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ITEM#: 29 
DATE: 03-22-22 

 
COUNCIL ACTION FORM 

 
SUBJECT: SALE OF AIRPORT PROPERTY TO MULMAC LLC (FOR SIGLER, 

AMES) 
 
BACKGROUND: 
 
On January 14, 2020, City Council approved the sale of 1101 Aviation Way to Mulmac 
LLC, the current land lessee for that property. The operating business on the property is 
Sigler Companies. The agreed upon price includes the present value of the lease rights 
through June 30, 2047, the value of the land, and the improvements made on the property 
per the developer’s agreement. The total sale price for this property is $2,838,250. The 
staff report detailing how this price was established has been attached for reference 
(Attachment 1). 
 
Staff has verified that this land was not acquired with federal funds., Therefore, the City 
is not required to follow the Federal Aviation Administration (FAA) process for the sale of 
this land. 
 
The subdivision creating and preparing the lot for sale and establishing new street right-
of-way for Aviation Way was approved by City Council on September 14, 2021. A public 
hearing regarding the sale was held on March 8, 2022. The sale closing date has been 
set for April 1, 2022. An agreement to sell the property has been signed by Mulmac 
(Attachment 2).  
 
Land leases are a critical revenue generating activity for the Airport. To ensure the 
solvency of the Airport’s operating budget after this sale, staff will invest the 
proceeds from the sale and transfer an annual amount equal to the lease payment 
schedule (Attachment 3) as operating revenue for the airport. This will make sure 
the current revenue structure of the Airport is maintained into the future. 
 
ALTERNATIVES:  
 

1. Approve the sale of Airport property at 1101 Aviation Way to Mulmac LLC with a 
closing date of April 1, 2022. 
 

2. Direct staff to make modifications to this timeline. 
 
CITY MANAGER’S RECOMMENDED ACTION: 
 
Selling the property at 1101 Aviation Way to Mulmac, LLC (Sigler) will ensure the ongoing 
revenues for Airport Operations. It will also eliminate the Airport’s future responsibility in 
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2047 to take over the Sigler industrial building, which at that point would be 50 years old. 
That is an activity/property that the Airport is not well-positioned to market or maintain.  
 
Therefore, it is the recommendation of the City Manager that the City Council adopt 
Alternative No. 1, as noted above.  



ITEM #: 47 
DATE: 01/14/20 

 
 

COUNCIL ACTION FORM 
 
SUBJECT: REQUEST FROM SIGLER COMPANIES TO PURCHASE AIRPORT 

PROPERTY AND BUY OUT REMAINDER OF LEASE/DEVELOPER 
AGREEMENT FOR 3100 S. RIVERSIDE DRIVE 

 
BACKGROUND: 
 
On September 20, 2019, Chris Eggert, representing the Sigler Companies, wrote a letter 
to the Mayor and City Council requesting to buy out the remainder of their lease, purchase 
the land at 3100 S. Riverside Drive from the Airport, and amend the development 
agreement for the property that states that the buildings and all improvements on the 
property revert to City ownership at the conclusion of the lease on June 30, 2047. The 
letter is attached.  
 
The Airport property being leased by Sigler is at 3100 S. Riverside Drive (see attached 
map) and was originally created as part of a Development Agreement with Vantage 
Enterprises, LLC, in May of 1997. The agreement had a 50-year lease term beginning on 
May 27, 1997, which was sublet to VisionAire to build single-engine jet aircraft. Since that 
time, the lease has changed ownership two times from Vantage Enterprises, LLC to 
Dayton Park, LLC, in September of 2004 who sublet the building to Clarion Technologies. 
Finally, it was sold to Mulmac, LLC in April of 2007. Mulmac, LLC, is leasing the space to 
Sigler Companies, Inc. 
 
FAA REQUIREMENTS: 
 
When an Airport is considering the sale of high-value property, defined as $1,000,000 or 
higher, the FAA requires a minimum of two (2) appraisals by certified land appraisal 
companies and an independent third-party review of the two appraisals. The Airport 
owner must use the higher valuation of the two as a starting point for the negotiation of 
the sale. Generally, it is the Airport’s responsibility to justify to FAA that the release of 
Airport property (a one-time cash sale) is more beneficial than the long-term revenue-
generating potential of keeping it as part of the Airport. Therefore, before the purchase 
can be approved, staff will need to provide the justification to the FAA for its 
approval. 
 
AIRPORT LAND APPRAISALS: 
 
The City solicited quotes from multiple land appraisals firms in Iowa that meet FAA’s 
standards. On November 30, 2018, the first appraisal was completed by Nelsen Appraisal 
Associates (NAA), Inc. of Urbandale, Iowa. On March 15, 2019, the second appraisal was 
completed by Commercial Appraisers of Iowa (CAI), Inc. of West Des Moines, Iowa. It 
should be noted before the final purchase agreement can be approved, a third-
party appraisal review must be performed.  
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Below is a summary of the two appraisals: 
 
Property Value (Land, Buildings, 
and Improvements) 

Commercial 
Appraisals of Iowa 

Nelsen Appraisal 
Associates 

Value as of June 30, 2047 $5,030,000 $3,050,682 
Present Value  $1,420,000 $1,315,000 
   
Property Value (Land Only)   
Land ($/SF) $1.80 $1.60 
Land (12.75 ac) $999,720 $888,640 
Rounded to (x$1,000) $1,000,000 $889,000 
   
The table above shows that the CAI appraisal is the higher of the two evaluations 
and must be used as the basis for the price negotiation per FAA regulations. FAA 
will require that the property be sold for no less than highest present value of the 
two appraisals, which is currently estimated to be $1,420,000. 
 
CITY VALUATION OF THE SALE: 
 
For the City to be made whole by a potential sale of the leased property at 3100 S. 
Riverside Drive there are three considerations; 1) the value of the lease and payments to 
the Airport operating fund, 2) the value of the land, and 3) the value of the improvements 
made on the land (two buildings and pavement) as part of development agreement. 
 
Value of Lease: 
The buy out of the lease in the appraisal (using CAI’s numbers) assumes a private sector 
discount rate of 7.25%. However, the City, as a public agency, cannot reinvest the money 
at that rate. Finance staff indicated that potential interest rates could be invested at 
approximately 2.28%. 
 
A more appropriate method would be to look at the present value of the lease payments 
using the 2.28% rate, which is shown in the table below: 
 

     Rent Per  Number  Total     PV of  
 Year   Acre  of Acres Rent  PV Factor  Cash Flow  

FY 2020 $4,463 12.75 *$28,452 100.0% $28,452 
FY 2021 $4,597 12.75 $58,612 97.8% $57,305 
FY 2022 $4,734 12.75 $60,359 95.6% $57,698 
FY 2023 $4,877 12.75 $62,182 93.5% $58,116 
FY 2024 $5,023 12.75 $64,043 91.4% $58,521 
FY 2025 $5,173 12.75 $65,956 89.3% $58,925 
FY 2026 $5,329 12.75 $67,945 87.3% $59,349 
FY 2027 $5,489 12.75 $69,985 85.4% $59,768 
FY 2028 $5,653 12.75 $72,076 83.5% $60,182 
FY 2029 $5,823 12.75 $74,243 81.6% $60,609 
FY 2030 $5,997 12.75 $76,462 79.8% $61,029 
FY 2031 $6,177 12.75 $78,757 78.0% $61,460 
FY 2032 $6,363 12.75 $81,128 76.3% $61,899 
FY 2033 $6,554 12.75 $83,564 74.6% $62,336 



FY 2034 $6,750 12.75 $86,063 72.9% $62,769 
FY 2035 $6,953 12.75 $88,651 71.3% $63,215 
FY 2036 $7,161 12.75 $91,303 69.7% $63,655 
FY 2037 $7,376 12.75 $94,044 68.2% $64,105 
FY 2038 $7,597 12.75 $96,862 66.6% $64,554 
FY 2039 $7,825 12.75 $99,769 65.2% $65,009 
FY 2040 $8,060 12.75 $102,765 63.7% $65,468 
FY 2041 $8,302 12.75 $105,851 62.3% $65,931 
FY 2042 $8,551 12.75 $109,025 60.9% $66,394 
FY 2043 $8,808 12.75 $112,302 59.5% $66,865 
FY 2044 $9,072 12.75 $115,668 58.2% $67,334 
FY 2045 $9,344 12.75 $119,136 56.9% $67,807 
FY 2046 $9,624 12.75 $122,706 55.6% $68,282 
FY 2047 $9,913 12.75 $126,391 54.4% $68,765 
*Partial Year   $2,414,300  PV Lease=   $1,725,802 

 
Value of Land: 
Staff agrees with the CAI appraisal of the land at $1 million dollars as shown below: 
 
Property Value (Land Only) CAI Appraisal  
Land ($/SF) $1.80  
Land (12.75 ac) $999,720  
Rounded to (x$1,000) $1,000,000  
 
Value of Buildings & Improvements: 
As stated in the Background section of this report, the buildings (improvements) are set 
to revert to City (Airport) ownership at the end of the lease term on June 30, 2047. 
Agreements such as the one that was created with Vantage Enterprise, LLC (VisionAire) 
are common for Airports. This provision was included in the 1997 agreement because the 
FAA prohibits general private development on Airport property unless, at some point, it 
becomes a permanent part of the Airport itself or the Airport is compensated for the use 
of its property. 
 
However, staff would consider it a liability for the Airport if the City would have to take 
back ownership of the manufacturing/warehouse building (101,447 SF). This structure 
was designed for manufacturing purposes and not for Airport hangar storage; therefore, 
it is unlikely the City could get a positive net operating revenue from that building without 
finding another manufacturing tenant to lease the property. Therefore, the City would 
consider the warehouse building to have zero value, if not negative, due to the high-
risk of potential maintenance and utility costs of a building that size.  
 
However, the 15,120 SF airplane hangar building (Sigler is currently using the 
building for storage) does have long-term value to the Airport. The CAI appraisals 
show that the current depreciated value of the hangar to be $112,448, and the full 
replacement value (new) is $675,000. 
 
To summarize, the City will need to consider the sale of the property and lease buy out, 
while ensuring that the Airport can justify to the FAA that the sale is more beneficial than 
retaining the revenue-generating property in perpetuity. To do this, the estimated Fair 



Market Value from the appraisals should be reconciled with the City’s actual potential for 
long-term use and re-investment strategy. A summary of potential purchase price 
calculations is provided below: 
 

 City of Ames 
(Option 1) 

City of Ames 
(Option 2) 

Lease Buy Out $1,725,802 $1,725,802 
Land Value $1,000,000 $1,000,000 
Buildings $112,448 $675,000 

 $2,838,250 $3,400,802 
 
Under Option 1, using a conservative cash flow estimate, the City could reinvest 
the total estimated payment amount of $2,838,250 and then pay the Airport 
operating budget an annual amount equal to the remaining lease payment 
schedule. At the end of the current lease term on June 30, 2047, it is estimated that 
there will be a significant amount of the original principle remaining. Staff believes 
Option 2 is not appropriate since it effectively requires Sigler to pay full new replacement 
value for a 20 year old hangar building. 
 
ALTERNATIVES:  
 

1. Agree that the City is willing to sell the land and buildings (includes the 
deprecated value of a new 15,000 SF hangar) to Mulmac, LLC, for $2,838,250 
and direct staff to work with City Attorney to: 

a. Draft an amendment to the development agreement. 
b. Draft an amendment to the land lease (setting an end date). 
c. Draft an agreement to purchase the property. 
d. Conduct the third party review of the two appraisals. 
e. Work with the FAA to obtain approval of the sale. 

 
2. Agree that the City is willing to sell the land and buildings (includes the full value 

of a new 15,000 SF hangar) to Mulmac, LLC, for $3,400,802 and direct staff to 
work with City Attorney to: 

a. Draft an amendment to the development agreement. 
b. Draft an amendment to the land lease (setting an end date). 
c. Draft an agreement to purchase the property. 
d. Conduct the third party review of the two appraisals. 
e. Work with the FAA to obtain approval of the sale. 

 
3. Reject the request to buy Airport property, thereby directing staff to maintain the 

current lease and development agreement. 
 
CITY MANAGER’S RECOMMENDED ACTION: 
 
The leased property on the Airport at 3100 S. Riverside was created over 23 years ago 
under significantly different financial conditions than what the Airport (and the market) is 
facing today. The two buildings on the property were originally constructed for the 



manufacturing a single engineer jet and were not designed to serve Airport users, which 
is the primary purpose of the Airport itself.  
 
There appears to be several benefits from selling the property that will result in a “win/win” 
situation for the City and Sigler Companies.  
 

Risk Avoidance 
The current agreement designates that the City will have ownership of the 
buildings once the lease terminates. If vacant, the City would be at risk to find a 
new tenant who would be willing to pay the projected lease payment along with the 
property taxes. By selling the building to the Sigler Companies, the City would 
avoid a future economic risk. 

 
Operational Revenue 
The annual lease payments are currently transferred to the Airport operating 
budget to help reduce any property tax support for this facility.  With the sale that 
is being proposed, the proceeds can be deposited in a reserve account and annual 
payments that are equivalent to the current lease schedule can be made to the 
Airport operating budget.  In this way the revenue stream can be maintained. 

 
Compatibility With Airport Operations 
An advantage to owning the property and improvements is the fact that the City 
can assure that the use does not interfere with the operations of the Airport.  This 
protection can still be achieved with the requirement that an Avigation Easement 
be place on the property. 

 
In addition, it is important to note that the Airport Master Plan has historically shown 
the lease parcel at 3100 S. Riverside Drive as being a “non-aeronautical use,” 
meaning it is not needed for the service or operation of aircraft. Therefore, it should 
not have any negative impacts to the Airport by selling the property. 

 
Property Taxes 
Currently, the City receives tax revenue from the tenant.  If the City takes 
ownership of the property and cannot rent the facilities, no tax revenue would be 
received.  In addition, purchasing the property may facilitate future expansion of 
Sigler’s operations at this site, resulting in an incremental increase in tax revenue. 

 
Sigler has indicated to staff that they support the approach and dollar amount 
described in Alternative 1. At this time, staff cannot identify all the legal or 
regulatory steps that might ultimately be needed to complete this transaction. 
Therefore, the City Manager recommends that the City Council adopt Alternative 
No. 1, directing staff to move forward with an approved conceptual approach to the 
sale for $2,838,250, and work with the City Attorney and the FAA to complete all 
necessary documents before bringing back this issue for final City Council 
approval. 
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EXH.T C -RENT SCHEDUL. 

(50 Years: July 1, 1997 through June 30, 2047) 

7/1/24 - 6/30/25 $5,173 

7/1/25- 6/30/26 $5,329 

711126- 6/30127 $5,489 t· , 
7/1197- 6/30/98 $100 

711/98 - 6/30/99 $100 
7 I 1/2 7 - 6/30128 $5,653 

711/99 - 6/30/00 $100-
7/1/28- 6/30/29 $5,823 

711100- 6/30/01 $100 
711/29- 6130/30 $5,997 

711/01- 6/30/02 $100 
7/1/30- 6/30/31 $6,177 

7/1/02- 6/30/03 $2,700 
711/31- 6/30/32 $6,363 

7/1/03 - 6/30/04 $2,781 
711/32- 6/30/33 $6,554 

711/04- 6/30/05 $2,864 
7 I l/33 - 6/30/34 $6,750 

7/l/05- 6/30/06 $2,950 
7/l/34- 6/30/35 $6,953 

7/l/06- 6/30/07 $3,039 
7/1/35- 6130/36 $7,161 

7/l/07- 6/30/08 $3,130 
7/1/3 6 - 6/3 0/3 7 $7,376 

7/1/08- 6/30/09 $3,224 
7/l/37- 6/30/38 1-- $7,597 

7/l/09- 6/30/10 $3,321 
7/1/38- 6/30/39 $7,825 

7/l/10- 6/30/11 $3,420 
7/l/39- 6/30/40 $8,060 

7/1/ll - 6/30/12 $3,523 
7/l/40- 6/30/41 $8,302 

7/1/12- 6/30/13 $3,629 
7/l/41- 6/30/42 $8,55 1 

7/l/13- 6/30/14 $3,737 
7/1/42- 6130/43 $8,808 

7/1/14- 6/30/15 $3,850 
7/l/43 - 6/30/44 $9,072 

7 Ill 15 - 6/30/16 $3,965 
7/1144- 6/30/45 $9,344 

7/1/16- 6/30/17 $4,084 
7/1/45 - 6130/46 $9,624 

7/l/17- 6/30/18 $4,207 
7/1/46- 6/30/47 $9,913 

7 I 1118 - 6/3 0/19 $4,333 

7 /l/19 - 6/30/20 $4,463 

7/1/20- 6/30/21 $4,597 

7 I 1/21 - 6/30/22 $4,734 

7/1/22- 6/30/23 $4,877 

7/l/23- 6/30/24 $5,023 
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