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INTRODUCTION AND GENERAL INFORMATION 
 
The Spokane Airport Board (hereinafter “Board”) is issuing this Request for Proposals (“RFP”) for 
qualified parties (“Proposers”) interested in leasing a parcel of land for the construction of an aircraft 
storage hangar at Felts Field Airport.    
 
This document outlines the prerequisites, selection process and documentation necessary to 
submit a proposal for the lease of the designated parcel of land. Negligence or omission on the 
part of the Proposer in preparing any portion of the proposal confers no right to withdraw or 
make changes, additions, or deletions to the proposal after the proposal submission deadline. 

 
01. Sealed Proposals: Sealed proposals, one (1) original (un-bound), four (4) copies and one (1) 
copy in acrobat/pdf format, shall be submitted by 10:00 a.m. DST on July 6, 2017 and delivered 
to:  
 
Spokane International Airport  
“Request for Proposals – Aeronautical Land for Lease” 
9000 West Airport Drive, Suite 204  
Spokane, Washington 99224  
 
Any proposal received after 10:00 a.m. DST, July 6, 2017 shall be deemed late and non-
responsive and shall be returned unopened to the Proposer.  
 
All proposals will be date and time stamped upon receipt by Airport staff and shall be opened after 
10:00 a.m. DST, July 6, 2017. All documents must be submitted in a sealed envelope that is clearly 
marked: “Request for Proposals – Aeronautical Land for Lease”. It will be the sole responsibility of 
Proposers to ensure proposals are delivered to Spokane International Airport by the appointed date 
and time. The Airport will not be liable for delays in delivery of proposals due to handling by the 
U.S. Postal Service, courier services, overnight carriers, or any other type of delivery service.  Late 
proposals will be returned to the Proposer unopened. All responsive proposals become the property 
of the Airport and must be provided without cost to the Airport.  
 
There will be no “formal” proposal opening for this RFP. Proposals will be opened and evaluated, 
after the published proposal deadline stated above, at the Spokane International Airport 
Administration office, Suite 204, Spokane, Washington 99224.   
 
Further, each Proposer agrees that all information, data, documentation and material submitted or 
provided by the Proposer shall become the property of the Airport and it shall not be returned to the 
Proposer. All information, data, documentation and material submitted shall be considered public 
information and will be made available for inspection in accordance with Chapter 42.56 RCW. Any 
proprietary information, data, documentation and material that the Proposer wishes to remain 
confidential (to the extent allowed under the laws of the State of Washington) should be clearly 
identified as such in the proposal and the Proposer must provide justification for such a request.  
 
 
 

0.0   GENERAL REQUIREMENTS 
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The Airport reserves the right to reject any and all proposals, to waive minor informalities and 
irregularities in the proposal submission process, to request additional information and data from any 
or all proposers, to supplement, amend or otherwise modify the RFP prior to the closing date and 
time, to cancel this request with or without the substitution of another RFP, to reissue the RFP, or to 
accept a proposal which is considered to be in the best interest of the Airport.  
 
Upon selection of a successful Proposer (thereafter referred to as “Lessee”), the Agreement to be 
executed shall be in the form of the attached Sample Land Lease Agreement (Exhibit D).  This RFP, 
any addenda thereto and the successful Proposer’s proposal shall be incorporated in and become a 
part of the final Land Lease Agreement (“Agreement”). 
 
By submittal of a proposal pursuant to this RFP, the Proposer certifies that no fee or commission, or 
any other thing of value, has been paid or agreed to be paid to any employee, agent, representative or 
official in order to procure the Agreement described in this RFP.  
 
By submitting a proposal, each Proposer agrees that the proposal represents a firm offer to the 
Airport and that such offer shall remain open for acceptance until the Agreement is executed by the 
Airport or for a period of no less than ninety (90) days from the date submitted, whichever occurs 
first.  

 
Written proposals must include sufficient information to evaluate the following criteria: 

• Proposer’s commitment to complete construction within the specified 
timeline 

• Evidence of financial stability 
• Proposer’s use of property – Personal Aircraft Storage or Commercial Aeronautical Activity 
• Ability to satisfactorily comply with the Felts Field Covenants, Conditions & Restrictions 

(CC & R’s) (Exhibit F)  and the Minimum Standards for Commercial Aeronautical Activities 
and Aircraft Fueling on Felts Field Airport 9Minimum Standards ) (Exhibit E) (if applicable) 

• Proposed fee(s) as provided by Proposer 
• Ability of Proposer to meet Airport’s minimum insurance requirements 

 
0.2  Withdrawal of Proposal: No proposal may be withdrawn after it has been submitted to the 
Airport unless the Proposer makes a request for withdrawal in writing and the request is received by 
the Airport prior to the proposal submission deadline (10:00 a.m. (DST)  July 6, 2017).  No proposal 
may be withdrawn after the proposal submission deadline (10:00 a.m. (DST) July 6, 2017) for a 
period of ninety (90) days. 
 
0.3      Equal Employment Opportunity: Spokane Airport is an Equal Employment Opportunity 
(EEO) organization, which does not discriminate on the basis of race, religion, color, sex, age, 
marital status, national origin, sexual orientation, or the presence of any sensory, mental or physical 
disability in consideration of a contract award. The successful Proposer will be required to comply 
with all federal, state, and local laws and regulations.  
 
0.4  Prohibition Against Lobbying: The Proposer shall not lobby, either on an individual or 
collective basis, the Airport (its associated City and County employees, or outside advisors) or any 
federal, state, or local elected or public officials or staff regarding this RFP or its written proposal. 
Proposers, the Proposer’s acquaintances, friends, family, outside advisors, agents, or other 
representatives shall not contact the Airport (its associated City and County employees, or outside  
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advisors) or any federal, state, or local elected or public officials or Airport staff to arrange meetings, 
visits, or presentations to influence the outcome of the selection process. Violation of this provision,  
by or on behalf of a Proposer, intentionally or unintentionally, will result in disqualification of the 
Proposer and/or rejection of a written proposal.  
 
0.5 Solicitation Schedule: The following schedule has been established for this selection process: 
 
Scheduled Item      Scheduled Date 
 
Advertised June 18, 2017 

 
RFP posted on Airport website 
(www.spokaneairports.net) 
 

June 18, 2017 
 

Optional Tour of Land Parcel: Airport Staff and 
participants shall meet at Building 11. Please 
confirm your attendance by calling Judy Gifford 
at 509-455-6415 
 

June 23, 2017 (2:00 p.m.) 
 

Question/clarification deadline June 27, 2017 (12:00 noon) 
 

Final addenda (if any) posted on Airport website June 29, 2017 (2:00 p.m.) 
 

Response deadline 
 

July 6, 2017, (10:00 a.m.) 
Main Terminal, Suite 204, Administration 
 

Recommendation to the Board 
Finance Committee 
 

July 12, 2017 
 

Successful Proposer’s Execution of Agreement July 14, 2017  (12:00 noon) 
 

Agreement Approved by Board July 20, 2017 
 
0.6 Questions, Inquiries and Airport Contact: The Airport is committed to providing all 
interested parties with accurate and consistent information in order to ensure that no Proposer obtains 
an undue competitive advantage. To this end, from the date of this RFP through award of the 
Agreement, the Airport contact is:  

 
Judy Gifford, Properties & Contracts Director 
9000 West Airport Drive, Suite 204  
Spokane, Washington 99224  
(509) 455-6415  
E-mail: judyg@spokaneairports.net  
 

All questions from Proposers must be submitted in writing, electronically, to 
judyg@spokaneairports.net no later than 12:00 p.m. DST, Monday, June 27, 2017, 
(question/clarification deadline). It will be the sole responsibility of Proposers to ensure questions are 
submitted in a timely manner.   Addendums to this RFP (if any), to provide clarification of written 
questions submitted by Proposer’s, shall be posted on the Airport’s website no later than 2:00 p.m. 
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DST, June 29, 2017 (Final Addenda). Receipt of addenda (if any) must be acknowledged on the 
Proposal Form that must be submitted with the proposal (see Exhibit B – Proposal Form).    
 
Oral communications and emails from the Board, its staff, agents, employees or outside advisor, or 
any other person associated with this RFP shall not be binding on the Board and shall in no way 
modify any provision of the RFP.  Only formally issued addenda shall modify the terms of this RFP.  
Any addenda issued for this RFP will be published at the following website address: 
http://business.spokaneairports.net/rfp.  Proposers are responsible for checking the website prior to 
submission of proposals for any addenda.  If you are unable to download the addenda, you may 
contact the Airport Contact noted in this Section.  
 
The Board is seeking qualified applicants to lease a specific parcel of land at Felts Field Airport, 
Spokane, WA for the purpose of aircraft storage (aircraft hangar).  The Lessee will be responsible to 
construct a new hangar on the specified parcel.  It is the Board’s intent that construction shall be 
completed no later than July 31, 2018. 

 
1.1 The available parcel is shown on Exhibit A, attached hereto.  Exhibit A also provides 
information about existing utilities.  The site is delivered in “as is” condition, including but not 
limited to, existing utility easements, subsurface conditions or hazardous materials.   
 
1.2 To maximize the highest and best use of the parcel, Proposer shall be required to utilize the 
maximum building area which is comprised of six thousand three hundred and ninety five (6,395) 
square feet.  Taxilanes 7 and 8 will accommodate Aircraft Design Group I type aircraft.  The 
maximum aircraft wingspan of the aircraft this site will accommodate is 46.7 feet.  
 
1.3 FAA Regulation Part 77 requires submission of Form FAA 7460-1 “Notice Of Proposed 
Construction Or Alteration” to the FAA for any construction or alteration that impacts airport 
operations. The successful Proposer shall be responsible for completing and submitting the Form 
FAA 7460-1 to the FAA for this development project. 
 
1.4 Construction on the site must conform to the Airport’s CC&R’s, local municipal building 
codes, fire codes and FAA standards and design criteria. 
 
1.5 Proposer shall be required to install asphalt adjacent to the hangar to tie in with existing 
asphalt as shown on Exhibit A.  Proposer shall ensure that all applicable site development and 
drainage requirements are met.  
 
1.6 Water, electric and natural gas utilities are in close proximity to the site.  Proposer shall be 
responsible for ensuring service with all required utility providers during construction at their sole 
expense.  All utilities shall be separately metered at the point of connection and all subsequent utility 
charges shall be the responsibility of the Proposer.  In the event the Airport is billed for any utility 
services provided to the leased premises, the Proposer shall be responsible for said payment of 
charges and expenses associated with such utility service.   

1.7 All construction documents shall be subject to review and approval by the Airport. 
 
1.8 Proposer shall be responsible for securing all federal, state and local permits, licenses and  

1.0   GENERAL CONDITIONS 
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approvals necessary to develop and operate the proposed construction and subsequent operation. 
 
1.9 Proposer is responsible to ensure that Airfield perimeter security is maintained throughout 
construction. The successful Proposer must coordinate with Airport staff to create a security plan that 
outlines security measures during construction. 
 
1.10 Proposer is responsible for ensuring contractor(s) do not impede access to tenants and aircraft 
adjacent. 

 
2.1 The initial term of the Agreement to be executed shall not exceed twenty five (25) years.   
Subsequent renewal option(s) shall be considered based on Proposer’s use of the subject property.  
The Agreement with renewal option(s) shall not exceed fifty (50) years. 
 
2.2  Rents and Fees: To comply with Grant Assurance requirements of the Federal Aviation 
Administration, the Board is required to receive Fair Market Value compensation for the lease of 
airport property.   
 

A.  Land Rent: The land rent for the Airport is based on the Fair Market Value of the 
land.  The Board establishes the Fair Market Value by having an appraisal of similar properties and 
with similar uses.  The rental rate must be fair and equitable for similar type of activities.  Lease rates 
are subject to increases based on the CPI and effective at five-year increments.   The land rent is also 
subject to adjustment by appraisal every ten (10) years and at the renewal option(s). 

 
B. Minimum Land Rent: The minimum land lease rate that the Airport shall consider for 

the 18,443 square foot site shall be $0.23 per square foot per annum.  Nothing herein prevents a 
Proposer from offering a higher lease rate to enhance the Proposer’s position. 

 
C. Leasehold Excise Taxes: In addition to land rent, the Airport collects leasehold excise 

taxes on behalf of the State of Washington (State) in the amount of 12.84%, which may be adjusted at 
any time by the State.  Any improvements made by a tenant on the tenant’s leased land are owned by 
the tenant.  As such, the tenant is responsible for reporting those improvements to the state and 
paying any required taxes. 

 
D. Fuel Flowage Fee  

The Airport collects a per gallon fuel user fee for all fuel distributed at the Airport for aviation 
purposes, with fuel facility agreement.  This fee is collected (from tenants) by the fuel companies 
delivering fuel to the Airport.  The fuel companies then pay the fee to the Airport.  

 
E.  Landing Fee  

The Airport collects a landing fee from all commercial operators who operate aircraft with a weight 
in excess of 12,500 pounds.  This fee may or may not apply to the proposal depending on the 
proposed use and operational type.   

 
F.  Other Fees: Land use, site, and building permit fees will apply to the proposed 

development and Proposers will need to pay permitting, impact, and mitigation fees as part of the 
development process as deemed necessary by the permitting authority.  Other fees that may apply 

  

2.0   ANTICIPATED TERM, RENTS AND FEES 
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include pollution fees, sewer tap-in fees and a stormwater fee.  The proposer will be responsible for 
all maintenance and repair, insurance, utilities, and taxes associated with the use and occupancy of 
the subject property and any and all cost and expenses relating to the proposed activity at the Airport. 

 
G.  Alternative Lease Rate Proposal: The Board may entertain a proposal with higher 

lease rates than indicated above.  Should the proposer feel that they could meet their financial plans 
and provide the Board with a greater per square foot lease rate for the subject property, the Board 
would consider such proposals over other proposals of equal stature except for the proposed rate 
offer.    
 
No offers will be accepted for rate structures lower than those stipulated above. 
 

 
3.1 Written proposals will be evaluated based upon the criteria as outlined in Section 7 (the 
weighting or value associated with each element has been identified following the criteria to give 
Proposers an idea of the relative importance of each element to the Board): 
 
3.2 An evaluation committee (“Committee”) will consist of Board representatives including 
senior level staff members. The Board reserves the right to request additional information and 
clarification of any information submitted, including any omission from the original proposal. All 
proposals will be treated equally with regard to this item. 

 
3.3 Evaluation of Proposer and the ability of the Proposer to complete construction in a timely 
manner. 
 
3.4 The final selection and approval of the successful Proposer will be made by the Board in 
accordance with its competitive selection process. The Committee will evaluate proposals on the 
basis of the guidelines set forth in this RFP and will present its findings to the Board Finance 
Committee.   

 
3.5 Negligence or omission on the part of the Proposer in preparing any portion of the proposal 
confers no right to withdraw or make changes, additions, or deletions to the proposal after the 
proposal submission deadline. 
 
3.6 The Board reserves the right to modify the solicitation schedule during the RFP process.  Any 
changes to the solicitation schedule will be posted on the Airport’s website   
 
3.7 The Proposer may include any additional or supplemental information, data, documentation, 
or material that may be useful in helping the Board make its decision. 
 
4.0   ADMINISTRATIVE REQUIREMENTS 

 
4.1  Cost of the Proposal: The Airport shall not, under any circumstances, be responsible for any 
costs or expenses associated with the proposal submitted including, but not limited to, research, 
investigation, development, preparation, duplication, production, collation, packaging, delivery, 
transmittal, or presentation of the proposal or any other related information, data, documentation, and 
material.  All costs and expenses incurred by the Proposer in connection with the proposal submitted 
shall be the sole responsibility of (borne solely by) the Proposer. 

3.0   EVALUATION OF SUBMISSIONS 
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4.2 Public Disclosure   
 

a. Property of Airport:  Proposals submitted to the Airport shall become the property of the 
Airport and shall not be returned to the Proposer.   
 

b. Proposals are Public Records:  Pursuant to Chapter 42.56 RCW, proposals submitted 
under this RFP shall be considered public records and with limited exceptions will be available for 
inspection and copying by the public.  Except to the extent protected by state and/or federal laws, 
proposals shall be considered public documents and available for review and copying by the public 
after an award of Contract is made by the Airport.   
 

c. Public Records Exemption:  Any proprietary information included in the proposal that the 
Proposer wishes to remain confidential (to the extent allowed under the laws of the State of 
Washington) should be clearly identified as “Confidential” in the proposal.  In addition, the Proposer 
must provide the legal basis for the exemption to the Airport.   
 

d. Proposals Not Marked as Confidential:  If a proposal does not clearly identify the 
confidential portions, the Airport will not notify the Proposer that its proposal will be made available 
for inspection and copying.   
 

e. Process for Disclosing Information:  If a request is made for disclosure of material or any 
portion marked “Confidential” by the Proposer, the Airport will determine whether the material 
should be made available under the law.  If the Airport determines that the material is not exempt and 
may be disclosed, the Airport will notify the Proposer of the request and allow the Proposer ten (10) 
business days to take appropriate action pursuant to RCW 42.56.540.  If the Proposer fails or neglects 
to take such action within said period, the Airport may release the portions of the proposal deemed 
subject to disclosure.   
 

f. Indemnification by Proposer:  To the extent that the Airport withholds from disclosure all 
or any portion of Proposer’s documents at Proposer’s request, Proposer shall agree to fully 
indemnify, defend and hold harmless the Airport, the City and County of Spokane, their elected 
officials, agents and employees, from all damages, penalties, attorneys’ fees and costs related to 
withholding information from public disclosure.   
 

g. No Claim Against Airport:  By submitting a proposal, the Proposer consents to the 
process outlined in this RFP and shall have no claim against the Airport because of actions taken.   
 
4.3 Basic Eligibility:  The successful Proposer must not be debarred, suspended, or otherwise 
ineligible to contract with the Airport. 
 
4.4 Non-Discrimination: All Proposers will be afforded the full opportunity to submit proposals 
in response to this RFP. The Airport is an Equal Employment Opportunity (EEO) organization which 
does not discriminate against any prospective firm on the basis of race, religion, color, sex, age, 
national origin, sexual orientation, or presence of any sensory, mental, or physical disability in the 
consideration of contract award.  Successful proposer will be required to comply with all EEO, 
federal, state, and local laws and regulations.   
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4.5 Insurance /Indemnity & Waiver of Damages: 
 

A. Insurance: Prior to execution of the Agreement, the successful Proposer will be required 
to provide acceptable evidence of insurance coverage consistent with the insurance requirements 
outlined in the Airport’s Agreement and Minimum Standards (if applicable) (Exhibit E).   

 
B. Indemnity & Waiver of Damages: The successful Proposer will hold the Board, the City 

and County of Spokane, their elected and appointed officials, agents and employees, harmless from 
and against all suits, claims, demands, damages, actions and/or causes of action of any kind or nature 
in any way arising from Proposer’s performance under the Agreement and will pay all expenses in 
defending any claims made against the Board, the City and County of Spokane, their elected and 
appointed officials, agents and employees, as a result of Proposer’s performance under the 
Agreement, in accordance with Article 18 of the Agreement. 
 
4.6 Binding Offer: A Proposer’s proposal will remain valid for a period of 90 days following the 
proposal deadline and will be considered a binding offer to enter into the Agreement. The submission 
of a proposal shall be taken as prima facie evidence that the Proposer has familiarized itself with the 
contents of this RFP. 
 
4.7  Compliance: Proposer shall comply with all Board, local, State and federal directives, 
orders, policies and laws as applicable to this RFP and subsequent Agreement.   
 
4.8 Collusion: More than one proposal from the same Proposer under the same or different 
names will not be considered.  Reasonable grounds for believing that a Proposer is submitting more 
than one proposal will cause the rejection of all proposals in which Proposer is involved. Those 
proposals will be rejected if there is reason for believing that collusion exists among Proposers, and 
no participant in such collusion will be considered in any future proposals for the next six months 
following the date of the proposal submission. 
 
4.9 Final Selection: Upon final selection of a successful Proposer, the Board will provide to the 
Proposer two originals of the Agreement for execution. The Proposer agrees to deliver two duly 
executed original Agreements to the Board no later than 12:00 Noon, July 14, 2017. 

 
A Proposer may be disqualified and/or a written proposal may be rejected by the Board for any of the 
following reasons: 
 

• Submission of proposal after the proposal submission deadline (10:00 a.m. DST, July 6, 2017). 
• Submission of more than one (1) written proposal by an individual, firm, or corporation under the 
same or different names. 
• Evidence of collusion among Proposers. 
• Proposer (or the proposed operation), for any reason, does not fully meet the qualifications and 
requirements of the CC&R’s and the Airport’s Minimum Standards (if applicable) and the standards 
of this RFP established by the Board. 
• Proposer’s proposed activities and/or improvements will create a safety hazard at, on, or in the 
vicinity of (or could be detrimental to) the Airport. 
• The acceptance of the written proposal will require that the Board expend funds and/or supply labor  

5.0   DISQUALIFICATION OF PROPOSER and/or REJECTION OF WRITTEN 
PROPOSAL 
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and/or materials in connection with the proposed activities and/or improvements that the Board is 
unwilling and/or unable to spend and/or will result in a financial loss or hardship to the Board. 
• The Proposer has intentionally or unintentionally provided inaccurate or false information, data, 
documentation, or material or misrepresented or failed to disclose (omitted) any material fact in the 
written proposal and/or in supporting information, data, documentation, or material. 
• The Proposer (or an officer, director, agent, representative, shareholder, or employee of the 
Proposer) has a record of materially violating federal, state, or local regulatory measures (including 
those established by the FAA, the State of Washington, the City, the County or any other airport 
owner/operator). 
• The Proposer (or an officer, director, agent, representative, shareholder, or employee of the 
Proposer) has defaulted, failed to perform or breached any agreement or sublease at the Airport or at 
any other airport. 
• The Proposer has not demonstrated that it possesses adequate financial responsibility or that it is 
reasonably capable of undertaking the proposed activity and/or improvements. 
• The Proposer cannot demonstrate its ability to obtain insurance (in the type and amounts) required 
by the Board for the proposed activity and/or improvements. 
• The Proposer (or an officer or director of the Proposer) has been convicted of a felony or a crime 
involving moral turpitude. 
• The Proposer seeks terms and conditions which are inconsistent with the RFP and/or the policies 
and practices of the Board. 
• The Proposer’s interests and/or the proposed activity, use, or improvement is inconsistent with the 
Airport’s Master Plan, Airport Layout Plan, Land Use Plan; mission (purpose), vision, values, goals, 
or objectives; the best interests of general public and/or the Airport, City or County; or, any airport 
assurances. 
• The subject Premises are not appropriate or not adequate for the proposed activity. 
• The proposed activity, use, or improvement will result in congestion of aircraft, vehicles, or 
equipment; will result in undue interference with aircraft operations or the operations of any tenant; 
will prevent free ingress and egress to existing tenant areas; or, will deprive an existing tenant of the 
full and unrestricted use of its leased premises. 
• The Proposer has lobbied, either on an individual or collective basis, the Board (its associated City 
or County employees, or outside advisors) or any federal, state, or local elected or public official or 
staff (support) personnel regarding this RFP or its written proposal. 
 

 
6.1 Written proposals must be complete, accurate, and free from ambiguity, obscurity, 
alterations, or irregularities of any kind. The Proposal Form (Exhibit B) must be printed, properly 
signed in ink by the Proposer or an authorized representative of the Proposer, and inserted into the 
written proposal. In case of conflict between words and numerals, the words, unless obviously 
incorrect, shall control or prevail. Proposers are cautioned to verify and confirm all aspects of the 
written proposal prior to submittal. Negligence or omission on the part of the Proposer or any party 
preparing any portion of the written proposal confers no right to withdraw or make changes, 
additions, or deletions to the written proposal after the proposal submission deadline. 
 
The Board shall not, under any circumstances, be responsible for any costs or expenses associated 
with the written proposal submitted including, but not limited to, research, investigation, 
development, preparation, duplication, production, collation, packaging, delivery, transmittal, or 

6.0   PROPOSAL SUBMISSION REQUIREMENTS 
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presentation of the written proposal or any other related information, data, documentation, and 
material. All costs and expenses incurred by the Proposer in connection with the written proposal 
submitted shall be the sole responsibility of (borne solely by) the Proposer. 
 
Written proposals must conform to the requirements stipulated in the RFP. By submitting a written 
proposal, each Proposer agrees that the proposal represents a firm offer to the Board and that such 
offer shall remain open for acceptance until the Agreement is executed by the Board or for a period of 
no less than ninety (90) days from the date submitted, whichever occurs first.  
 
6.2 Written proposal content:  Written proposals must be organized so that each element (identified 
below) is addressed (precisely) in the order indicated herein (sequentially). Proposers must answer 
all questions completely and accurately and furnish all required information, data, documentation, 
and material. Failure to do so may result in disqualification of the Proposer and/or rejection of a 
proposal. 
 
Proposals must be typewritten on one side of 81/2” by 11” paper using a minimum 12 point type size 
(i.e., the size used in this document). Tabs must be utilized to separate each section of the proposal.  
 
If bound, proposals must be bound on the long (left) side of the paper.  Proposals that contain 
erasures or alterations may be rejected. 
 
Proposers must provide (and proposals will be evaluated based upon) the following items: 
 
1. Cover Letter: Each Proposer must submit a cover letter identifying the name and address of 
proposing individual or entity. The original written proposal must be signed in ink by the individual 
or an authorized representative of the proposing entity who can make contractual commitments 
and/or sign agreements on behalf of the Proposer. 
 
2. Executive Summary: Each written proposal must contain an executive summary that 
summarizes the key elements of the proposal and gives a brief description of the proposed 
construction and related activities. In addition, a statement that explains why the Board should select 
the Proposer (i.e., why the Proposer would be the best selection) must be included in the executive 
summary. 
 
3. Qualifications and Experience: Each written proposal must provide a description of the 
Proposer’s ability to finalize construction of the proposed hangar in a timely manner and to meet all 
financial obligations associated with the construction. 

 
4. Development Plan: The written proposal must address the following: 

A. Proposed use of property (Aircraft Storage or Type of Commercial Activity Proposed) 
B. Proposed size of hangar and type of construction 
C. Type of aircraft to be stored in hangar 
D. Proposed construction schedule 
E. Security plan during construction 
F.  Evidence of the ability to obtain insurance coverages in the amounts required in the 

Agreement and/or Minimum Standards.   
G.  For proposed commercial aeronautical activity, provide copies of all applicable 

(required) licenses, permits, and operating certificates (federal, state, and local). 
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5. Lease Terms:  
 A.  Proposed lease terms (Initial Term and Renewal Option(s) 
 B.  Proposed rental rate for first five years of the initial term 
 
6. Financial Plan:  The written proposal must address the following: 
 

A. Provide a statement of financial capacity from a qualified financial institution or other 
reputable source (that can be readily verified through normal channels) that identifies 
the source and the amount of funds available to provide working capital to initiate and 
complete the proposed construction. 
 

B. If proposal is for a Commercial Aeronautical activity, Proposer shall provide a three (3) 
year historical income (profit and loss) statement and a three (3) year historical balance 
sheet including all footnotes prepared in accordance with generally accepted accounting 
principles by an independent CPA. 

1) If the written proposal is being made by a subsidiary of a parent company or 
corporation, such subsidiary may submit the required financial information for 
the parent company, provided such parent company will be bound jointly with the 
subsidiary in the proposal and, if the subsidiary is awarded the lease and 
operating agreement, the parent company must acknowledge its joint obligations 
with its subsidiary and the proposal must be accompanied by a certified copy of a 
resolution by the Board of Directors of the parent company authorizing such joint 
obligations. 
 

C. Acknowledgement of acceptance of the terms and conditions of the Agreement. 
 

D. Failure to accurately complete and submit the required Proposal Form (Exhibit B) and 
attach all the required information, data, documentation, and material will be grounds for 
disqualification of the Proposer and/or rejection of a written proposal. 

 
Additional Information 
The Proposer may include any additional or supplemental information, data, documentation, or 
material that may be useful in helping the Board make its decision. 
 
Additional or Supplemental Information, Data, Documentation and Material 
The Board reserves the right to request additional or supplemental information, data, documentation, 
or material or clarification from Proposers, to conduct such investigations as the Board considers 
appropriate with respect to the qualifications, experience, capabilities, or reputation of any Proposer 
or the information, data, documentation, or material contained in any written proposal. The Board 
reserves the right to make no decision, to reject all written proposals for any reason and/or to waive 
any minor irregularities or conditions or to follow up on details or issues. 
 
After Board approval of the Agreement, all information, data, documentation, and material 
submitted shall be considered public information and will be made available for inspection in 
accordance with the laws of the State of Washington. Any proprietary information, data, 
documentation, and material that the Proposer wishes to remain confidential (to extent allowed under 
the laws of the State of Washington) should be clearly identified in the written proposal. In addition, 
the Proposer must provide justification for such a request.  
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Award of Land Lease Agreement 
The decision of the Board and the award of any Agreement will be final. All Proposers will be 
notified in writing whether or not they have been selected. Upon the Board’s written notice of the 
award, the Board shall provide the successful Proposer with a Agreement for the premises. 
 
The successful Proposer shall execute and deliver said Agreement on or before July 14, 2017 and 
provide all other required information, data, documentation and material to the Board (including, but 
not limited to, proof of insurance) and perform all other related obligations. In the event of a conflict 
between the terms of the Agreement and the provisions of this RFP or the written proposal, the terms 
of the Agreement shall govern. The Board reserves the right to cancel the award without liability at 
any time before the Agreement has been executed by all parties. 

 
7.0   SELECTION CRITERIA 

 
Written proposals will be evaluated based upon the following criteria (the weighting or value 
associated with each element has been identified following the criteria to give Proposers an idea of 
the relative importance of each element to the Board):  
 
 

 
 
 
 
 
 

 
Spokane International Airport, Felts Field Airport and the Airport Business Park (Spokane Airport) 
are jointly owned by Spokane County and the City of Spokane. The city and county operate the 
airports under provisions of RCW 14.08 which establishes the operation of airports by more than one 
municipality under joint agreement. The operating authority of Spokane Airport is the Spokane 
Airport Board, consisting of seven appointees from the two governmental bodies. 
 
Felts Field Airport is a 400 acre active General Aviation airport with over 176 based aircraft and 65 
tenants.  The Airport has a Fixed Base Operator and avionic services available. The Airport has two 
paved runways and a turf landing strip as well as the ability to accommodate water landings on the 
adjacent Spokane River.   
 
The Airport is financially independent and self-sufficient based on the revenue generated from leases 
and fees.  In 2016, its aviation operations totaled 54,313. 
 
 

# Element Weight or Value 
1 Qualifications & Experience  

   
20% 

3 Hangar Development Plan 40% 
7 Lease Term & Rent  35% 
8 Proposal Response   5% 

8.0   ABOUT FELTS FIELD AIRPORT 
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EXHIBIT B
(PROPOSAL FORM)

Name:

Address:

Date:

_____________________________________________________

Proposer is bound by its written proposal for a period of ninety (90) days
following the date of proposal opening and may not withdraw its offer during this period.
It is understood by the Proposer that the Spokane Airport Board reserves the right to reject
any and all written proposals.

Proposer asserts that they have thoroughly read, understand and acknowledge all
aspects of this Request for Proposal and understand that they are bound by all aspects and
provisions of this Request for Proposal and its contents.

The Proposer hereby agrees to enter into the Agreement no later than July 14, 2017
with the Spokane Airport Board under the terms and conditions as set forth in the Request
for Proposal dated June 18, 2017.

Proposer

Title:

14



_______

S chant

_______

_ffiT fitib—LI I Request for Proposals — Aeronautical Land for Lease

EXHIBIT C
(ACKNOWLEDGEMENT OF SITE VISIT)

I hereby acknowledge that I (or approved designee) did attend the site visit to the designated parcel
of land held on June 23, 2017 at 2:00 pm DST.

I hereby acknowledge that I (or approved designee) did not attend site visit to the designated parcel
of land held on June 23, 2017 at 2:00 pm DST.

Proposer acknowledges that they further understand and accept the Premises in “as is”, “where is”
condition.

No claim for adjustment of any provision of the Agreement to be executed shall be honored after the
written proposal has been submitted on the grounds that the Proposer was not thIly informed as to the
existing conditions or circumstances or any other related matter.

Proposer:

Title:

15



_______

S ciane

_______

—ff’ic fitiP—I. Request for Proposals — Aeronautical Land for Lease

EXHIBIT D
(SAMPLE LAND LEASE AGREEMENT)

Attached is a sample Agreement. The final Agreement shall be subject to the
successftfl Proposer’s proposal and use of Premise.

16
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FELTS FIELD PERSONAL HANGAR OR COMMERCIAL HANGAR 
LAND LEASE AGREEMENT 

THIS AGREEMENT, made and entered into this _____ day of ___________________, 
2017, by and between SPOKANE AIRPORT, by and through its AIRPORT BOARD, created 
pursuant to the provisions of Section 14.08.200 of the Revised Code of Washington, as a joint 
operation of the City and County of Spokane, municipal corporations of the State of Washington, 
hereinafter referred to as “Airport,” and ______________________, a ____________________ 
organized and incorporated in the State of ____________, hereinafter referred to as “Lessee”; 
 

WITNESSETH: 
 

WHEREAS, the Airport Board is the operator of the FELTS FIELD AIRPORT, 
hereinafter referred to as “Felts Field,” located in the City and County of Spokane, State of 
Washington, and is authorized to grant leases for real property and premises at Felts Field for the 
promotion, accommodation and development of commerce, commercial and general aviation air 
transportation; and 

 
WHEREAS, the parties hereto desire to enter into a Land Lease Agreement, hereinafter 

referred to as “Agreement”, granting the Lessee the use, together with others, of a portion of 
Felts Field and its appurtenances and the lease of certain Premises hereinafter demised as 
outlined in the Request for Proposals dated June 18, 2017, and as agreed to in the Proposal 
submitted by Lessee, both of which are attached hereto and made a part of this Agreement; and 

 
NOW, THEREFORE, in consideration of the Premises provided herein, the rights and 

privileges and the mutual covenants and agreements hereinafter contained and other valuable 
considerations, the parties hereto agree, for themselves, their successors and assigns, as follows: 

 
1. TERM 
 

A. The term of this Agreement shall be ________________________(___) years 
commencing upon beneficial occupancy, unless sooner terminated or canceled as herein 
provided.  Beneficial occupancy shall be defined as the day on which ground is broken or 
materials are placed on the Premises, the date that the Federal Aviation Administration approves 
the 7460-1 or no later than _____________, ____ whichever occurs first.  

 
B. Lessee shall have the option to renew this Agreement for 

________________________additional consecutive ___________________renewal periods 
upon ninety (90) days advance written notice to the Airport and subject to the inspection process 
as hereinafter defined in Article 4 – INSPECTIONS and in accordance with the Felts Field 
Covenants, Conditions and Restrictions (CC & R’s) and as may be amended.  The right of 
Lessee to exercise said renewal option(s) shall be conditioned upon it not being in default under 
any terms, covenants, or conditions of this Agreement or any Amendments thereto.  Lessee’s 
right to extend the term shall be further conditioned upon determination by the Airport that the 
use of the Premises as specified is the highest and best aeronautical use based on current and 
long range plans of the Airport.  In the event of cancellation of this Agreement, any unexercised 
right to extend this Agreement shall be null and void.  

 
C. It is agreed by the parties hereto, that the lease of the Premises demised herein, 

shall be subject to cancellation by the Airport upon thirty (30) days’ notice if Lessee does not 
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comply with the construction schedule set forth in Article 14 – CONSTRUCTION, 
MAINTENANCE AND REPAIR OF LESSEE’S LEASEHOLD IMPROVEMENTS.  However, 
the Agreement shall not be subject to cancellation if said failure to comply with the construction 
schedule set forth in Article 14 is the result of a delay caused by the inability to timely acquire 
permits from any governmental entities, upon diligent and timely completed application 
therefore.  The construction shall not, however, extend more than a period of one year beyond 
the specified schedule of construction set forth herein.  Thereafter the Agreement shall 
automatically terminate without further action of the parties.  The Premises shall be relinquished 
by Lessee and returned to the Airport in a condition equal to that which existed at the 
commencement of this Agreement. 

 
D. The construction shall be accomplished no later than one (1) year after 

commencement of this Agreement.  It is the intention of the Lessee and the Airport to have 
construction completed as outlined in Article 14 – CONSTRUCTION, MAINTENANCE AND 
REPAIR OF LESSEE’S LEASEHOLD IMPROVEMENTS. 

 
E. The right of Lessee to extend the term shall be conditioned upon it not being in 

default under any terms, covenants, or conditions of this Agreement or any Amendments thereto.  
In the event of cancellation of this Agreement, any unexercised right to extend this Agreement 
shall be null and void.   
 
2. PREMISES 
 

The Airport hereby leases to Lessee certain unimproved Premises located at Felts Field 
consisting of ____________________ (_______) square feet of unimproved land upon which 
one (1) hangar is to be constructed by Lessee hereinafter referred to as “Premises”.  The 
Premises are more particularly set forth on Exhibit A, attached hereto and made a part hereof.  
Lessee shall construct one building upon such Premises in accordance with Article 1 – TERM 
and Article 14 – CONSTRUCTION, MAINTENANCE AND REPAIR OF LESSEE’S 
LEASEHOLD IMPROVEMENT/TRADE FIXTURES.  As necessary, Airport shall provide a 
description of the Premises and such description shall become a part of this Agreement.  The 
square footage of the Premises and rent therefore shall be adjusted to correspond to the 
description. 

 
3. USE OF PREMISES 
 

A. Lessee shall use the Premises demised herein for the purpose of constructing an 
aircraft hangar, for the storage of personal aircraft or for a commercial aeronautical activity 
approved by the Airport as outlined in the Minimum Standards for Commercial Aeronautical 
Activities and Aircraft Fueling on Felts Field Airport (Minimum Standards) dated September 22, 
2010.  As part of said development, Lessee shall use the Premises in accordance with the 
Minimum Standards and CC&R’s which are incorporated by way of reference, as applicable, 
attached hereto and made a part hereof and for no other purpose without the prior written consent 
of the Airport.  There shall be no fuel tanks or dispensing equipment installed or located on the 
Premises.  Notwithstanding the fact that said facilities constructed on the Premises are leasehold 
improvements, title to and ownership of the facilities shall remain with the Lessee during the 
initial ___________________years of this Agreement, including the additional renewal periods 
as provided for in Article 1 –TERM, Paragraph B.  All construction hereunder shall be in 
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accordance with Article 14 – CONSTRUCTION, MAINTENANCE AND REPAIR OF 
LESSEE’S LEASEHOLD IMPROVEMENTS. 

 
B. Lessee, its agents, employees, suppliers, and others doing business with Lessee 

shall have the right of ingress and egress to and from the Premises and the public use areas and 
facilities used in connection therewith, over designated Airport property and roadways, subject 
to rules and regulations governing the use of Felts Field and as the same may be promulgated 
by the Airport from time to time. No commercial activities shall be conducted on the Premises. 

 
C. All privileges granted hereby under the terms of this Agreement shall be 

nonexclusive. 
 

4. INSPECTIONS   
 

The Premises and improvements shall be subject to annual inspections for aesthetics and 
use of Premises by members of Airport staff and selected Lessees (“the Committee”).  The 
Premises and improvements shall be subject to aesthetics, structural and roof inspections every 
ten (10) years during the initial term, at the renewal periods and every ten year period thereafter 
and shall be at Lessee’s expense.  Said inspections shall be accomplished as outlined in 
Paragraph A below. 

 
A. Three (3) months prior to the option to renew, Article 1 – Term, Paragraph B, 

Lessee shall submit to the Airport a Letter of Intent (LOI) stating its intention of exercising the 
said renewal period.  The Premises and improvements thereon shall be inspected at the Lessee’s 
cost within ninety (90) days of acceptance of the LOI by the Airport, said inspection to 
determine the initial aesthetic, structural and roof condition of the Premises and improvements 
thereon.  The inspections shall be conducted by a qualified structural engineer.  Initial 
inspections shall also be conducted by members of Airport staff and selected Lessees (“the 
Committee”) for the purpose of inspecting the Lessee’s allowed use of Premises as specified 
in Article 3 – USE OF PREMISES.  Inspections shall be completed within ninety (90) days of 
LOI acceptance and results submitted to the Airport within thirty (30) days following completion 
of inspections.  In the event of any dispute arising as a result of structural and/or roof 
inspections, a second inspection shall be obtained and the inspector shall be mutually selected 
and funded by the Airport and Lessee.  The results of the second inspection report shall be 
considered final and binding to both parties.  Inspection reports are subject to the review and 
approval of the Airport. 
 

B. Pursuant to the completion of initial inspections and submissions of reports, 
should the Airport determine that repairs to the Premises are necessary, said repairs shall be 
completed no later than six (6) months from the date of notification to the Lessee of the results of 
the inspection report.  The Premises and improvements thereon shall be subject to subsequent 
annual inspections for aesthetics and use of Premises by the Committee.  Premises and 
improvements shall be subject to aesthetics, structural and roof inspections every ten (10) years 
thereafter and shall be at the Lessee’s expense. 

 
C. In the event of any dispute arising from the result of annual inspections for 

aesthetics and Agreement compliance or the aesthetic, structural or roof inspections every ten 
(10) years, at the renewal period and every ten (10) year period thereafter, said dispute shall be 
resolved in good faith by the Committee and the results communicated in writing to the Lessee 
within ninety (90) days of determination.  Should good faith efforts fail then the Airport reserves 
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the right to make a final determination as to the results and necessary remedial action as to 
appropriate aesthetics of the Premises and improvements thereon and allowable uses consistent 
with the terms and conditions of this Agreement. 

 
5. RENT AND FEES 
 

A. Payment of rent shall commence upon beneficial occupancy as outlined in Article 
1 – TERM. 

 
B. Lessee shall pay the rent as outlined below.  Such rent is due and owing in 

advance, by the first of the month and no later than the tenth (10th) of each month, and payable in 
twelve (12) equal monthly payments. 

 
1. Rent for the initial five (5) year period commencing upon beneficial 

occupancy, shall be the sum of _____________ Cents ($0.___) per square foot per annum for 
____________________ (____) square feet of unimproved land. 

 
C. Charges as may now be or may be established in the future, may be imposed upon 

the Lessee in the same manner as all other users, in accordance with rules, regulations and 
resolutions adopted by the Airport. 

 
D. Said rent and fees are subject to Washington State Leasehold and other applicable 

taxes which shall be collected by the Board. 
 

6. ADJUSTMENT OF RENT 
 

A. The rent for the Premises for the initial term shall be adjusted at the end of the 
fifth (5th) year and every other five (5) year period thereafter as stated in Article 1 – TERM 
herein by the percentage change in the “Revised Consumer Price Index” for the previous 
adjustment period. “Consumer Price Index” is defined as the “Pacific Cities and U.S. Average” 
specified for “All Items,” “All Urban Consumers”, related to West-B/C published by the Bureau 
of Labor Statistics, U.S. Department of Labor, subject to modifications, amplifications and 
changes of methods in making and computing the same as shall be or may be made from time to 
time.  The most recently published CPI that is available shall be used.  If the base year of said 
CPI is changed from the base year used at the inception of this Agreement (that is the year 1996 
= 100) then the CPI number used herein shall be converted from any subject base to the base 
used at the inception of this Agreement by such conversion factor as shall be supplied by the 
Bureau of Labor Statistics upon request.  In the event that the CPI reporting system is changed 
during the term of this Agreement or any extensions thereto whereby the percent of increase or 
decrease from the period ending in ____________, of the adjustment year is not published then 
the most current Index published and available prior to the effective date of the rent adjustment 
shall be used.  In the event during the term of this Agreement the Consumer Price Index is no 
longer published, the Airport shall use a comparable source or index as is available.  In no event 
shall the rent be less than that for the previous adjustment period. 

 
B. Notwithstanding Paragraph 6A. above, the rent for the Premises shall be adjusted 

every ten (10) years based upon the then current Fair Market Rental Rate determined by an 
appraisal.  The appraisal shall be done by a licensed MAI appraiser to determine the current Fair 
Market Value of the Premises.  The appraiser selected shall have a minimum of five (5) years 
commercial and industrial property appraisal experience, including experience in appraising 
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other similar airport properties.  In the event the Lessee cannot agree on the rent to be charged 
for the ensuing adjustment period based on the Airport’s appraisal, the Lessee may retain an 
appraisal at its sole cost.  The rent for the adjustment period shall be the average of the figures 
provided by the two (2) appraisals, unless the difference between the two is greater than ten 
percent (10%).  In such event, a third appraisal selected mutually by the parties, shall be retained 
and the cost of the third appraisal shall be shared equally between the Airport and Lessee.  The 
two (2) closest appraisals of the three (3) shall be averaged and that value shall be the rent for the 
affected period.  In no event shall the rent bee less than that for the previous adjustment period. 

 
7. ADJUSTMENT OF RENT AT RENEWAL PERIOD 
 
 A. In the event Lessee exercises its option to renew this Agreement as set forth 
in ARTICLE 1 – TERM, Paragraph B, the initial rent for said renewal period shall be adjusted as 
outlined above in Article 6, - ADJUSTMENT OF RENT, Paragraph B.  
 
 B.  The rent shall additionally be adjusted for every five year period throughout the 
renewal period as outlined above in Article 6,–ADJUSTMENT OF RENT, Paragraph A.   
 
8. FAILURE TO PAY RENT 

 
A. It shall be the duty of the Lessee to pay all rents, fees, taxes and charges when 

due.  In the event Lessee fails to pay rental, fees, charges or billings as required under this 
provision of this Agreement after the payments become due as described in Article 5 - RENT 
AND FEES, interest at a maximum legal rate, or 18% per annum, whichever amount is greater 
shall be assessed until fully paid.  The implementation of this provision shall not preclude 
Airport from terminating this Agreement for default in the payment of rentals, fees or charges, or 
from enforcing any other provisions contained herein. 

 
B. Failure to pay the amounts due or comply with any other of the Lessee's financial 

obligations to the Airport under this Agreement shall entitle the Airport to re-enter and take 
possession of the Premises upon giving Lessee ten (10) days advance written notice of intent to 
do so, if said monetary default has not been remedied within said ten (10) day period.  However, 
the Airport may extend the time period to correct the default if, in its sole opinion, due diligence 
is shown by Lessee in curing the default.   
 

  C. The Airport’s agents or employees shall not be liable for any civil or criminal 
claim or cause of action because of entering the Premises or any improvements thereon at 
reasonable times and in a reasonable manner to carry out the provisions of this Article. 

 
9. ADDITIONAL RIGHTS AND OBLIGATIONS OF LESSEE 
 

Lessee hereby covenants and agrees: 
 

A. Lessee shall be responsible for the cost of and for initiating and securing Federal 
Aviation Administration approval of Form 7460-1, Notice of Proposed Construction or 
Alteration prior to commencing construction of this project.  The Lessee shall also be responsible 
for the cost of and for submitting a SEPA Checklist to the Airport. The Airport shall assist in the 
process of initiating and securing Federal Aviation Administration approval of Form 7460-1, 
Notice of Proposed Construction or Alteration and in processing the SEPA Checklist. 
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B. Lessee shall observe and comply with any and all applicable Airport, federal, state 
and local laws, statutes, ordinances, regulations and standards and shall abide by and be subject 
to all rules and regulations which are now, or may from time to time, be promulgated by the 
Airport concerning management, operation or use of Felts Field. 

 
C. Lessee shall be responsible for all its expenses in connection with its operation at 

the Airport, and the rights and privileges herein granted, including without limitation by reason 
of enumeration, taxes, permit fees, license fees and assessments lawfully levied or assessed upon 
the Lessee by the City, County and State, and that it will secure all such permits and licenses as 
may be lawfully required. 
 

D. In the conduct of its business at Felts Field, the Lessee, its sub-lessee’s, agents 
and servants shall obey all applicable rules, regulations and ordinances and laws, including the 
CCR’s, the Minimum Standards and others which are now, or may from time to time be 
promulgated by the Airport. 

 
E. Lessee, its agents, servants or licensees shall refrain from parking any vehicles, 

aircraft and equipment in a location which interferes with aircraft operations. 
 

F. Lessee shall exercise due and reasonable caution to prevent fire and accidents on 
the aeronautical areas used by the Lessee.  Should Lessee fail to remove or abate a fire or other 
hazard caused by the Lessee, its agents, sub-lessee’s, patrons or suppliers after direction to do so, 
Airport may remove the hazard and charge the cost thereof to the Lessee. 
 

G. Lessee shall abide by all security restrictions and regulations set forth by the 
Airport or any agency having jurisdiction at Felts Field. 
 

H. Lessee shall be issued an access code for the appropriate gate upon submitting the 
required documentation as outlined in Exhibit B, attached hereto and made a part hereof.  Lessee 
shall also be responsible for issuing access codes for all sub-lessees. 

 
I. Lessee shall not make any additional alterations, changes in or additions to the 

Premises or improvements thereon without the prior written consent of the Airport.  Any 
approved alterations or improvements shall conform in all respects to the applicable statutes, 
ordinances, rules and regulations of all applicable governmental agencies. 
 

J. Lessee shall keep and maintain the Premises in good condition, order and repair 
during the time of occupancy of Premises, and to surrender the same upon the termination of this 
Agreement in the condition in which they are required to be kept, reasonable wear and tear and 
damage by casualty not caused by Lessee’s negligence excepted. 
 

K. Lessee agrees for itself, its agents and sub-lessee’s that it will not perform any 
acts or carry on any practices which would result in the necessity to repair or replace Airport 
property, normal wear and tear excluded, or be a nuisance or menace to other users of Felts 
Field. 

 
L. Lessee’s equipment, including aircraft, used by the Lessee at Felts Field shall be 

maintained at Lessee’s sole expense, in good, safe and operative order, and in a clean and neat 
condition. 
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M. Personnel performing services at Felts Field shall be neat, clean and courteous. 
Lessee shall not permit its agents, sub-lessee’s or servants to conduct business or otherwise act in 
a loud, noisy, boisterous, offensive or objectionable manner. 
 

N. To the extent of its capabilities, Lessee agrees to cooperate with the Airport 
and/or any other operator in dealing with aircraft or related emergencies at Felts Field.   
 

O. Lessee, its sub-lessee’s and its agents shall promptly remove any of its disabled 
aircraft from any part of Felts Field, including without limitation, runways, taxiways, taxi lanes, 
aprons and aircraft parking position and place any such aircraft inside a hangar on its leased 
Premises.  No disabled aircraft shall be stored outside of the hangar.  Should Lessee fail to 
remove any of its disabled aircraft promptly, the Airport may, but shall not be obligated to, cause 
the removal and Lessee shall reimburse the Airport for all costs of such removal.  Lessee hereby 
releases the Airport from any and all claims for damages to the disabled aircraft or otherwise 
from or in any way connected with such removal by the Airport.  This section shall be subject to 
the jurisdiction, rules and regulations of the National Transportation Safety Board or its 
successor agency. 
 

P. Pursuant to RCW 47.68.250, as amended, it is the responsibility of the Lessee of 
hangar or tie down space to inform owners of aircraft within their leasehold that such aircraft 
must be registered with the Washington State Department of Transportation.  Upon request of 
Airport, Lessee will deliver aircraft registrations to the Airport from the aircraft owner(s) 
utilizing such hangar or tie down space.    

 
Q. In accordance with Federal Aviation Administration rules and regulations, Lessee 

shall take appropriate action to protect instrument and visual operations at Felts Field.  Lessee 
shall adequately clear and protect Airport operations by removing, lowering, relocating, and 
marking all lighting hazards on their Premises including shading or adjusting lighting to prevent 
glare, installation of obstruction lighting as instructed by the Airport.   
 

R. Outside storage of materials is prohibited on the Premises including but not 
limited to storage of vehicles, to include recreational vehicles and any temporary restroom 
facilities.  
 
10. HAZARDOUS MATERIALS 

 
A. Airport warrants and represents that to the best of its knowledge, that no release, 

leak, discharge, spill, disposal, or emission of Hazardous Substances has occurred in, on, or 
under the Premises, and that the Premises are free of Hazardous Substances as of the date hereof 
in compliance with all applicable Airport, Federal, State and local laws, regulations and 
ordinances.  

 
B. The Airport shall indemnify, defend and hold the Lessee harmless from any and 

all costs due to Hazardous Substances that Lessee establishes flowed, leached, diffused, 
migrated, or percolated into, onto, or under the Premises from adjacent properties after the term 
of the Agreement commences. 

 
C. Lessee agrees to indemnify defend and hold harmless the Airport from any and all 

claims, damages, from or in connection with the presence of Hazardous Substances in or on the 
Premises, unless the Hazardous Substances are present as a result of the negligence, willful 
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misconduct, or other acts of Airport; its agents, employees, contractors or invitees.  Without 
limitation of the foregoing this indemnification shall include any and all costs incurred due to 
any investigation of the site or any cleanup, removal, or restoration mandated by a federal, state, 
or local agency or political subdivision. 

 
D. For the purposes of this Article, the term “Hazardous Substances” shall be 

interpreted broadly to include but not be limited to substances designated as hazardous under the 
Resource Conservation and Recovery Act, 42 U.S.C. 6901, et seq., the Federal Water Pollution 
Control Act, 33 U.S.C. 1251, et seq., or the Comprehensive Environmental Response 
Compensation and Liability Act, 42 U.S.C. 9601, et seq. or as may be amended, the Model 
Toxics Control Act (M.T.C.A.), R.C.W. 70.105D, et seq., and any applicable federal, state, or 
local law or regulation.   
 
11. HAZARDOUS SUBSTANCES STORAGE    
 

A. The Lessee is solely responsible for taking all steps and actions to remove or 
remediate any Hazardous Substances or any other environmental contamination on or under the 
Premises that are a result of the Lessee’s use or occupancy of the Premises.  The Lessee is 
responsible for the protection of public health and safety and the environment from actual or 
potential harm and is obligated to ensure that the Premises are in compliance with all 
Environmental Laws.  If any remediation work is required, Lessee, at its sole expense, shall 
perform all work required and provide to the Airport for approval, a written plan of action for 
completing said remediation work. 

 
B. Hazardous Substances   

 
1. Except for any Hazardous Substances used in the operation and 

maintenance of the Premises for aircraft storage used in reasonable quantities and in compliance 
with Environmental Laws, Lessee shall not engage in or allow the generation, use, manufacture, 
treatment, transportation, or storage of any Hazardous Substance in, on, under, or adjacent to the 
Premises, except by written permission of the Airport. 
 

2. Lessee shall not engage in or allow the unlawful release of any Hazardous 
Substance in, on, under or adjacent to Lessee’s Premises (including air, surface water and ground 
water on, in, under or adjacent to the property). Lessee shall at all times be in compliance with 
Environmental Laws (and shall cause its employees, agents and contractors to be) with respect to 
the Premises or any hazardous substance and shall handle all Hazardous Substances in 
compliance with good industry standards and management practices.  

 
3. Lessee shall promptly notify the Airport and any and all adjacent property 

tenants, in writing, if Lessee has or acquires notice or knowledge that any hazardous substance 
has been or is threatened to be released, discharged or disposed of, on, in, under or from the 
Premises. Lessee shall immediately take such action as is necessary to report to governmental 
agencies as required by Environmental Laws and to detain the spread of and remove, to the 
satisfaction of any governmental agency having jurisdiction, any Hazardous Substances released, 
discharged or disposed of as the result of or in any way connected with the conduct of Lessee’s 
business, and which is now or is hereafter determined to be unlawful or subject to 
governmentally imposed remedial requirements. 
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12. COMPLIANCE WITH LAWS, RULES AND REGULATIONS 
 

Lessee covenants and agrees that it will comply with all Airport, federal, state, and local 
laws, ordinances and regulations, and further covenants and agrees it will abide by all applicable 
rules and regulations that are now in effect or hereinafter adopted by the Airport.  Incorporated 
into this Agreement by way of reference are the Felts Field CC&R’s and Minimum Standards.   
The Lessee shall, at its own expense, obtain and keep in effect all certificates, licenses and 
permits necessary to conduct said operations and pay all fees and taxes applicable to these 
operations. 

 
13. ADDITIONAL RIGHTS AND OBLIGATIONS OF AIRPORT 
 

A. Except as herein provided, the Airport agrees that it will, with reasonable 
diligence and in a manner consistent with that of a reasonably prudent operator of an airport of 
comparable size, develop, operate, maintain and keep in good repair and order Felts Field and all 
common use and public appurtenances, facilities and equipment provided by the Airport as the 
same relates to Lessee’s rights granted under this Agreement.  The Airport agrees that it will 
operate Felts Field in a manner consistent with standards established by the Federal Aviation 
Administration, or any successor federal agency exercising similar powers for airports of 
comparable size and in accordance with rules and regulations of the Federal Aviation 
Administration and any other governmental agency having jurisdiction thereof. 

 
B. The Airport shall have the right to adopt and enforce reasonable rules and 

regulations with respect to the use of Felts Field, which Lessee agrees to observe and obey. 
 

C. Airport covenants that upon paying the rent and performing the covenants and 
conditions herein contained, Lessee shall peacefully and quietly have, hold and enjoy the 
Premises demised herein. 
 
14. CONSTRUCTION, MAINTENANCE AND REPAIR OF LESSEE’S LEASEHOLD 

IMPROVEMENTS 
 

A. Lessee shall construct or install, at its own expense, any equipment, 
improvements and facilities, and any additions thereto, on all or any part of the Premises, under 
the conditions as hereinafter set forth.  Lessee shall complete such construction in accordance 
with the following construction schedule.  In the event Lessee fails to comply with such 
schedule, the Agreement shall be subject to cancellation as set forth in Article 1 – TERM. 

       
       Size of             Building Permit  Completion of 
      Building      Acquisition     Construction 
 
  _______ (S.F.)  ______, 20__   _________, 20__ 
 

Construction or improvements shall consist of one (1) hangar(s) consisting of 
__________________ (_________) s.f. as shown on Exhibit A.  In the event that Lessee 
proposes any changes to the size of the building(s) to be constructed, such proposal must be 
submitted to the Airport for approval prior to the building permit acquisition date set forth 
herein.  Lessee shall be responsible for constructing any taxi lanes necessary to connect its 
Premises to existing Airport taxiways.  Lessee shall be granted a temporary construction 
easement on Airport property for construction of such taxi lanes.  The ownership of any portion 
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of the taxi lane not located on Lessee’s Premises shall vest in the Airport upon completion.    
Lessee shall be responsible for all costs associated with the construction including, but not 
limited to the building or structure, grading and paving of aircraft parking area, applicable 
landscaping, lighting and provision of or extension of all utilities to the building site.  Lessee 
shall keep and maintain all such improvements and facilities and any additions thereto 
constructed or installed by it in good condition.  In the event another party constructs facilities in 
the area and desires to utilize the utility runs constructed by Lessee within the past ten (10) years, 
the Airport shall require such party to pay Lessee a proportionate share of Lessee’s cost of 
extending the utilities and roadway pavements during Lessee’s construction of its facility.  
Repayment to Lessee shall start at 50% of the first year of construction and decrease annually by 
one- tenth (1/10th) over the ten (10) year period. In the event Lessee utilizes utility runs 
constructed by another party, Lessee shall pay its proportionate share of the cost of such utility 
runs.  Lessee shall provide an easement to the Airport and adjoining Lessees for placement of 
utilities on said Premises. 

 
B. In the event another party must cross Lessee’s Premises for the installation of 

utility runs or connections, such access across, through or under Lessee’s Premises (excluding 
underneath Hangar) shall be granted by Lessee with no limitations that would deny another party 
the right to have utilities installed on that party’s leasehold Premises.  The Lessee’s Premises 
shall be restored to their original condition after any such work is done by or on behalf of another 
party at the sole cost of the other party. 
 

C. No improvements, structures, alterations, or additions shall be made in, to or upon 
the Lessee’s Premises without the prior written consent of the Airport, and all such 
improvements, structures, alterations, additions and work shall be in accordance with any 
conditions relating thereto then stated in writing by the Airport. 

 
D. At the time of requesting approval by the Airport, the Lessee shall submit the 

preliminary plans for such improvements.  Upon approval of said preliminary plans, the Lessee 
shall prepare and obtain the Airport’s approval of working drawings and specifications which 
shall be true and correct representations of the preliminary plans so approved.  All construction 
shall conform to approved working drawings and specifications and when such work is 
commenced, it shall be completed with reasonable dispatch.  No substantial change, addition or 
alteration shall be made in said working plans or specifications or in the construction called 
therefore without first obtaining the Airport’s written approval. Upon completion of said 
improvements, the Lessee shall furnish the Airport, at no charge, two (2) complete sets of as-
built drawings of the improvements as constructed and one (1) set on electronic media of the 
improvements as constructed. 

 
E. All improvements constructed by the Lessee pursuant to this Section shall 

conform in all respects to the applicable statutes, ordinances, building codes, rules and 
regulations of all applicable governmental agencies as may have jurisdiction. 
 

F. Lessee shall meet the applicable County or City requirements to properly dispose 
of storm water runoff generated on Premises. 
 

G. Lessee shall have the right at any time during the term of the Agreement or upon 
termination and within thirty (30) days thereafter, to remove all personal fixtures and equipment 
at its own expense subject to any valid lien the Airport may have thereon for unpaid rents, fees or 
charges.  Any and all property not removed by the Lessee within said thirty day period shall 
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thereupon become a part of the realty on which it is located and title thereto shall vest in the 
Airport.  All Airport property damaged by or as a result of the removal of the Lessee’s property 
shall be restored to a condition satisfactory to the Airport by the Lessee at its expense to the 
condition existing prior to such damage.   

 
 

15. DAMAGE OR DESTRUCTION 
 

A. In the event the construction in accordance with Article 14 – CONSTRUCTION, 
MAINTENANCE AND REPAIR OF LESSEE’S LEASEHOLD IMPROVEMENTS herein, or 
improvements thereto, are partially or totally damaged by fire or other casualty, the Lessee shall 
be required to repair or replace the same at its own expense.  The new improvements shall be at 
least the same size, design and quality as that which existed prior to any damage or destruction.  
Both parties agree, however, that any insurance proceeds shall be first applied to the cost of 
repair or replacement of improvements. 
 

B. Lessee may elect not to repair or replace said construction or improvements.  
Lessee shall advise the Airport of its intent within thirty (30) days of the damage or destruction.  
If Lessee elects not to repair or replace the improvements this Agreement shall be terminated.  In 
such event, the Airport may either accept ownership of the improvements or require Lessee to 
remove the improvements and restore the building site affected by such damage or destruction to 
a condition satisfactory to the Airport.  The insurance proceeds shall be used for such restoration 
and the balance divided between the Airport and Lessee as their interests bear in accordance 
with Article 16 – DEPRECIATION OF IMPROVEMENTS. The Airport shall notify Lessee of 
its intent within thirty (30) days of receipt of Lessee’s notification.  If Airport elects to have 
Lessee remove the improvements, Lessee shall have thirty (30) days to do so. 

 
C. Other Airport Property.  In the event of damage or destruction of Airport property 

caused by the Lessee, its agents, employees, aircraft or other equipment, Lessee agrees to repair, 
reconstruct, or replace the affected property to the condition which existed prior to such damage 
or destruction, to the extent that same is not covered by insurance required under this Agreement.  
Lessee further agrees to cause such repair, reconstruction or replacement of affected space with 
due diligence. 
 
16. DEPRECIATION OF IMPROVEMENTS 
 

As soon as practicable following completion of the construction as set forth in Article 14 
– CONSTRUCTION, MAINTENANCE AND REPAIR OF LESSEE’S LEASEHOLD 
IMPROVEMENTS, herein, but no later than sixty (60) days after completion, Lessee shall 
submit to the Airport an itemized statement of the total cost of the construction, certified by an 
officer of Lessee showing the actual cost of said construction and shall produce copies of all 
invoices or other records in connection therewith, if requested by the Airport.  Said statement 
shall list all expenditures by category, as follows: 

 
Category #1– Trade Fixtures: equipment, fixtures, furnishings, signs. 
 
Category#2 – Fixed Improvements: structural, mechanical, electrical, site 
development, wall coverings, floor coverings, partitions, walls, heating and 
cooling modifications/installations, landscaping, pavement. 
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Architectural, engineering, real estate broker and developer fees will be added at value 
rather than cost as some or all of said fees were waived.  Such fees shall in no event exceed 
twenty-five percent (25%) of the total expenditure included in Category #2 of this depreciation 
schedule.  The total expenditure shall be referred to as Construction Capital Investment.  Said 
itemized statement shall, unless disputed in writing by Airport within ninety (90) days next 
following receipt thereof from Lessee, constitute prima facie evidence of the costs shown 
therein.  In the event of any cancellation or termination of this Agreement for cause other than 
the destruction of the Premises or a breach or default by Lessee hereunder Airport shall pay to 
Lessee cash price equal to Lessee’s actual cost for Category #2, as set forth above, less 
depreciation to the nearest complete month of the term then elapsed under this Agreement, less 
the actual cost of repairing any damage caused the Premises by reason of removal of trade 
fixtures. For the purposes of this Agreement, depreciation for Category #2 shall be based upon a 
straight line method over _____________ (__) years which shall begin to run upon completion 
of construction/date of beneficial occupancy of facilities, however, no later than six months from 
the date of lease commencement.  The amount so depreciated shall vest in the Airport. 

 
17. OWNERSHIP OF IMPROVEMENTS 
 

In the event this Agreement is terminated due to default by Lessee or upon expiration of 
the initial term of this Agreement and any exercised renewal periods, then, as outlined in Article 
44 – SURRENDER OF POSSESSION; DISPOSITION OF BUILDINGS AND 
IMPROVEMENTS, Airport may at its sole option either accept ownership of the improvements 
constructed or installed on the Premises (Category #2) or require Lessee to remove such 
improvements within one hundred twenty (120) days of such cancellation or expiration.  Airport 
shall notify Lessee of its intent within sixty (60) days of the cancellation or expiration.  
 
18. INDEMNITY AND WAIVER OF DAMAGES 
 

A. The Lessee shall indemnify, hold harmless and defend the Airport, the City and 
County of Spokane, their elected and appointed officials, agents, employees and representatives 
from and against any and all claims and actions, demands, damages, civil penalties, charges, 
judgements, losses, liabilities of any character or kind and other legal actions and proceedings of 
whatever nature, including reasonable attorney’s fees (including fees to establish the right to 
indemnification) resulting from, arising out of, related to, or caused by Lessee’s or Sublessee’s 
conduct of business or from any activity or other things done, permitted, or suffered by Lessee 
in, or about the Premises and/or Felts Field or other act or failure to act, excluding only claims or 
actions arising out of the sole negligence of the Airport, the City and County of Spokane, their 
elected and appointed officials, agents and employees, provided that the Airport shall give the 
Lessee prompt and reasonable notice of any such claim or actions made or filed against it. 
 

B. Lessee hereby agrees to release and hold harmless the Airport, the City and 
County of Spokane, its elected and appointed officials, agents and employees, from any damages 
to the Lessee caused by noise, vibrations, fumes, dust, fuel particles and all other effects that may 
be caused by the operation of aircraft landing at or taking off from, or operating at or on Felts 
Field; and the Lessee does hereby fully waive, remise and release any right or cause of action 
which it may now have or which it may have in the future against the Airport, its successors and 
assigns, due to such noise, vibrations, fumes, dust, fuel particles, and all other effects that may be 
caused or may have been caused by the operation at or on Felts Field.  The above exception shall 
not limit a cause of action against other persons or entities, including licensees, concessionaires 
or aircraft operators. 
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C. Lessee further agrees to hold the Airport, the City and County of Spokane, their 

agents, officials and employees free and harmless for any claims arising out of the damage, 
destruction or loss of any or all of Lessee’s equipment excluding any claims arising out of the 
sole negligence of the Airport, the City and County of Spokane, their elected officials, agents, 
and employees. 
 
19. INSURANCE 
 

A. Lessee shall, at its expense, maintain insurance in full force and effect during the 
term of this Agreement in such amounts as to meet the minimum limits of liability as outlined 
below, and insurance shall be placed with companies or underwriters authorized to issue said 
insurance in the State of Washington and carry a Best’s rating no lower than A-.  Lessee shall  
ensure all sublessee’s comply with the automobile insurance requirements as outlined in this 
Article.  Failure of Lessee and all sublessee’s to obtain and maintain such required insurance 
shall constitute a default under this Agreement.  The insurance policy(ies) shall be the standard 
comprehensive insurance coverage with aircraft exclusions deleted, to cover all operations of the 
Lessee and shall include, but not by way of limitation, bodily injury, property damage and 
contractual coverage including the obligations pursuant to Article 18 - INDEMNITY AND 
WAIVER OF DAMAGES, herein.  Lessee shall also maintain Hangarkeepers Liability 
Insurance in the event they store non-owned aircraft on said Premises.  The Airport, the City and 
County of Spokane, their elected and appointed officials, agents and employees shall be named 
as additional insureds with respect to Lessee's use of Felts Field and the Premises which are the 
subject of this Agreement.  The Lessee’s insurance shall be primary and non-contributory with 
any insurance maintained by the additional insureds and shall be stated on the Certificate of 
Insurance provided by the Lessee. Lessee shall promptly upon execution of this Agreement, 
furnish to the Airport appropriate certificates of insurance evidencing coverage affected and to 
be maintained for the term of this Agreement.  The coverage for personal aircraft storage use 
shall not be less than One Million Dollars ($1,000,000.00), combined single limit or split limits 
equal to and not less than One Million Dollars ($1,000,000.00), for bodily injury and property 
damage with respect to each occurrence.  The coverage for a commercial aeronautical activity 
shall be as specified in the Minimum Standards.  In addition, Lessee and all sublessee’s shall 
maintain automobile liability insurance and the policy shall be issued by a company authorized 
to issue insurance in the State of Washington. The coverage shall not be less than Three Hundred 
Thousand ($300,000.00) combined single limit or split limits equal to and not less than Three 
Hundred Thousand ($300,000.00), for bodily injury and property damage with respect to each 
occurrence, such limits subject to reasonable adjustment by the Airport during the term of this 
Agreement.  Failure of Lessee or sublessee’s to maintain such required automobile insurance 
shall constitute a default under this Agreement.  The insurance policies shall not be subject to 
cancellation except after notice to the Airport by registered mail at least thirty (30) days prior to 
the date of such cancellation or material change.  Where any policy(ices) has (have) normal 
expirations during the term of this Agreement, written evidence or renewal shall be furnished to 
the Airport at least thirty (30) days prior to such expiration.  Upon written request by the Airport, 
Lessee shall permit the Airport to inspect the originals of all applicable policies. The Lessee’s 
insurance identified in this Article 19 shall include a waiver of subrogation in favor of the 
additional insured. This Article 19 shall be subject to periodic adjustments by the Airport.   

 
 B. Fire and Peril Insurance 
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Lessee shall procure and maintain policies of insurance at its own expense, 
insuring the Premises and improvements thereon against all perils of direct physical loss 
excluding earthquake and flood.  The insurance coverage shall be for not less than one hundred 
percent (100%) full replacement value of said Premises and improvements with an agreed 
amount clause and a reasonable and customary deductible on said Premises and improvements. 
Such amount is subject to final approval by the Airport. The Lessee shall furnish to the Airport 
evidence that such coverage has been procured and is being maintained in full force and effect.  

 
20. INDEMNIFICATION AND INSURANCE DURING CONSTRUCTION AND 

RENOVATION 
 

A. Lessee agrees to indemnify and hold the Airport, the City and County of Spokane, 
their elected and appointed officials, agents and employees, free and harmless from any and all 
claims, suits, loss, damage or injury to persons or property that might occur during the 
construction or renovation of the Premises. 
 

B. Lessee further agrees that it shall not allow or permit any agent, independent 
contractor or subcontractor to commence work on the Premises until all insurance certificates 
from such agents, independent contractor or subcontractor hereunder have been approved and are 
in the Airport’s possession. The approval of insurance by the Airport shall not relieve or decrease 
the liability of the Lessee for its agents, independent contractors or subcontractors.  Upon written 
request by Lessee, the Airport may waive the provisions of this Article if, in the Airport’s 
opinion, contractors’ activities are included under Lessee’s insurance coverage.  This insurance 
shall protect the contractor, Lessee and the Airport, the City and County of Spokane, their 
elected and appointed officials, agents and employees, as additional insured, against liability, 
claims or costs thereof, for bodily injury or property damage resulting from the performance of 
the construction contract, to the extent Lessee has assumed liability herein, within the following 
limits: 
 

1. Public Liability and Property Damage: 
Not less than One Million Dollars ($1,000,000.00) combined single limit 
for bodily injury, death or property damage resulting from any one 
occurrence. 

 
2. Contractor’s Protective Liability and Property Damage: 

Same limits as set forth in Paragraph 1 of this Section.  
 

3. Automobile Public Liability and Property Damage: 
Not less than One Million Dollars ($1,000,000.00) combined single limit. 

 
21. WAIVER OF SUBROGATION 
 

A. The Airport and Lessee each waive any rights it may have against the other on 
account of any loss or damage occasioned to Airport or Lessee, as the case may be, their 
respective property, the Premises or its contents or to other portions of the Airport arising from 
any liability, loss, damage or injury caused by fire or other casualty for which property insurance 
is carried or required to be carried pursuant to this Agreement.  Each of the parties hereto, on 
behalf of their respective insurance companies insuring the property of either Airport or Lessee 
against any such loss, to the extent of any recovery under such insurance, waives any right of 
subrogation that it may have against the other.  Each waiver shall be expressly included in, and 
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shall comply with the requirements of the respective insurance policies. Should either or both of 
the respective insurance companies assess a charge for such waiver, each party shall pay only for 
the charges assessed by its respective insurer. 

 
B. Lessee further expressly waives any and all claims against the Airport, the City 

and County of Spokane, their agents and employees of whatever nature, for any and all loss or 
damage sustained by the Lessee, except loss or damage caused by the sole negligence of the 
Airport, its agents or employees, including interruption of the Lessee’s business operations, by 
reason of any defect, deficiency, failure or impairment of the Premises, or any utility service to 
or in the Premises, including, but not limited to, the water supply system, electrical wires leading 
to or in the Premises, gas, electric or telephone service, or any other failure which may occur 
during the term of this Agreement from any cause. 
 
22. MAINTENANCE AND UTILITIES 
 

A. Upon completion of construction, Lessee shall have complete responsibility for 
and take good care of the Premises and the interior and exterior of all buildings erected thereon, 
including all utilities, fixtures and painting, and keep the same and all parts thereof, including the 
roof and all walls and foundation, together with any and all alterations, additions, and 
improvements therein or thereto, in good order and condition, suffering no waste or injury, and 
shall at the Lessee’s expense, promptly make all needed repairs and replacements including 
casualty losses in and to any building or structure or equipment now or hereafter erected or 
installed upon the demised Premises, including walkways, water, sewer, and gas connections, 
pipes and mains, and all other fixtures, machinery and equipment now or hereafter belonging to 
or connected with said Premises or used in their operation.  All such repairs and replacements 
shall be of high quality sufficient for the proper maintenance and operation of the demised 
Premises and subject to the provisions of Article 14 – CONSTRUCTION, MAINTENANCE 
AND REPAIR OF LESSEE’S LEASEHOLD IMPROVEMENTS. 
 

B. Airport shall provide snow removal to the best of its ability on public areas of 
Felts Field.  Lessee shall be responsible for snow removal and ice control on the demised 
Premises. 
 

C. The Lessee shall provide at its own expense such janitorial and cleaning services 
and supplies as may be necessary or required in the operation and maintenance of its Premises.  
The Lessee also agrees to keep and maintain the interior of its Premises in a clean, neat and 
sanitary condition, and attractive in appearance. 

 
D. Lessee shall maintain and make necessary repairs, structural or otherwise, to the 

interior of all of its Premises and the fixtures or equipment therein and appurtenances thereto, 
including, without limitation, fire extinguisher, fire suppressants, the interior windows, doors and 
entrances, floor coverings, interior walls and ceiling, the interior surface, the surfaces of interior 
columns exclusive of structural deficiencies, any columns erected by Lessee, partitions and 
lighting within its Premises and serving Lessee.  This maintenance shall be such that the original 
theme will be maintained in accordance with original approved plans. 

 
E. Lessee shall keep and maintain in good condition all service lines, electrical 

equipment and plumbing fixtures located at or on its Premises. 
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F. All repairs made by the Lessee or on its behalf shall be of high quality in both 
materials and workmanship.  All repairs will be made in conformity with the rules and 
regulations prescribed from time to time by Federal, State or local authority having jurisdiction 
over the work in or to the Lessee’s Premises. 
 

G. Upon providing notice, if possible, the Airport or its duly appointed 
representatives shall have the right to enter the Lessee’s Premises to: 
 

1. Inspect the Premises during the Airport’s regular business hours or at any 
time in case of emergency to determine whether the Lessee has complied with and is complying 
with the terms and conditions of this Agreement and other enumerated and health/operational 
standards.  The Airport may, at its discretion, require the Lessee to effect repairs at the Lessee’s 
own cost. 
 

2. Perform any and all things which the Lessee is obligated to perform and 
has failed after reasonable written notice to perform, including: maintenance, repairs and 
replacements to the Lessee’s Premises or to respond to any public health or safety emergency.  
Notwithstanding the above, in the event of an emergency condition, the Airport or its duly 
appointed representatives shall have the right to enter the Lessee’s Premises to perform 
maintenance repair and replacement. 
 

3. Undertake the maintenance, repair or replacements requested by the 
Airport if the Lessee refuses or neglects to make any repairs necessitated by the negligent acts or 
omissions of the Lessee, its sub-lessee’s, agents, servants or licensees.  The Airport shall have 
the right to make such repairs on behalf of and for the Lessee if Lessee has not commenced such 
repairs within five (5) days after written notice by Airport.  Such work shall be paid by the 
Lessee within ten (10) days following demand by Airport for said payment at the Airport’s 
standard rates plus administrative costs. 

 
H. The Lessee shall provide, in a timely manner, for the adequate sanitary handling 

and removal of all trash, garbage and other refuse caused as a result of the Lessee’s operations in 
a manner and area designated by the Airport.  The Lessee agrees to provide and use suitable 
closed receptacles for all garbage, trash and other refuse in its Premises.  Piling of boxes, cartons, 
barrels or similar items shall not be permitted in a public area.  In the event Airport installs a 
central/common use trash collection facility, Lessee shall pay its proportionate share of the cost 
of using such a facility if the Lessee uses the facility. 
 

I. The Lessee shall pay for all utilities consumed within the Premises.  The Lessee 
shall maintain separate utility meters. 
 
23. SIGNAGE 
 

Lessee shall have the right, at its own expense to install and maintain signs for the 
purpose of identification.  Prior to installation of such signage, the Lessee shall submit plans and 
obtain approval of the Airport.  In the event the signs are removed and not replaced, Lessee shall 
repair the area to its normal appearance.   To the extent that Lessee uses any electronic medium 
for identification and/or advertising which includes any reference to Lessee’s relationship with 
SIA, Airport shall have the right to review and approve the same.   
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24. TAXES 
 

Lessee agrees to pay all lawful taxes and assessments during the term hereof or any 
extension as provided for herein, which may be levied or charged by the Federal, State, County, 
City or other tax-levying body upon the Premises herein or upon any taxable interest acquired by 
the Lessee in this Agreement, including leasehold excise tax, or any taxable possessory right 
which the Lessee may have in or to the Premises or facilities hereby leased or the improvements 
thereon, by reason of its occupancy thereof, or otherwise, as well as all taxes on taxable property, 
real or personal, owned by the Lessee in or about the Premises.  Nothing herein shall prevent the 
Lessee from protesting through due process, any taxes levied.  Upon any termination of this 
Agreement, all taxes levied or a lien upon any of said property or taxable interest therein shall be 
paid in full without proration by the Lessee forthwith, or as soon as a statement thereof has been 
issued by the tax collector if termination occurs during the interval between the attachment of the 
lien and issuance of statement. 
 
25. AIRPORT’S RIGHT TO ENTER PREMISES 
 

Upon providing notice, if possible, the Airport reserves the right to inspect the Premises 
and improvements at any reasonable time throughout the term of this Agreement.  When, for any 
reason, an entry is deemed necessary, and Lessee is not present to permit such entry, the Airport, 
its agents and employees, shall be permitted to enter the Premises and improvements. The 
Airport’s agents or employees shall not be liable for any civil or criminal claim or cause of 
action for damage because of entering the Premises or improvements at reasonable times and in a 
reasonable manner.   

 
26. GOVERNMENT RESERVATIONS AND RESTRICTIONS 
 

The Premises being leased and rights granted by this Agreement shall be subject to all 
enforced reservations and restrictions, including but not limited to, the following: 

 
A. It is understood and agreed to by Lessee that nothing herein contained shall be 

construed to grant or authorize the granting of any exclusive right forbidden by the Airport 
Development Act, 49 U.S.C. 47101, et. seq., and Section 308 of the Federal Aviation Act of 
1958 and as amended. 
 

B. During the time of war or national emergency, the Airport shall have the right to 
lease the landing area or any part thereof to the United States Government for military or naval 
use and, if such lease is executed, the provisions of this Agreement insofar as they are 
inconsistent with the provisions of the agreement or lease with the Government, shall be 
suspended. 
 

C. This Agreement shall be subject to the terms of any sponsor’s assurances and 
agreements now required or imposed in the future, between the Airport and the Federal Aviation 
Administration or any successor federal agency. 
 

D. This Agreement shall be subordinate to the provisions of any existing or future 
agreement between the United States Government and the Airport relative to the operation or 
maintenance of Felts Field, the execution of which has been or may be required as a condition 
precedent to the expenditure of federal funds for the development of Felts Field, by the 
provisions of the Airport Improvement Program, and as the program may be amended, or any 
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other federal act, deed, grant agreement or program affecting the operation or maintenance of 
Felts Field now or in the future; provided however, that the Airport shall, to the extent permitted 
by law, use its best efforts to cause any such agreements to include provisions protecting and 
preserving the rights of Lessee in and to the Premises and improvements thereon.   
 
27. AGREEMENT SUBORDINATE TO BOND ORDINANCE 
 

This Agreement and all rights of the Lessee hereunder are expressly subordinated and 
subject to the lien and provisions of any pledge or assignment made by the Airport, the City of 
Spokane or County of Spokane to secure any bonds authorized by law to be issued for the 
development or improvement of the Airport, and the Airport and the Lessee agree that the 
holders of the said bonds shall possess, enjoy and may exercise all rights of the Airport 
hereunder to the extent such possession, enjoyment and exercise are necessary to ensure 
compliance by Lessee and the Airport with the term and provisions of the bond covenants. 

 
28. AIRPORT’S RIGHTS OF CANCELLATION 
 

In addition to any conditions as specified herein and all other remedies available to the 
Airport, this Agreement shall be subject to cancellation by the Airport should any one or more of 
the following occur: 

 
A. If the Lessee shall file a voluntary petition in bankruptcy, or proceedings in 

bankruptcy shall be instituted against the Lessee and the Lessee is thereafter adjudicated a 
bankrupt pursuant to such proceedings, or if a court shall take jurisdiction of the Lessee and its 
assets pursuant to proceedings brought under the provisions of any Federal Reorganization or 
Bankruptcy Act, or if a Receiver for the Lessee’s assets is appointed, or if the Lessee shall be 
divested of its rights, powers and privileges under this Agreement by other operation of law 
 

B. If the Lessee shall fail to perform, keep and observe any of the applicable 
covenants and conditions contained in this Agreement, provided that upon the happening of any 
contingency recited in this Article, the Lessee shall be given written notice to correct or cure 
such default, failure to perform or breach.  In the case of default, Airport shall notify any lenders 
holding an interest in the leasehold improvements in accordance with any consent form executed 
by Airport.  If, within thirty (30) days from the date of such notice, the default, breach, or 
complaint shall not have been corrected in a manner satisfactory to the Airport, then and in such 
event the Airport shall have the right to declare this Agreement terminated.  The Airport does, 
however, reserve the right to extend the time period to correct the default, if, in its sole opinion, 
due diligence is shown by the Lessee in curing the default. 
 

C. If under any of the foregoing provisions of this Article the Airport shall have the 
right to reenter and take possession of the premises, the Airport may enter and eject the Lessee 
and those claiming through or under it and remove its property and effects, (using reasonable 
force, if necessary) without being guilty of any manner of trespass; without any liability 
therefore, without prejudice to any remedies of the Airport in the event of default by the Lessee; 
and without liability for any interruption of the conduct of the affairs of Lessee or those claiming 
through or under it. 
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29. LESSEE’S RIGHTS OF CANCELLATION 
 

In addition to all other remedies available to the Lessee, this Agreement shall be subject 
to cancellation by Lessee should any one or more of the following occur: 

 
A. The permanent abandonment of Felts Field. 
 
B. The issuance of any order, rule or regulation by the Federal Aviation 

Administration or its successor federal agency or the issuance by any court of competent 
jurisdiction of an injunction, materially restricting for a period of at least ninety (90) days, the 
use of Felts Field for air transportation. 
 

C. The breach by the Airport of any covenants, terms or conditions of this 
Agreement to be kept, performed and observed by the Airport and the failure to remedy such 
breach for a period of sixty (60) days after written notice from Lessee of the existence of such 
breach. 
 

D. The assumption of the United States Government, or any authorized agent of the 
same, of the operation, control or use of Felts Field and its facilities in such manner as to 
substantially restrict the Lessee from conducting its business or activity, if such restriction be 
continued for a period of ninety (90) continuous days or more. 
 

E. The occurrence of any event or events beyond the reasonable control of Lessee, 
including, but not limited to, any act of God or other supervening event which precludes the 
Lessee from the use of the property for the purposes enumerated herein, or from the use of 
airport facilities. 
 
30. ASSIGNMENT AND SUBLETTING 
 

A. Neither Lessee nor any assignee or other successor of Lessee shall in any manner, 
directly or indirectly, by operation of law or otherwise, assign, sublet, transfer or encumber any 
of Lessee’s rights in and to this Agreement, or to the fixed improvements, or any interest therein, 
nor license or permit the use of the rights herein granted in whole or in part, without the prior 
written consent of the Airport.  Lessee shall have the right to assign the Agreement and leasehold 
improvements to a purchaser of substantially all of Lessee’s assets on the leased Premises, if the 
assignor executes an agreement acceptable to the Airport with an assignee which is acceptable to 
the Airport and which has the financial ability to perform and assume all of Lessee’s obligations 
hereunder. 

 
B. Lessee shall have the right, upon prior approval by the Airport, to assign its 

leasehold interest in this Agreement as collateral for financing purposes.  Any such assignment 
or other security instrument which Lessee may execute in favor of a lender shall be subject to 
and subordinate to the rights of the Airport pursuant to this Agreement.  This Article shall not be 
construed as limiting the rights of the Lessee, including individual owners of leasehold aircraft 
hangar condominium units, to sell and own such leasehold aircraft hangar condominium units, 
subject to the terms of this Agreement.  Additionally, Airport affirms that upon formation of a 
condominium owners’ association, this Agreement may, upon prior review and approval by the 
Airport, be assigned to said association.  Any assignment shall not diminish the financial security 
or obligations secured to the Airport through this Agreement. 
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31.   LEGAL CLAIMS AND ATTORNEY FEES 
 

A. Each party hereto shall promptly report to the other any claim or suit against it 
arising out of or in connection with the Lessee’s operation at Felts Field.  The Airport and Lessee 
shall each have the right to compromise and defend the same to the extent of its own interest; 
provided the defense of the same has not been tendered and accepted by the other party.  The 
Lessee is an independent contractor in every respect, and not the agent of the Airport. 

 
B. In the event either party requires the services of an attorney in connection with 

enforcing the terms of this Agreement or in the event suit is brought for the recovery of any rent, 
fees or other sum or charges otherwise payable by Lessee, this Agreement or the breach of any 
covenant or condition of this Agreement, or for the restitution of the Premises to the Airport 
and/or eviction of Lessee during the  term of this Agreement, or after the expiration thereof, the 
prevailing party will be entitled to reasonable attorneys’ fees, consultants’ fees, witness fees and 
other costs, both at trial and on appeal.  For purposes of calculating attorneys’ fees, legal services 
rendered on behalf of the Airport by public attorneys shall be computed at hourly rates charged 
by attorneys of comparable experience in private practice in Spokane, Washington. 
 
32. APPROVAL OR DIRECTION BY AIRPORT 
 

Wherever consent, approval or direction by the Airport is required under this Agreement, 
such consent, approval or direction by the Airport shall be effective if given by the Airport’s 
Chief Executive Officer or his designee in the manner set forth in this Agreement.   
 
33. PERFORMANCE BY AIRPORT 
 
 If the Lessee should fail to do anything required to be done under the terms and 
conditions of this Agreement, except for the payment of rents, fees or charges, the Airport may, 
at its sole option and after giving written notice to the Lessee, perform such act on behalf of the 
Lessee.  Upon notification to the Lessee of the cost thereof by the Airport, the Lessee shall 
promptly pay the Airport the amount due. 
 
34. LIENS OR ENCUMBRANCES 
 

Lessee agrees that it shall pay, or cause to be paid, all costs and expenses for work done, 
materials delivered, and professional services provided to the Premises for improvements done at 
Lessee’s request, during the leasehold term for improvement to the Premises.  Lessee shall keep 
the Premises free and clear of all mechanic’s or materialmen’s liens or any other liens on account 
of any work done on the Premises at Lessee’s request. Lessee agrees to and shall indemnify, and 
hold the City of Spokane, County of Spokane, and the Airport free from and harmless against all 
liability, loss, damage, cost, attorney’s fees and all other expenses on account of claims of lien of 
laborers or materialmen, or others, for work performed or materials or supplies furnished to 
Lessee for use on the Premises.  Airport may require lien releases as a condition of approval. 
 
35. FEDERAL NONDISCRIMINATION     
  

A. Lessee understands and acknowledges that the Airport has given to the United 
States of America, acting by and through the FAA, certain assurances with respect to 
nondiscrimination, which have been required by Title VI of the Civil Rights Act 1964 and by 49 
CFR Part 21 as a condition precedent to the Government making grants in aid to the Airport for 
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certain Airport programs and activities, and that Airport is required under those regulations to 
include in every agreement pursuant to which any person or persons, other than Airport, operates 
or has the right to operate any facility on Felts Field providing services to the public, the 
following covenant, to which Lessee agrees: 

   
B. Lessee, in its operation at and use of Felts Field, covenants that: 

 
1. No person on the grounds of race, color, or national origin shall be 

excluded from participation in, denied the benefits of, or be otherwise subjected to 
discrimination in the use of said facilities; 

 
2. In the construction of any improvements on, over, or under such land and 

the furnishing of services thereon, no person on the grounds of race, color, or national origin 
shall be excluded from participation in, denied the benefits of, or otherwise be subjected to 
discrimination;  

 
3. It shall use the Premises in compliance with all other requirements 

imposed by or pursuant to 49 CFR Part 21, Nondiscrimination in Federally-Assisted Programs of 
the Department of Transportation Effectuations of Title VI of the Civil Rights Act of 1964, and 
as that regulation may be amended; and 

 
4. Lessee further agrees promptly to provide the Airport, upon written 

request by the Airport, such information the Airport is required to obtain from Lessee to show 
compliance with applicable nondiscrimination laws.    
 
36. PRIOR AND COLLATERAL AGREEMENTS 
 

This Agreement shall constitute the entire Agreement between the parties and no other 
stipulation, agreement or understanding, written or oral, expressed or implied of the parties 
hereto or of their agents, relating to the lease and use of the Premises demised herein, shall limit 
or modify its terms. This Agreement shall, as of the commencement date hereof, cancel and 
supersede all prior agreements, written or oral, expressed or implied, between the parties for the 
rights granted herein.  This Agreement shall not be subject to modification or change except by 
written instrument duly signed. 
 
37. SEVERABILITY 
 

If any term or provision of this Agreement shall to any extent be held invalid or 
unenforceable, the remaining terms and provisions of this Agreement shall not be affected 
thereby, but each term and provision of this Agreement shall be valid and be enforced to the 
fullest extent permitted by law. 

 
38. NON-WAIVER OF BREACH 
 

The waiving of any of the covenants of this Agreement by either party shall be limited to 
the particular instance and shall not be deemed to waive any other breaches of such covenants.  
The consent by the Airport to any act by Lessee requiring Airport’s consent shall not be deemed 
to waive consent to any subsequent similar act by Lessee. 
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39. SURVIVAL OF INDEMNITIES 
 
 All indemnities provided in this Agreement shall survive the expiration or any earlier 
termination of this Agreement.  In any litigation or proceeding within the scope of any indemnity 
provided in this Agreement, Lessee shall, at the Airport’s option, defend the Airport at Lessee’s 
expense by counsel satisfactory to the Airport.   

 
40. APPLICABLE LAW; VENUE; WAIVER OF TRIAL BY JURY 
 

  This Agreement, and the rights and obligations of the parties hereto, shall be construed 
and enforced in accordance with the laws of the State of Washington.  Jurisdiction and venue for 
any action on or related to the terms of this Agreement shall be exclusively in either the United 
States District Court for the Eastern District of Washington at Spokane or the Spokane County 
Superior Court for the State of Washington, and the parties irrevocably consent to the personal 
jurisdiction of such courts over themselves for the purposes of determining such action and 
waive any right to assert a claim for inconvenient forum.  In any action on or related to the terms 
of this Agreement, the parties (for themselves and their successors and assigns) hereby waive 
any right to trial by jury and expressly consent to trial of any such action before the court. 
 
41. NOTICES 

 
All payments, demands and notices required herein shall be deemed to be properly served 

if personally delivered, or if sent by overnight courier or certified mail with postage prepaid, to 
the last address furnished by the parties hereto.  Until hereafter changed by the parties, in 
writing, notices shall be addressed as follows:  
 

AIRPORT: Properties & Contracts Director 
  Spokane Airport  

9000 W. Airport Drive, Suite 204 
Spokane, WA 99224 
 

LESSEE: ________________________ 
________________________ 
________________________ 

 
The date of service of such notice shall be upon personal delivery, one (1) day after such 

notice is deposited with reliable overnight courier or three (3) days after such notice is deposited 
in a Post Office of the U.S. Post Office Department.  

 
42. TIME OF ESSENCE 
 

It is mutually agreed that time is of the essence in the performance of all covenants and 
conditions to be kept and performed under the terms of this Agreement. 
 
43. RELOCATION 
 

It is agreed that the Airport may require the relocation of Lessee and substitution of    
premises other than the Premises demised in the event that the Airport, in its sole opinion or 
upon receipt of an order or notice of the Federal Aviation Administration, determines such 
relocation and substitution is necessary for the orderly expansion and development of Felts Field 
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facilities or compliance with FAA rules or directives.  Such relocation shall be comparable to the 
existing facility and at a location determined by the Airport.  
 
44. SURRENDER OF POSSESSION: DISPOSITION OF BUILDINGS AND     
            IMPROVEMENTS 
 
 In the event this Agreement is terminated due to default by Lessee or upon expiration of 
the initial term of this Agreement or any exercised renewal period as outlined in Article 1 – 
TERM, Paragraph B, Lessee shall, upon transfer of ownership of the improvements constructed 
or installed on the Premises to the Airport, remove all of its property defined as trade fixtures or 
personal property from the Premises and surrender the entire possession of its rights to the 
Airport.  The Airport, at its option, reserves the right to enter into a new Agreement, or reject 
ownership and require that all buildings and improvements, including foundations, footings and 
wall slabs, with the exception of taxiways, be removed within one hundred twenty (120) days of 
the termination date; provided, however, that Lessee shall be granted a three (3) month 
extension, without penalty, upon showing of good cause for delaying the removal of the building 
and improvements.  Airport shall notify Lessee of its intent within sixty (60) days of the 
cancellation or expiration. 
 
45. FORCIBLE DETENTION 
 
 Should the Lessee continue to occupy the leased Premises after the forfeiture, expiration 
or cancellation of this Agreement, such tenancy shall be on a month to month basis and may be 
terminated at the sole discretion of the Airport, but in all other respects be in accordance with the 
applicable provisions of this Agreement. 
 
46. PARAGRAPH HEADINGS 

 
Paragraph headings contained herein are for convenience in reference only, and are not 

intended to define or limit the scope of any provisions of this Agreement. 
 

 IN TESTIMONY WHEREOF, witness the signature of the parties hereto the day and 
year first above written. 
 

SPOKANE AIRPORT BOARD: 
 
 
______________________________________ 
By: Lawrence J. Krauter  
      Chief Executive Officer 
Date: _________________________________ 

APPROVED AS TO FORM: 
 
 
__________________________________ 
Brian M. Werst 
General Counsel 
Date: _____________________________ 

 
 
LESSEE 
 
 
_______________________________________ 
Title: __________________________________ 
Date: __________________________________ 

 

 



_______

S ota,w

_______

—ttuc fIfl— Request for Proposals — Aeronautical Land for Lease

EXHIBIT E
(MINIMUM STANDARDS)

Enclosed in this Exhibit you will find the current “Minimum Standards for CommerciaL
Aeronautical Activities and Aircraft FueLing on Felts Field Airport” as adopted by the
Spokane Airport Board on September 22, 2010.
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_ffITç fItD—LI Request for Proposals — Aeronautical Land for Lease

EXHIBIT F
(FELTS FIELD COVENANTS, CONDITIONS & RESTRICTIONS (CC & R’s)

Attached are the current Covenants. Conditions & Restrictions as adopted by the Spokane
Airport Board on December 18, 1996.

NOTE: CC&R’s are in the process of being updated.
A copy of the Amended CC&R’s will be posted to the
Airport’s website on June 29, 2017.
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