehicle Parking 2,800 $0.65

Asphalt Apron 3,067 $0.70

Component

Care Flight

Rental Rate Conclusions

Skydive Truckee 
Tahoe

Truckee Tahoe 
Soaring 
Association

Sierra Aero

Market Rent 
Opinion

Size
(SF)

Lessee
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II. INTRODUCTION 

A. Scope of Work 

This summary report conveys Aviation Management Consulting Group’s (AMCG’s) 
opinion of market rent for certain land and improvements (Subject Properties) located at 
the Truckee Tahoe Airport (Airport) which are currently leased or available for lease from 
the Truckee Tahoe Airport District (District). 

The District is required, by the Federal Aviation Administration (FAA) Airport Sponsor 
Assurances, to “maintain a fee and rental structure for the facilities and services at the 
airport[s] which will make the airport[s] as self-sustaining as possible under the 
circumstances existing.” Further, FAA Regulation Identifier Number (RIN) 2120-AF90, 
Policy Regarding Airport Rates and Charges, states that “rates, fees, rentals, landing 
fees, and other service charges (‘fees’) imposed on aeronautical users for the 
aeronautical use of the airport (‘aeronautical fees’) must be fair and reasonable.” As such, 
the market rent opinion outlined in this Airport Rent Study is fair, reasonable, and can be 
consistently applied to the aeronautical-use improvements. 

The FAA indicates that “reasonable methodologies may include, but are not limited to, 
historic cost valuation, direct negotiation with aeronautical users, or objective 
determinations of fair market value” which are further described below: 

 Historic Cost Valuation – a historic cost valuation, as outlined in the Policy 
Regarding Airport Rates and Charges, “must allocate capital and operating costs 
among cost centers” in accordance with a reasonable, consistent, and transparent 
methodology as follows: (1) “costs of airfield facilities and services directly used by 
the aeronautical users may be fully included in the rate base” and (2) “costs of 
airport facilities and services used for both aeronautical and non-aeronautical uses 
(shared costs) may be included in the rate base if the facility or service in question 
supports the airfield activity reflected in that rate base”. The rate base is defined 
as the “total of all costs of providing airfield facilities and services to aeronautical 
users (which may include a share of public-use roadway costs allocated to the 
airfield in accordance with this policy [Policy Regarding Airport Rates and 
Charges]) that may be recovered from aeronautical users through fees charged 
for providing airfield aeronautical services and facilities.” While the historic cost 
valuation is an acceptable methodology from the FAA’s perspective (and typically 
applied to air carrier service providers), this approach may result in a rental rate 
unreflective of similar aeronautical-use improvements available at comparable and 
competitive airports. As such, this approach was not deemed most appropriate. 
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 Direct Negotiation – The Policy Regarding Airport Rates and Charges is non-
descriptive in terms of the methodology for initiating and completing a negotiation 
process. A negotiation, by definition, is to confer with another party to arrive at a 
settlement of a matter; in this case, rental rates for aeronautical-use improvements. 
A negotiation process can result in a market transaction if (1) it is an open market, 
(2) the buyer (tenant) and seller (District) are acting prudently and knowledgeable, 
and (3) the price is not affected by undue stimulus. However, as stated in the 
Airport Sponsor Assurances, each tenant (commercial or non-commercial) “shall 
be subject to the same rates, fees, rentals, and other charges as are uniformly 
applicable” to other tenants for “the same or similar uses of such airport and 
utilizing the same or similar facilities.” For this reason, a direct negotiation 
methodology was not deemed most appropriate to determine a rental rate structure 
that is equitable for all similarly situated tenants of aeronautical-use improvements.  

 Objective Determinations of Fair Market Value – Market value, as defined by The 
Dictionary of Real Estate Appraisal, is “the most probable price which a specified 
interest in real property is likely to bring under all conditions requisite to a fair sale, 
the buyer and seller each acting prudently and knowledgeably, assuming the price 
is not affected by undue stimulus.” The use of value, from a real estate perspective, 
is typically representative of the cost to purchase or assume ownership of real 
property. Conversely, the purpose of this Airport Rent Study Update is to determine 
market rent. As such, an objective determination of fair market rent, as applicable 
to aeronautical-use improvements is typically determined in one of two manners: 
 An appraisal process, consistent with The Dictionary of Real Estate Appraisal, 

includes three approaches to value – cost approach, sales comparison 
approach, and income approach. Central to each approach is the principle of 
substitution, as an astute real estate investor will pay no more than the value 
of an equally desirable alternative property or investment. Upon completion of 
each appropriate approach, a final estimate of value is determined by 
considering the quality and quantity of data available under each approach and 
the inherent advantages and disadvantages of each approach is considered. 
Utilizing the final estimate of value (i.e., cost to purchase or assume 
ownership), airport sponsors typically utilize a rate of return (ranging from 3% 
to 15% for aeronautical properties) to determine an appropriate and reasonable 
rental rate. 

 A comparative rent analysis is a direct approach that utilizes the rental rates 
being charged for similar properties as the basis to establish an appropriate 
rental rate. As it pertains specifically to aeronautical-use land and 
improvements, the rental rates being charged for similar land and 
improvements at other similarly situated airports are adjusted (as appropriate) 
to establish rental rates. 
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As such, the opinion of market rent in this Airport Rent Study Update is based on a 
comparative analysis of similar land and improvements at national, regional, comparable, 
competitive, and resort/destination airports.  

Consistent with the Airport Sponsor Assurances, each tenant should be subject to the 
same rental rates as are uniformly applicable to other tenants utilizing the same or similar 
land and improvements for aeronautical purposes. It is recognized that the size, access, 
amenities, and condition of the land and improvements (as applicable) may vary and as 
a result, the opinion of market rent may vary as well. However, the District will not charge 
unjustly discriminatory rental rates. 

B. Market Rent Defined 

Market rent is defined as the most probable rent which a property should bring in a 
competitive and open market (i.e., willing lessor and willing lessee) reflecting the terms 
and conditions of a specified lease agreement, including the rental adjustment 
mechanisms, permitted uses, use restrictions, expense obligations, term, renewal and 
purchase options, and tenant improvements.  

C. Project Approach 

To achieve the scope of work, AMCG completed the following work plan: 

1. developed a profile of the Airport, 
2. identified comparable, competitive, and resort/destination airports utilizing the 

profile of the Airport, 
3. obtained rental rates (and related information) for aeronautical uses from the 

Airport as well as comparable, competitive, and resort/destination airports 
identified, 

4. analyzed the data obtained from the Airport as well as comparable, competitive, 
and resort/destination airports identified, 

5. analyzed national and regional data,  
6. obtained and analyzed data from off-airport, non-aeronautical land sales, and 
7. developed an opinion of market rents for the Subject Properties based on the 

preceding analysis in conjunction with the Limiting Conditions outlined in the 
Appendix. 

In drawing opinions of market rent for the Subject Properties, consideration was given to 
those factors that typically affect market rents for on-airport, aeronautical properties (e.g., 
property use, attributes, restrictions, limitations, etc.). Beyond this, AMCG’s opinion of 
market rent for the Subject Properties has been formed based on a comparative analysis 
of current rents for aeronautical-use properties at national, regional, comparable, 
competitive, and resort/destination airports. The rental rates currently charged for the 
Subject Properties by the District were not included in the national, regional, comparable, 
competitive, or resort/destination analysis but were utilized as a point of reference to 
develop the opinion of market rent. The current rental rates for the Subject Properties 
(identified in the most recent agreements) are identified in the Appendix.  
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Market rents for off-airport properties were not utilized to determine an opinion of market 
rent for on-airport, aeronautical properties as this approach is highly problematic due to 
the different types of use. Off-airport properties and on-airport, aeronautical properties do 
not exhibit the same bundle of rights. It is very difficult, if not impossible, to determine the 
adjustment applied to unencumbered off-airport rental rates to reflect the constraints 
imposed by the Federal Aviation Administration (FAA), the airport sponsor, and others 
pertaining to the development and/or use of on-airport, aeronautical properties. However, 
market rents for off-airport properties were utilized to determine an opinion of market rent 
for on-airport, non-aeronautical properties (i.e., non-aeronautical land).   

When rendering an opinion of market rent for on-airport, aeronautical properties, the cost 
of the real property (land and/or improvements) and desired rates of return are not 
typically considered. While these factors may be considered when rendering an opinion 
of market rents for off-airport properties or may be considered by real estate investors, 
these factors are generally not consistent with the realities of the prevailing market for on-
airport, aeronautical properties. Since the Subject Properties are not considered new, 
AMCG’s opinion of market rent was not based on the cost of real property or desired rates 
of return. 

D. Key Underlying Assumptions 

The market rent opinions conveyed in this summary report are based on the lessee having 
full and continued access to the Airport’s airside and landside infrastructure. Additionally, 
the analysis was based on an evaluation of triple net lease rates (as applicable to the 
Executive Hangars, Office, and Storage).  

Triple net lease rates, by definition, occur when the lessee is responsible for all 
maintenance, utilities, insurance, and taxes associated with the Subject Properties. 
However, consistent with industry standards for general aviation improvements, the 
evaluation of “triple net lease rates” typically includes the airport sponsor paying for costs 
associated with major maintenance items (e.g., repair and/or replacement of hangar 
doors, roofing, super structure, HVAC, etc.). 

Market rents are driven by the amount a willing buyer (lessee) pays to a willing seller 
(lessor) to rent or lease a property. To the extent that local economic factors affect rental 
rates at the national, regional, comparable, competitive, and resort/destination airports, 
these economic factors will be reflected in the rental rate conclusions. As such, AMCG 
has identified and analyzed (on a comparative basis) the rents charged and paid for 
similar properties (by component) at a cross-section of airports to derive the market rent 
opinions for the Subject Properties.  
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AMCG recognizes that there are differences between the Airport (e.g., special district with 
the ability to determine tax levy, availability of air traffic control, airport sponsor provided 
ADS-B surveillance coverage, airport sponsor staffing levels to support infrastructure and 
proprietary exclusive right of certain commercial aeronautical activities, etc.) and the 
comparable airports. Some of the comparable airports exhibit superior characteristics and 
some exhibit inferior characteristics. To identify airports that were considered most 
comparable to the Airport and draw conclusions that reflect the conditions at the Airport, 
the comparable airports were compared with the Airport using aeronautical activity and 
infrastructure indicators. 

It is AMCG’s experience that aeronautical activity and infrastructure indicators at airports 
typically run parallel to local economic indicators. Therefore, it is reasonable to assume 
that the airports identified as comparable to the Airport (based on the selection criteria) 
will be located in markets with economic and demographic characteristics that are similar 
to the subject market. As such, a separate analysis of local economic indicators at 
comparable airports was not deemed necessary in this case. 

The following report summarizes AMCG’s findings and opinions. 
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III. COMMUNITY OVERVIEW 

A. Airport Sponsor 

The Airport is owned and operated by the Truckee Tahoe Airport District, which is 
governed by a five-member Board of Directors. Each member is voted into office by public 
county election and serves a four-year term. 

B. Geographic Location 

The Airport is located in the Town of Truckee (Town) which is also located within Nevada 
County (identified in Figure 1) and Placer County, California. The Airport is north of Lake 
Tahoe, 2 miles east of the Town’s central business district and is 33 miles east of the City 
of Reno, Nevada. 

Figure 1 – Geographic Location 
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C. Demographics 

The population of the Town has increased a total of 16.7%, or a compounded annual 
increase of 1.6% from 13,864 in 2000 to 16,180 in 2010 (U.S. Census Bureau). Since 
2010, the population has increased slightly to 16,735 in 2019 (U.S. Census Bureau 
estimate) which reflects a total increase of 3.4% or a nominal compounded annual 
increase of 0.4%.  

The population of Nevada County has increased a total of 7.3% with a compounded 
annual change of 0.7% from 92,033 in 2000 to 98,764 in 2010 (U.S. Census Bureau). 
Since 2010, the population has increased to 99,755 in 2019 (U.S. Census Bureau 
estimate) which reflects a total increase of 1.0% and a nominal compounded annual 
increase of 0.1%. The population of Placer County has increased a total of 40.3% with a 
compounded annual change of 3.4% from 248,399 in 2000 to 348,432 in 2010 (U.S. 
Census Bureau). Since 2010, the population has increased to 398,329 in 2019 (U.S. 
Census Bureau estimate) which reflects a total increase of 14.3% and compounded 
annual increase of 1.5%. 

D. Business and Industry 

The largest employment sectors in the Town are arts, entertainment, recreation, 
accommodation, and food services; educational services, health care and social 
assistance; professional, scientific, management, administrative and waste management 
services; construction; and retail trade. On a combined basis, these employment sectors 
account for approximately 70.7% of employment in the Town (U.S. Census Bureau). 

The largest employment sectors in Nevada County are educational services, health care 
and social assistance; professional, scientific, management, administrative and waste 
management services; arts, entertainment, recreation, accommodation, and food 
services; and retail trade. On a combined basis, these employment sectors account for 
approximately 59.4% of employment in Nevada County (U.S. Census Bureau). 

The largest employment sectors in Placer County are educational services, health care 
and social assistance; professional, scientific, management, administrative and waste 
management services; retail trade; and manufacturing. On a combined basis, these 
employment sectors account for approximately 56.0% of the employment Placer County 
(U.S. Census Bureau). 

E. Economic Factors 

The labor force of the Town has decreased from 9,933 in 2010 to 9,660 in October 2021 
(Bureau of Labor Statistics). This represents a total decrease of 2.7% and a compounded 
annual decrease of 0.3%. The labor force of Nevada County has decreased from 49,116 
in 2010 to 46,740 in October 2021 (Bureau of Labor Statistics) which represents a total 
decrease of 4.8% and a compounded annual decrease of 0.4%.  
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The labor force of Placer County has increased from 168,436 in 2010 to 187,700 in 
October 2021 (Bureau of Labor Statistics) which represents a total increase of 11.4% and 
a compounded annual increase of 1.0%. 

As identified by the Bureau of Labor Statistics, the unemployment rate in Nevada County 
was approximately 4.5% and approximately 4.1% in Placer County (as of October 2021); 
this is lower in comparison to the U.S. national unemployment rate of approximately 4.6% 
(as of October 2020). 

F. Consumer Price Index 

Table 2 outlines the Bureau of Labor Statistics, Consumer Price Index, All Urban 
Consumers, West – B/C (cities of less than 2,500,000 population) from 2016 to 2020. 

Table 2 – Consumer Price Index (West Region) 

Consumer Price Index 
(West Region) 

Year Year End 
December 2016 145.443 
December 2017 148.836 
December 2018 153.130 
December 2019 157.019 
December 2020 159.756 



 
 

SUBJECT AIRPORT OVERVIEW 
 
 

 

Airport Rent Study Update  12 
Truckee Tahoe Airport District, Truckee Tahoe Airport (01/21/2022) 

IV. SUBJECT AIRPORT OVERVIEW 

A. Airport Description 

The Airport, which consists of approximately 2,280 acres of land, has two runways, as 
follows:  

 Runway 02/20: 4,654 feet long and 75 feet wide, asphalt in good condition.  
 Runway 11/19: 7,001 feet long and 100 feet wide, grooved asphalt in good 

condition. 

The Airport has an Air Traffic Control Tower (which operates from 7:00 a.m. to 7:00 p.m.) 
and is served by RNAV – GPS non-precision approaches. The Airport is designated a 
General Aviation Airport in the FAA National Plan of Integrated Airports System (NPIAS) 
and a Regional Airport in the FAA General Aviation Airports: A National Asset study. 

B. Aircraft Operations 

Figure 2 depicts the general aviation aircraft operations at the Airport from 2016 to 2020, 
as reported by Airport management. 

Figure 2 – General Aviation Aircraft Operations 

 

As shown in Table 3, total general aviation aircraft operations at the Airport have 
increased from 32,524 in 2016 to 33,497 in 2020. This represents a total increase of 3.0% 
and a compounded annual increase of 0.74%. 
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Table 3 – General Aviation Aircraft Operations 

 

C. Based Aircraft 

Figure 3 illustrates the number of based aircraft at the Airport from 2016 to 2020, as 
reported by the FAA Master Record 5010. The FAA Master Record 5010 is a form that 
all airport sponsors of public use airports are required to submit to the FAA annually to 
assist the FAA in conducting airport inspections. The form contains the number of based 
aircraft and aircraft operations that occur at an airport. For the purposes of the FAA Master 
Record 5010, the FAA defines a based aircraft “an aircraft that is operational and 
airworthy, which is typically based on the airport for a majority of the year”. 

Figure 3 – General Aviation Based Aircraft 

 

As shown in Table 4, 115 aircraft are currently based at the Airport. From 2016 to 2020, 
the number of total aircraft based at the Airport decreased a total of 5.7%, or a 
compounded annual decrease of 1.5%. 

Year Total % Change

2016 32,524 N/A
2017 33,580 3.2%
2018 34,847 3.8%
2019 36,379 4.4%
2020 33,497 -7.9%

Total Aircraft Operations
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Table 4 – General Aviation Based Aircraft 

 

D. Fuel Volumes 

Figure 4 depicts total general aviation fuel volumes (by type – jet fuel and avgas) at the 
Airport from 2016 to 2020, as reported by Airport management. 

Figure 4 – General Aviation Fuel Volumes 

 

As depicted in Table 5, total general aviation fuel volumes increased from 506,491 gallons 
in 2016 to 740,904 gallons in 2020, which represents a total increase of 46.3% or a 
compounded annual increase of 9.9%. Additionally, approximately 83.9% of the general 
aviation fuel volume is jet fuel. 

Table 5 – General Aviation Fuel Volumes 

 

Year
Single-
engine

Multi-
engine

Jet Helicopter Other Total % Change

2016 102 15 0 1 4 122 N/A
2017 103 15 0 1 4 123 0.8%
2018 95 14 0 4 4 117 -4.9%
2019 107 8 0 4 4 123 5.1%
2020 97 8 1 4 5 115 -6.5%

General Aviation Based Aircraft

Year Avgas Jet Fuel Total % Change

2016 89,578 416,913 506,491 N/A
2017 91,020 516,465 607,485 19.9%
2018 99,812 554,756 654,568 7.8%
2019 108,629 523,444 632,073 -3.4%
2020 113,410 627,494 740,904 17.2%

General Aviation Fuel Volumes
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E. Commercial Operators 

The District serves as the fixed base operator providing fueling (full-service jet and avgas 
and self-service avgas), line services, aircraft parking (hangar and tiedown). Multiple 
aeronautical commercial operators provide, on a combined basis, aircraft charter, aircraft 
maintenance, aircraft rental, flight training, and soaring and skydiving.  
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V. SUBJECT PROPERTIES OVERVIEW 

A. Subject Properties 

The Subject Properties consists of certain land and improvements located at the Airport 
that are leased or available for lease from the District by multiple tenants.  

The Subject Properties are summarized in Table 6. Maps and a photographic survey of 
the Subject Properties are provided in the Appendix.  

Table 6 – Subject Properties Overview 

 

1. Executive Hangar 

There is approximately 6,240 square feet of Executive Hangar (Hangar 1) included in the 
Subject Properties. The property details of the Executive Hangar (Hangar 1) are outlined 
in Table 7. 

Table 7 – Executive Hangar (Hangar 1) Summary 

 

2. Office Building 

There is approximately 3,528 square feet of Office Building included in the Subject 
Properties. The property details of the Office Building are outlined in Table 8. 

Office Building 1,728

Vehicle Parking 1,300

Asphalt Apron 1,300

Aeronautical Improved Land 79,732

Non-Aeronautical Land 1,505,240

Asphalt/Gravel Apron 220,000

Aeronautical Improved  Land 94,100

Asphalt Apron 400

Executive Hangar (Hangar 1) 6,240

Office Building 1,800

Storage 208

Vehicle Parking 2,800

Asphalt Apron 3,067

Subject Properties Overview

Component

Care Flight

Skydive Truckee 
Tahoe

Truckee Tahoe 
Soaring 
Association

Sierra Aero

Size
(SF)

Lessee

Sierra Aero Metal
Steel frame internal structure, painted 
concrete floor, halide lighting and 
ceiling mounted industrial gas heating

6,240
Metal Bi-
Fold

Good Good Fair

Executive Hangar (Hangar 1) Summary

ConditionDoor TypeLessee
Size
(SF)

Access AmenitiesExterior Interior



 
 

SUBJECT PROPERTIES OVERVIEW 
 
 

 

Airport Rent Study Update  17 
Truckee Tahoe Airport District, Truckee Tahoe Airport (01/21/2022) 

Table 8 – Office Building Summary 

 

3. Storage 

There is approximately 208 square feet of Storage included in the Subject Properties. The 
property details of the Storage are outlined in Table 9. 

Table 9 – Storage Summary 

 

4. Aeronautical Improved Land 

There is approximately 173,832 square feet of Aeronautical Improved Land included in 
the Subject Properties. The property details of the Aeronautical Improved Land are 
outlined in Table 10. 

Table 10 – Aeronautical Improved Land Summary 

 

5. Non-Aeronautical Land 

There is approximately 1,505,240 square feet of Non-Aeronautical Land included in the 
Subject Properties. The property details of the Non-Aeronautical Land are outlined in 
Table 11. 

Table 11 – Non-Aeronautical Land Summary 

 

Care Flight Wood

Painted drywall/wood paneling interior, 
open wood beam and painted drywall 
ceilings with fluorescent lighting, carpet 
and vinyl floor

1,728 Fair Good Average

Sierra Aero Wood
Painted drywall wall and ceiling, 
integrated can lights

1,800 Good Good New

Size
(SF)

Exterior

Office Building Summary

Lessee Interior Access Amenities Condition

Sierra Aero Metal 
Wood panel with painted concrete floor 
and fluorescent lighting

208 Good Good Average

Access

Storage Summary

Exterior InteriorLessee Amenities Condition
Size
(SF)

Truckee Tahoe Soaring Association 79,732 Poor (Restricted)

Skydive Truckee Tahoe 94,100 Poor (Restricted)

Lessee
Size
(SF)

Aeronautical Improved Land Summary

Access

Truckee Tahoe Soaring Association 1,505,240 Poor

Non-Aeronautical Land Summary

Size
(SF)

AccessLessee
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6. Vehicle Parking 

There is approximately 4,100 square feet of Vehicle Parking included in the Subject 
Properties. The property details of the Vehicle Parking are outlined in Table 12. 

Table 12 – Vehicle Parking Summary 

 

7. Asphalt/Gravel Apron 

There is approximately 224,767 square feet of Asphalt/Gravel Apron included in the 
Subject Properties. The property details of the Asphalt/Gravel Apron are outlined in Table 
13. 

Table 13 – Asphalt/Gravel Apron Summary 

 

Care Flight 1,300 Fair Good

Sierra Aero 2,800 Good Good

Lessee
Size
(SF)

Access

Vehicle Parking Summary

Condition

Care Flight 1,300 Fair Excellent

Truckee Tahoe Soaring Association 220,000 Poor Poor

Skydive Truckee Tahoe 400 Poor Poor

Sierra Aero 3,067 Good Good

Asphalt/Gravel Apron Summary

Access ConditionLessee
Size
(SF)
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VI. STUDY FINDINGS 

Information and data from similar properties at the Airport and national, regional, 
comparable, competitive, and resort/destination airports was analyzed to derive an 
opinion of market rent for the Subject Properties. The results of the analysis are 
summarized in this section. Definitions of the Minimum, Maximum, Mean, Standard 
Deviation, Median, and Range (utilized in the following tables) are provided in the 
Appendix. 

A. National Data 

Rents obtained over the last 10 years from more than 700 airports located throughout the 
United States were analyzed. A summary and statistical analysis of the findings for 
national airports is provided in Table 14. 

Table 14 – National Airport Data Summary 

 
All rental rates are “per square foot per year” (psf/yr) 

B. Regional Data (FAA Western Pacific Region) 

Rents obtained over the last 10 years from more than 125 airports in the FAA Western-
Pacific Region (consisting of Arizona, California, Hawaii, and Nevada) were analyzed2. A 
summary and statistical analysis of the findings for regional airports is provided in Table 
15. 

Table 15 – Regional Airport Data Summary 

 
All rental rates are “per square foot per year” (psf/yr) 

  

 
2  While American Samoa, Commonwealth of the Northern Mariana Islands and Guam are included in the FAA 

Western-Pacific Region, rents from airports in these territories were not included or analyzed. 

Component         Minimum Maximum Mean
Standard 
Deviation

Median Range

Executive Hangar $0.11 $9.83 $3.99 $2.24 $3.77 $9.72
Office Building $1.25 $24.95 $7.23 $5.26 $6.75 $23.70
Storage $0.10 $11.21 $3.56 $2.58 $2.80 $11.11
Aeronautical Improved Land $0.01 $1.67 $0.35 $0.26 $0.28 $1.66
Vehicle Parking $0.07 $1.08 $0.41 $0.18 $0.38 $1.01
Asphalt/Gravel Apron $0.05 $2.57 $0.59 $0.46 $0.49 $2.52

National Airport Data Summary

Component         Minimum Maximum Mean
Standard 
Deviation

Median Range

Executive Hangar $0.35 $9.83 $4.95 $2.08 $4.61 $9.48
Office Building $4.76 $5.15 $4.96 $0.28 $4.96 $0.39
Storage $1.60 $4.65 $2.84 $1.18 $3.10 $3.05
Aeronautical Improved Land $0.05 $2.88 $0.70 $0.68 $0.38 $2.83
Vehicle Parking $0.25 $1.08 $0.51 $0.21 $0.50 $0.83
Asphalt/Gravel Apron $0.35 $3.52 $0.93 $0.87 $0.60 $3.17

Regional Airport Data Summary
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C. Comparable Airport Data 

The first step in identifying comparable airports is developing an accurate profile of the 
Airport. The profile was developed based on data available from various sources, 
including the FAA. The Airport profile provided the basis for establishing the criteria and 
parameters for identifying comparable airports. 

The selection of comparable airports was based on aeronautical activity and infrastructure 
criteria including aircraft operations, based aircraft, runway length, total airport acreage 
and FAA National Plan of Integrated Airport Systems (NPIAS) and General Aviation Asset 
Study classification. Parameters were then established in each of these areas to facilitate 
the selection process. 

While a total of 11 airports were considered comparable to the Airport, rental rates and 
useable information from 8 airports were obtained and analyzed, as shown in Table 16. 

Table 16 – Comparable Airports 

Comparable Airports 
Airport Identifier Location 

Apple Valley Airport APV Apple Valley, California 
Delaware Coastal Airport GED Georgetown, Delaware 
Elko Regional Airport EKO Elko, Nevada 
Lake Havasu City Airport HII Lake Havasu City, Arizona 
Midland Airpark MDD Midland, Texas 
North Little Rock Municipal Airport ORK North Little Rock, Arkansas 
Paso Robles Municipal Airport PRB Paso Robles, California 
Yellowstone Regional Airport COD Cody, Wyoming 

 

Table 17 provides a summary and statistical analysis of the findings for the comparable 
airports. 

Table 17 – Comparable Airport Data Summary 

 
All rental rates are “per square foot per year” (psf/yr) 

D. Competitive Airport Data 

Typically, an airport is considered competitive if located in proximity to the Airport and 
serves a similar market. Each airport identified is then compared to the Airport based on 
(1) infrastructure and (2) available products, services, and facilities. 

  

Component         Minimum Maximum Mean
Standard 
Deviation

Median Range

Executive Hangar $2.57 $4.00 $3.35 $0.62 $3.42 $1.43
Office Building N/A N/A N/A N/A N/A N/A
Storage $2.36 $3.00 $2.76 $0.35 $2.91 $0.64
Aeronautical Improved Land $0.11 $1.00 $0.39 $0.27 $0.32 $0.89
Vehicle Parking N/A N/A N/A N/A N/A N/A
Asphalt/Gravel Apron N/A N/A N/A N/A N/A N/A

Comparable Airport Data Summary
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For the purposes of this study, airports within 30 nautical miles and drivetime less than 1 
hour and 15 minutes of the Airport were identified as being potentially competitive 
airports. While a total of 7 airports were considered competitive to the Airport, rental rates 
and useable information from 5 airports were obtained and analyzed, as shown in Table 
18: 

Table 18 – Competitive Airports 

Competitive Airports 
Airport Identifier Location 

Carson Airport CXP Carson City, Nevada 
Grass Valley Airport GOO Grass Valley, California 
Lake Tahoe Airport TVL South Lake Tahoe, California 
Minden-Tahoe Airport MEV Minden, Nevada 
Reno/Tahoe International Airport RNO Reno, Nevada 

 

Table 19 provides a summary and statistical analysis of the findings for the competitive 
airports. 

Table 19 – Competitive Airport Data Summary 

 
All rental rates are “per square foot per year” (psf/yr) 

It is significant to note that Lake Tahoe Airport and Minden-Tahoe Airport were identified 
as a competitive and resort/destination airport. Rental rates and related information from 
these airports are included in the competitive and resort/destination airport data which is 
reflective of the comparability and relative proximity of Lake Tahoe Airport and Minden-
Tahoe Airport to the subject airport. Rental rates for Executive Hangar and Storage (as 
outlined in Table 19) are reflective of only these two airports as the other competitive 
airport sponsors (identified in Table 18) do not lease these components under the same 
lease structure. 

E. Resort/Destination Airport Data 

The Airport is located in a resort/destination market. As such, airports in resort/destination 
markets (with a primary focus on general aviation) were included in this analysis which 
are more reflective of the Airport market.  

While a total of nine airports were considered to be resort/destination airports, rental rates 
and related information from seven airports were obtained and analyzed, as shown in 
Table 20. 

  

Component         Minimum Maximum Mean
Standard 
Deviation

Median Range

Executive Hangar $3.99 $6.21 $5.27 $0.55 $5.32 $2.22
Office Building N/A N/A N/A N/A N/A N/A
Storage $4.91 $6.49 $5.87 $0.84 $6.21 $1.58
Aeronautical Improved Land $0.17 $0.54 $0.31 $0.10 $0.30 $0.37
Vehicle Parking N/A N/A N/A N/A N/A N/A
Asphalt/Gravel Apron N/A N/A N/A N/A N/A N/A

Competitive Airport Data Summary
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Table 20 – Resort/Destination Airports 

Resort/Destination Airports 
Airport Identifier Location 

Big Bear City Airport L35 Big Bear City, California 
Lake Tahoe Airport TVL South Lake Tahoe, California 
Minden-Tahoe Airport MEV Minden, Nevada 
Rifle Garfield County Airport RIL Rifle, Colorado 
St. George Regional Airport SGU St. George, Utah 
Steamboat Springs Airport – Bob Adams Field SBS Steamboat Springs, Colorado 
Telluride Regional Airport TEX Telluride, Colorado  

 

Table 21 provides a summary and statistical analysis of the findings for the 
resort/destination airports. 

Table 21 – Resort/Destination Airport Data Summary 

 
All rental rates are “per square foot per year” (psf/yr) 

It is significant to note that Lake Tahoe Airport and Minden-Tahoe Airport were identified 
as a resort/destination and competitive airport. Rental rates and related information from 
these airports are included in the resort/destination and competitive airport data which is 
reflective of the comparability and relative proximity of Lake Tahoe Airport and Minden-
Tahoe Airport to the subject airport. Rental rates for Executive Hangar and Storage (as 
outlined in Table 21) are reflective of only these two airports as the other resort/destination 
airport sponsors (identified in Table 20) do not lease these components under the same 
lease structure. 

 

 

Component         Minimum Maximum Mean
Standard 
Deviation

Median Range

Executive Hangar $3.99 $6.21 $5.27 $0.55 $5.32 $2.22
Office Building $1.50 $18.00 $9.75 $11.67 $9.75 $16.50
Storage $4.91 $6.49 $5.87 $0.84 $6.21 $1.58
Aeronautical Improved Land $0.15 $0.51 $0.26 $0.09 $0.23 $0.36
Vehicle Parking N/A N/A N/A N/A N/A N/A
Asphalt/Gravel Apron N/A N/A N/A N/A N/A N/A

Resort Destination Airport Data Summary
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VII. RENTAL RATE SUMMARY 

A. Rental Rate Conclusions (By Component) 

Table 22 identifies AMCG’s opinion of market rent for the Subject Properties. The rental 
rate conclusions (effective December 10, 2021, which is consistent with the date pictures 
of the Subject Properties being received) are based on the analysis of the Subject 
Properties and the rents being charged for similar properties at the Airport and national, 
regional, comparable, competitive, and resort/destination airports. The market rental rate 
conclusions are conveyed on a “per square foot per year” (psf/yr) basis. 

Table 22 – Rental Rate Conclusions 

 
All rental rates are “per square foot per year” (psf/yr) 

The mean national, regional, comparable, competitive, and resort/destination rental rates 
are representative of airport properties with the following attributes (as applicable): 

 average airside and landside access, 
 average amenities, and 
 average condition. 

Each of these attributes is rated using the following descriptors: poor, fair, average, good, 
and excellent. Once a base rental rate was derived for the Airport, specific conclusions 
were estimated for each component of the Subject Properties based on size, access, 
amenities, and condition (as applicable). For the purposes of this analysis, size 
adjustments were developed, where appropriate, based on an analysis of AMCG’s 
proprietary industry database (for all airports nationally). This process included an 
analysis of more than 4,500 data points correlating size ranges to existing rental rates 
compared to the national mean rental rate. 

  

Office Building 1,728 $12.00

Vehicle Parking 1,300 $0.60

Asphalt Apron 1,300 0.65

Aeronautical Improved Land 79,732 $0.50

Non-Aeronautical Land 1,505,240 $0.18

Asphalt/Gravel Apron 220,000 $0.20

Aeronautical Improved  Land 94,100 $0.50

Asphalt Apron 400 $0.20

Executive Hangar (Hangar 1) 6,240 $5.75

Office Building 1,800 $14.40

Storage 208 $4.50

Vehicle Parking 2,800 $0.65

Asphalt Apron 3,067 $0.70

Component

Care Flight

Rental Rate Conclusions

Skydive Truckee 
Tahoe

Truckee Tahoe 
Soaring 
Association

Sierra Aero

Market Rent 
Opinion

Size
(SF)

Lessee
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It is important to note use of the Subject Properties (commercial or non-commercial) did 
not impact AMCG’s opinion of market rent. Consistent with current industry standards for 
general aviation properties, market rent is typically determined based on the attributes of 
the improvement (e.g., component, size, access, amenities, condition) rather than the 
use. However, the use of the Subject Properties (commercial or non-commercial) and 
related opportunity for providing commercial aeronautical activities is typically addressed 
through a commercial operator permit and related fee.  

1. Executive Hangar 

The results of the study indicate that the mean rental rates for Executive Hangar range 
from $3.35 psf/yr at comparable airports (median of $3.42 psf/yr) to $5.27 psf/yr at 
competitive and resort/destination airports (median of $5.32 psf/yr). The mean rental rate 
at national airports was $3.99 psf/yr (median of $3.77 psf/yr) and $4.95 psf/yr at regional 
airports (median of $4.61 psf/yr). It is significant to note the rental rates for Executive 
Hangar range from a minimum of $2.57 psf/yr at comparable airports to a maximum of 
$6.21 psf/yr at competitive and resort/destination airports.  

The mean rental rate for an Executive Hangar exhibits the following size adjustments 
compared to the national mean rental rate. 

Table 23 – Executive Hangar Rental Rate Size Adjustments 

Rental Rate Size Adjustments 
Range 

(square feet) 
Adjustment 

(based on size) 
Up to 2,999 0% 
3,000 – 4,999 +5% 
Greater than 5,000 -10% 

 

Utilizing the base rental rate and predicated on adjustments for size, access, amenities, 
and condition, the estimated rental rate conclusions are outlined in Table 24. 

Table 24 – Executive Hangar (Hangar 1) Conclusions Summary 

 
All rental rates are “per square foot per year” (psf/yr) 

  

Size Access Amenities Condition
Sierra Aero 6,240 $5.50 -10% 5% 5% 5% $5.78 $5.75

Executive Hangar (Hangar 1) Conclusions Summary
Base Rental 

Rate
Adjustments Market Rent 

Opinion
Calculated 

Result
Lessee

Size
(SF)
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2. Office Building 

The results of the study indicate that the mean rental rates for an Office Building range 
from $4.96 psf/yr at regional airports (median of $4.96 psf/yr) to $9.75 psf/yr at 
resort/destination airports (median of $9.75 psf/yr). The mean rental rate at national 
airports was $7.23 psf/yr (median of $6.75 psf/yr). No usable or relevant data was 
available from comparable and competitive airports. It is significant to note the rental rates 
for Office Building range from a minimum of $1.50 psf/yr to a maximum of $18.00 of at 
resort/destination airports.  

The mean rental rate for an Office Building exhibits the following size adjustments 
compared to the national mean rental rate. 

Table 25 – Office Building Rental Rate Size Adjustments 

Rental Rate Size Adjustments 
Range 

(square feet) 
Adjustment 

(based on size) 
Up to 3,499 0% 
3,500 – 7,499 +5% 
Greater than 7,500 -20% 

 

Utilizing the base rental rate and predicated on adjustments for size, access, amenities, 
and condition, the estimated rental rate conclusions are outlined in Table 26. 

Table 26 – Office Building Conclusions Summary 

 
All rental rates are “per square foot per year” (psf/yr) 

3. Storage  

The results of the study indicate that the mean rental rates for Storage range from $2.76 
psf/yr at comparable airports (median of $2.91 psf/yr) to $5.87 psf/yr at competitive and 
resort/destination airports (median of $6.21 psf/yr). The mean rental rate at regional 
airports was $2.84 psf/yr (median of $3.10 psf/yr) and $3.56 psf/yr at national airports 
(median of $2.80 psf/yr). It is significant to note the rental rates for Storage range from a 
minimum of $2.36 psf/yr at comparable airports to a maximum of $6.49 psf/yr at 
competitive and resort/destination airports.  

  

Size Access Amenities Condition
Care Flight 1,728 0% -5% 5% 0% $12.00 $12.00
Sierra Aero 1,800 0% 5% 5% 10% $14.40 $14.40

Office Building Conclusions Summary
Base Rental 

Rate
Adjustments Market Rent 

Opinion
Calculated 

Result
Lessee

Size
(SF)

$12.00
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In addition to the above findings, a comparative analysis of data in the national airport 
database was conducted. This analysis included airports where Storage and Executive 
Hangar are both leased. Through this analysis, it was determined that an adjustment of -
25% for Storage Associated with Hangar exists at such airports. Applying this adjustment 
to the Executive Hangar base rental rate ($5.50 psf/yr) would yield a rental rate of $4.13 
psf/yr. 

The mean rental rate for Storage exhibits the following size adjustments compared to the 
national mean rental rate. 

Table 27 – Storage Associated with Hangar Rental Rate Size Adjustments 

Rental Rate Size Adjustments 
Range 

(square feet) 
Adjustment 

(based on size) 
Up to 1,499 +2.5% 
Greater than 1,500 0% 

 

Utilizing the base rental rate and predicated on adjustments for size, access, amenities, 
and condition, the estimated rental rate conclusions are outlined in Table 28.  

Table 28 – Storage Conclusions Summary 

 
All rental rates are “per square foot per year” (psf/yr) 

4. Aeronautical Improved Land 

The results of the study indicate that the mean rental rates for Aeronautical Improved 
Land range from $0.26 psf/yr at resort/destination airports (median of $0.23 psf/yr) to 
$0.70 psf/yr at regional airports (median of $0.38 psf/yr). The mean rental rate at 
competitive airports was $0.31 psf/yr (median of $0.30 psf/yr) and $0.39 psf/yr at 
comparable airports (median of $0.32 psf/yr). The mean rental rate at national airports 
was $0.35 psf/yr (median of $0.28 psf/yr). It is significant to note the rental rates for 
Commercial Improved Land range from a minimum of $0.11 psf/yr to a maximum of $1.00 
psf/yr at comparable airports.  

The mean rental rate for Land exhibits the following size adjustments compared to the 
national mean rental rate. 

Size Access Amenities Condition
Sierra Aero 208 $4.00 2.5% 5% 5% 0% $4.50 $4.50

Storage Conclusions Summary
Base Rental 

Rate
Calculated 

Result
Lessee

Size
(SF)

Adjustments Market Rent 
Opinion
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Table 29 – Land Rental Rate Size Adjustments 

Rental Rate Size Adjustments 
Range 

(square feet) 
Adjustment 

(based on size) 
Up to 49,999 -5% 
50,000 – 249,999 -10% 
250,000 – 999,999 0% 
Greater than 1,000,000 -35% 

 

Utilizing the base rental rate and predicated on adjustments for size and access, the 
estimated rental rate conclusions are outlined in Table 30.  

Table 30 – Aeronautical Improved Land Conclusions Summary 

 
All rental rates are “per square foot per year” (psf/yr) 

5. Non-Aeronautical Land 

In order to derive an opinion of market rent for the Non-Aeronautical land, information and 
data from similar properties in the local area (used for non-aeronautical, off-airport 
purposes) was analyzed by AMCG and Decker Associates (AMCG team). The land sales 
are summarized in Table 31.  

Table 31 – Non-Aeronautical Land Sales Summary 

 

Size Access
Truckee Tahoe Soaring Association 79,732 0% -10% $0.50 $0.50
Skydive Truckee Tahoe 94,100 0% -10% $0.50 $0.50

Adjustments
Aeronautical Improved Land Conclusions Summary

$0.55

Base Rental 
Rate

Market 
Rent 

Calculated 
Result

Lessee
Size
(SF)

S.F. Acres Total P.S.F.

N/A Subject Property N/A OS 1,505,240 34.5 N/A N/A

1 11185 Thomas Creek Rd., Reno, Nevada June 2020 HDR 629,878 14.46 $1,005,000 $1.60 

2 Starboard Dr. & Verdi Rd., Verdi, Nevada April 2021 R 1,258,448 28.88 $6,790,000 $5.40 

3 US Hwy 395, Pleasant Valley, Nevada May 2021 GR 744,440 17.09 $499,000 $0.67 

4
10155 S. River St. Trukee Springs,
California

May 2021 DMP 1,096,841 25.18 $6,000,000 $5.47 

5
S/S Boomtown Garson Rd. & Verdi Rd.,
Verdi, Nevada

September 2021 HC 1,171,198 26.89 $8,066,100 $6.89 

Size
Zone

Sale 
Number

Location Sale Date

Non-Aeronautical Land Sale Summary

Sale Price
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Figure 5 – Non-Aeronautical Land Sales Location Map 

The results of the study indicate land sales within 20 miles of the Airport range from $0.67 
psf to $6.89 psf. The land sales represent off-airport parcels, some which are developed 
and some which are not developed. 

The price per square foot was used as the basis for this analysis as this is the unit of 
comparison typically used by buyers and sellers in this marketplace.  Each of the land 
sales were compared to the Subject Property on a price psf and adjusted for 
dissimilarities.  

The specific elements of comparison considered are property rights conveyed, financing, 
conditions of sale, market conditions, location, and physical characteristics (i.e., 
configuration, topography, size, zoning, and utilities). 

After adjusting for any dissimilarities, a final value is reached by selecting the land sales 
that provide the best indication of value. Each of the land sales require adjustments since 
none are exactly similar to the Subject Property. As such, the land sales provide a range 
of value for the Subject Property. 

It should be noted that quantitative adjustments were utilized to each of the land sales 
which are based on AMCG’s experience with determining market value for similar 
properties. The quantitative adjustment process provides a more reasonable range of 
values for comparison with the Subject Property as opposed to a precise quantification of 
adjustments. 
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The following provides an explanation of the comparison elements which were considered 
to determine the “as is” fee simple interest value of the Subject Property. 

 Property Rights Conveyed – reflect all the rights of ownership in real estate.  For 
the off-airport land value conclusion, the land sales were analyzed on a fee simple 
basis. As such, no adjustments were required for property rights conveyed.  

 Financing – indicates whether the seller received all cash or the seller carried a 
note which would typically require a discount. All of the land sales were purchased 
on an all-cash basis or cash to seller basis. The AMCG team, for the purposes of 
this analysis, assume the listing would be conducted in the same manner. As such, 
no adjustments were required for financing. 

 Conditions of Sale – reflect those unique conditions surrounding the land sale that 
require an adjustment. All the land sales were purchased on an arm’s 
length basis and as such, no adjustments were required. 

 Market Conditions – reflect those adjustments that are associated with the date of 
sale or unique circumstances surrounding the land sale. It was determined that no 
adjustment is necessary as there was no indication of a supported time increase 
from the data presented. 

 Location – account for the superiority/inferiority in terms of general location, 
access, and exposure. The Subject Property is an average location with average 
access and exposure. Land Sales 2, 4 and 5 are all in superior locations and were 
adjusted downward accordingly. Land Sales 1 and 3 were in inferior locations and 
adjusted upward. 

 Physical Characteristics – indicate those aspects which require specific physical 
comparison and include topography, size, zoning and utilities. Physical 
adjustments were made up or down for inferior or superior attributes. 

 Topography – The Subject Property and Land Sale 2, 4 and 5 are considered 
to be level. Land Sales 1 and 3 have slopes and were adjusted upward due to 
their inferior topography. 

 Size – All the land sales are considered superior to the Subject Property, which 
range from 14.46 to 28.89 acres. All the land sales were adjusted downward 
for size. 

 Zoning – The Subject Property is zoned OS (Open Space) which has limited 
uses whereas all the Land Sales were purchased for residential or commercial 
uses. As such, all the land sales were considered superior and were each 
adjusted downward. 

 Utilities – The Subject Property and Land Sale 1, 2, 4, and 5 had adjacent 
utilities whereas Land Sale 3 required utilities. Land Sale 3 was adjusted 
upward for lack of immediate utilities. 

After all adjustments, the comparable land sales ranged narrowed from $0.91 psf to $4.65 
psf. 
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Based on AMCG’s experience analyzing off-airport and on-airport properties, it is AMCG’s 
opinion that a discount of 20% to 60% of the applicable, off-airport land value conclusion 
for Non-Aeronautical Land is appropriate for on-airport, non-aeronautical use due to 
differences in the “bundle of rights” (off-airport vs. on-airport), and access. Further, this 
discount reflects the fact that off-airport land parcels do not reflect the same constraints 
imposed by the FAA, the airport owner/operator, and/or other pertaining to the 
development and/or use of on-airport properties. 

On-airport land, utilized for aeronautical and non-aeronautical purposes, demonstrates 
only “partial rights of ownership” as the lessee does not have “fee simple rights.” The 
lessor has the right to receive income during a certain period of time, but the lessor gives 
up the right to use the land during the time of the lease. On a fee simple basis (e.g., for 
off-airport land), all property rights are included with the land, while airport land is 
restricted to certain types of uses by 14 CFR Part 77 requirements and is subject to 
additional restrictions of the airport sponsor and the FAA. As such, for purposes of this 
analysis and the Subject Property, a discount of 30% was applied to the off-airport land 
value conclusion. 

Finally, a rate of return is necessary to establish a rental rate based on off-airport land 
sales. The rate of return is applied to the discount value (on a psf basis) to determine a 
rental rate (on a psf/yr basis). Rate of return expectations range from 6% to 12% with 
most in the range of 8% to 10%. It is AMCG’s opinion that a rate of return toward the upper 
end of the range is reasonable and appropriate for the Airport and market. 

Giving consideration to the above, the associated conclusions derived for the Non-
Aeronautical Subject Property is outlined in Table 32. 

Table 32 – Non-Aeronautical Land Conclusions Summary 

 
 
6. Asphalt/Gravel Apron 

The results of the study indicate that the mean rental rates for Asphalt/Gravel Apron range 
from $0.59 psf/yr at national airports (median of $0.49 psf/yr) to $0.93 psf/yr at regional 
airports (median of $0.60 psf/yr). No usable or relevant data was available from 
comparable, competitive, or resort/destination airports. It is significant to note the rental 
rates for Asphalt/Gravel Apron range from a minimum of $0.35 psf/yr to a maximum of 
$3.52 psf/yr at regional airports.  

In addition to the above findings, a comparative analysis of data in the national airport 
database was conducted. This analysis included airports where Asphalt Apron and 

Adjustments

Identification Size (SF)
On-Airport 

Discount (30%)
Non-Aeronautical Land 1,505,434 $2.50 30% 10% $0.175 $0.18 

Subject Properties Off-Airport 
Derived Value 

(PSF)

Rate of 
Return

Calculated 
Result

Market Rent 
Opinion

Non-Aeronautical Land Conclusions Summary
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Commercial Improved Land are both leased. Through this analysis, it was determined 
that an adjustment of +30%for Asphalt Apron exists at such airports. Applying this 
adjustment to the Commercial Improved Land base rental rate ($0.55 psf/yr) would yield 
an Asphalt/Gravel Apron rental rate of $0.72 psf/yr. 

The mean rental rate for Asphalt/Gravel Apron exhibits the following size adjustments 
compared to the national mean rental rate. 

Table 33 – Asphalt/Gravel Apron Rental Rate Size Adjustments 

Rental Rate Size Adjustments 
Range 

(square feet) 
Adjustment 

(based on size) 
Up to 99,999 -2.5% 
Greater than 100,000 0% 

 

Utilizing the base rental rate and predicated on adjustments for size, utility, access, and 
condition, the estimated rental rate conclusions are outlined in Table 34.  

Table 34 – Asphalt/Gravel Apron Conclusions Summary 

 
All rental rates are “per square foot per year” (psf/yr) 

7. Vehicle Parking 

The results of the study indicate that the mean rental rates for Vehicle Parking range from 
$0.41 psf/yr at national airports (median of $0.38 psf/yr) to $0.51 psf/yr at regional airports 
(median of $0.50 psf/yr). No usable or relevant data was available from comparable, 
competitive, or resort/destination airports. It is significant to note the rental rates for 
Vehicle Parking range from a minimum of $0.25 psf/yr to a maximum of $1.08 psf/yr at 
regional airports.  

In addition to the above findings, a comparative analysis of data in the national airport 
database was conducted. This analysis included airports where Vehicle Parking and 
Commercial Improved Land are both leased. Through this analysis, it was determined 
that an adjustment of +10% for Vehicle Parking exists at such airports. Applying this 
adjustment to the Commercial Improved Land base rental rate ($0.55 psf/yr) would yield 
a Vehicle Parking rental rate of $0.61 psf/yr. 

The mean rental rate for Vehicle Parking exhibits the following size adjustments 
compared to the national mean rental rate. 

Size Utility Access Condition
Care Flight 1,300 -2.5% 0% -5% 10% $0.67 $0.65
Truckee Tahoe Soaring Association 220,000 0% -50% -10% -10% $0.20 $0.20
Skydive Truckee Tahoe 400 -2.5% -50% -10% -10% $0.18 $0.20
Sierra Aero 3,067 -2.5% 0% 5% 5% $0.70 $0.70

Base Rental 
Rate

Adjustments Market Rent 
Opinion

Calculated 
Result

$0.65

Asphalt/Gravel Apron Conclusions Summary

Lessee
Size
(SF)
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Table 35 – Vehicle Parking Rental Rate Size Adjustments 

Rental Rate Size Adjustments 
Range 

(square feet) 
Adjustment 

(based on size) 
Up to 49,999 0% 
Greater than 50,000 -20% 

 

Utilizing the base rental rate and predicated on adjustments for size, access, and 
condition, the estimated rental rate conclusions are outlined in Table 36.  

Table 36 – Vehicle Parking Conclusions Summary 

 
All rental rates are “per square foot per year” (psf/yr) 

B. Rental Rate Summary (for the Subject Properties) 

As conveyed in Table 37, the total annual rent for the Subject Properties, which is based 
on the rental rate conclusions, would be $491,003.10. 

Table 37 – Annual Rental Rate Summary 

 
All rental rates are “per square foot per year” (psf/yr) 

Size Access Condition
Care Flight 1,300 0% -5% 5% $0.60 $0.60
Sierra Aero 2,800 0% 5% 5% $0.66 $0.65

Base Rental 
Rate

Market Rent 
Opinion

Calculated 
Result

Adjustments
Vehicle Parking Conclusions Summary

Lessee
Size
(SF)

$0.60

Office Building 1,728 $12.00 $20,736.00

Vehicle Parking 1,300 $0.60 $780.00

Asphalt Apron 1,300 0.65 $845.00

Aeronautical Improved Land 79,732 $0.50 $39,866.00

Non-Aeronautical Land 1,505,240 $0.18 $270,943.20

Asphalt/Gravel Apron 220,000 $0.20 $44,000.00

Aeronautical Improved  Land 94,100 $0.50 $47,050.00

Asphalt Apron 400 $0.20 $80.00

Executive Hangar (Hangar 1) 6,240 $5.75 $35,880.00

Office Building 1,800 $14.40 $25,920.00

Storage 208 $4.50 $936.00

Vehicle Parking 2,800 $0.65 $1,820.00

Asphalt Apron 3,067 $0.70 $2,146.90

$491,003.10

Rental Rate Summary

Component

Care Flight

Total Compensation

Skydive Truckee 
Tahoe

Truckee Tahoe 
Soaring 
Association

Sierra Aero

Market Rent 
Opinion

Size
(SF)

Lessee
Total Compensation 

(by component)



 
 

APPENDIX 
 
 

 

Airport Rent Study Update  33 
Truckee Tahoe Airport District, Truckee Tahoe Airport (01/21/2022) 

VIII. APPENDIX 

A. Limiting Conditions 

This report is subject to the following conditions and to other specific and limiting conditions as 
described by Aviation Management Consulting Group, Inc. (AMCG) in this report. 

1. AMCG assumes no responsibility for matters legal in nature affecting the Subject Properties, 
nor does AMCG render any opinion as to the title of the Subject Properties, which are 
assumed to be good and marketable. All existing liens and encumbrances, if any, have been 
designated and the Subject Properties have been analyzed as though free and clear and 
held under responsible ownership and competent management. 

2. Information, estimates, and opinions furnished to AMCG and contained in this report were 
obtained from sources considered to be reliable and are believed to be true and correct. 
However, AMCG assumes no responsibility for their accuracy. 

3. Although dimensions were taken from a source considered reliable, this should not be 
construed as a survey. The exact size of the Subject Properties and legal description (as 
appropriate) should be verified by a licensed engineer or surveyor. 

4. Sketches presented in this report may show approximate dimensions and are included to 
assist the reader in visualizing the Subject Properties. AMCG assumes no responsibility for 
the accuracy and has not conducted a survey of the Subject Properties. 

5. Unless noted in this report, the conclusions do not include contributory value of any personal 
property, furniture, fixtures, equipment, or on-going business value. 

6. It is assumed that the utilization of the Subject Properties is within the boundaries or property 
lines and that there is no encroachment or trespass unless noted in this report. 

7. This report is prepared for the sole, exclusive use of the client. No third parties are 
authorized to rely on this report without the prior written consent of AMCG. 

8. It is assumed that all applicable zoning and use regulations have been complied with unless 
a non-conformity was stated, defined, and considered in this report.  

9. It is assumed that all required licenses, certificates of occupancy, consents, or other 
legislative or administrative authority from any local, state, or federal government or private 
entity or organization have been or can be obtained or renewed for any use on which the 
conclusions are based.  

10. Full compliance with all applicable federal, state, and local environmental regulations and 
laws is assumed unless noncompliance is stated, defined, and considered in this report. 

11. AMCG does not have any knowledge of the existence of potentially hazardous material, 
gases, toxic waste, or mold on or in the Subject Properties. To AMCG’s knowledge, the 
presence of potentially hazardous waste, materials, or gases has not been detected, or if 
they have been detected, it has been determined that the amount or level is considered to 
be safe according to standards established by the Environmental Protection Agency (EPA). 
However, AMCG is not qualified to detect such substances and does not make any 
guarantees or warranties that the Subject Properties have been tested for the presence of 
potentially hazardous waste materials or gases, if tested, that the tests were conducted 
pursuant to EPA-approved procedures. The existence of any potentially hazardous 
materials, gases, toxic waste, or mold may have an effect on the conclusions. An expert in 
this field should be retained by the client if desired.  

  



 
 

APPENDIX 
 
 

 

Airport Rent Study Update  34 
Truckee Tahoe Airport District, Truckee Tahoe Airport (01/21/2022) 

12. AMCG is not a property or environmental inspector. The AMCG team has provided an 
opinion of rent. This report does not guarantee that the Subject Properties are free of defects 
of environmental issues. AMCG is not qualified to determine the existence of mold, the 
cause of mold, the type of mold, or whether, if any, mold exists, the mold might pose any 
risk to the Subject Properties or its inhabitants. A professional property inspector or 
environmental inspection is recommended. 

13. It is assumed the Subject Properties will have an adequate supply of energy in the future.  

14. The American with Disabilities Act (ADA) became effective January 26, 1992. AMCG has 
not made a specific compliance survey and analysis of the Subject Properties to determine 
if the Subject Properties are in conformity with the various detailed analysis of the 
requirements of the ADA. It is possible that a compliance survey of the Subject Properties 
together with a detailed analysis of the requirements of the ADA could reveal that the Subject 
Properties are not in compliance with one or more of the requirements of the ADA. If so, this 
fact could have a negative impact on the conclusion. Since AMCG has no direct evidence 
relating to this issue, possible noncompliance with the requirements of the ADA was not 
considered in the analysis. 

15. AMCG assumes there are no hidden or unapparent conditions of the Subject Properties, 
subsoil, or structures that would render the Subject Properties more or less valuable. AMCG 
assumes no responsibility for such conditions or for engineering that might be required to 
discover such factors.  

16. No requirements shall be made of AMCG to give testimony or appear in court by reason of 
this report of the Subject Properties in question, unless arrangements have been made 
previously. If any courtroom or administrative testimony is required in connection with this 
report, additional fees and expenses shall be charged for those services.  

17. Possession of this report, or copy hereof, does not carry with it the right of publication nor 
may it be used for any purpose whatsoever by any entity but the client without the prior 
written consent of AMCG and the client.  

18. Neither all nor any part of the contents of this report shall be disseminated to the public 
through advertising media or public means of communication without the prior written 
consent of AMCG and the client.  
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B. Definitions and Acronyms 

 Commercial – An activity undertaken with the intent to generate and/or secure earnings, income, 
or compensation (including exchange or barter of goods or services), and/or profit, whether or not 
such objectives are accomplished. 

 Executive Hangar – A square or rectangular-shaped hangar designed to accommodate the 
proprietary aircraft operations of a single company or individual. Executive Hangars (typically range 
in size from 50 feet by 50 feet to upwards of 100 feet by 100 feet) are typically larger than T-
Hangars, smaller than Community Hangars. These hangars may have associated shop, office, and 
storage areas located within or adjacent to the footprint of the hangar. 

 Improved Land – Airport land having access (airside and landside) and utilities to the property 
boundary. 

 Maximum – Maximum value present in the data range. 

 Mean – Arithmetic average of all data in the data range. 

 Median – Value wherein half of the data points in the number series are below while half of the data 
points in the number series are above. 

 Minimum – Minimum value present in the data range. 

 Office Building – Office Building is a stand-alone structure typically utilized to conduct business and 
administrative related functions.  

 Non-Aeronautical Land – Airport land having landside access but no airside access. 

 Non-Commercial – Not for the purpose of securing earnings, income, compensation (including 
exchange or barter of goods and services), and/or profit. 

 Range – Mathematical difference between the maximum and minimum values of the data range. 

 RNAV – GPS – Area navigation-global positioning system. 

 Standard Deviation – Statistical method designed to mathematically measure the variability in a set 
of data points. The calculated figure for standard deviation is indicative of the relative distance 
between the mean and every data point. For a normally distributed data range, approximately 68% 
of the data points would fall within one standard deviation of the mean, as illustrated by a normal bell 
curve. Similarly, approximately 95% of the data points would fall within two standard deviations, while 
approximately 99.7% of the data points would fall within three standard deviations of the mean. 
Assuming the data points from the airports are representative of the population and the population 
follows a normal bell curve, the calculated standard deviation values would illustrate the relative 
variability in data points (i.e., how close these data points are to the mean). 
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C. Subject Properties Identification Map 

Figure 6 – Airport Overview 

 
For reference purposes only 

D. Rental Rate Comparison 

Table 38 – Rental Rate Comparison 

 
 

Office Building 1,728

Vehicle Parking 1,300

Asphalt Apron 1,300

Aeronautical Improved Land 79,732

Non-Aeronautical Land 1,505,240

Asphalt/Gravel Apron 220,000

Aeronautical Improved  Land 94,100

Asphalt Apron 400

Executive Hangar (Hangar 1) 6,240

Office Building 1,800

Storage 208

Vehicle Parking 2,800

Asphalt Apron 3,067

$71,547.00 $491,003.10

$66,702.90

Rental Rate Comparison

Component

Care Flight

Existing Total Rent
(by Lessee)

Proposed Total Rent
(by Lessee)

$29,892.00 $22,361.00

$354,809.20$26,137.80

$3,567.00 $47,130.00

$40,268.00

Total Compensation

Skydive Truckee 
Tahoe

Truckee Tahoe 
Soaring 
Association

Sierra Aero

Size
(SF)

Lessee

Care Flight 

Truckee Tahoe 
Soaring Association 

Skydive Truckee 
Tahoe 

Sierra Aero 
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E. Subject Properties Photographic Survey 
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Office Building 

Sierra Aero 
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APPENDIX 
 
 

 

Airport Rent Study Update  40 
Truckee Tahoe Airport District, Truckee Tahoe Airport (01/21/2022) 

F. Temporary Practice Permit 

 


