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17 September, 2010 
 
 
Mr. Mike Fortino 
HQ AFSVA/SVXFC  
2261 Hughes Ave, Suite #156 
Lackland AFB TX 78235-9852 
 
 
Dear Mr. Fortino: 
 
In accordance with your request, we have prepared this report containing our 
findings, conclusions, and recommendations regarding the proposed construction 
of a new privately owned vehicle (POV) car wash at Spangdahlem Air Base.  
This report reflects the results of our fieldwork performed in May 2010.  We are 
not responsible for events that occur subsequent to that date. This report 
includes our findings from a market analysis, which assessed the operating 
potential of the proposed project. In addition, this report includes 
recommendations for the optimal sizing, configuration, and scope of the 
proposed improvements. 
 
As outlined in our proposal, the scope of our work for this engagement included 
site and market analyses, existing facilities analysis, historical operations 
analysis for all programs and departments within the activity, projections 
prospective utilization and financial analysis, facility recommendations and 
costing, and investment analysis utilizing standards developed by the U.S. Air 
Force. 
 
We would be pleased to hear from you if we can be of further assistance in the 
interpretation and application of our findings and conclusions.  We express our 
appreciation to you, the United States Air Force Services Agency, and the 
personnel at Spangdahlem Air Base for the assistance extended to us during the 
course of our engagement. 
  
Please do not hesitate to contact us should you have any comments or 
questions. 
 
           Yours Sincerely, 
 
     PKF Consulting 
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PROJECT VALIDATION ASSESSMENT SUMMARY 
BASE/LOCATION: Spangdahlem AB, Germany AFBCIF#:  130021
PROJECT TITLE: Construct New – POV Car Wash

ORIGINAL PROJECT PROPOSAL
The original project request, as outlined in the DD Form 1391 (dated May 2009) addressed the construction of a news POV car 
wash comprised of four self-help bays, including three covered bays and one uncovered bay for larger vehicles, four covered 
vacuum station parking slots and four covered detailing parking slots. The project scope includes an appropriate foundation, 
footings, structural frame and roofing system. The project scope also includes all plumbing, sewer connections and piping, an 
oil/water separator with coalescer unit, a water-recycling unit, drainage, parking and driving pavements, landscaping, utilities and 
necessary support. The total estimated project cost is $572,000 including design and environmental compensation fees but not 
including $150,000 in equipment from other (non-NAF) appropriations.  

PROJECT SCOPE ORIGINAL 
BASE REQUEST PVA PROPOSAL 

AFH 32-1084 AUTHORIZATION:  
SIZE/NUMBER:   ADDITIONS:
PARAGRAPH:  RENOVATIONS:
TABLE:  NEW: 16,140 SF 29,570 SF

PROJECT COST
CONSTRUCTION (Including RPIE): $495,000 $759,000
CONSTRUCTION CONTINGENCY (5%):  $25,000 38,000
SIOH (6.5 %):  $34,000 $52,000
SUBTOTAL: $554,000 $849,000
DESIGN FEES (10 %): $18,000 $80,000
DESIGN MANAGEMENT FEE (2.5 %) 0 $20,000
EQUIPMENT FROM OTHER APPROPRIATIONS $150,000 $0
ENVIRONMENTAL STUDIES: $0 $25,000
TOTAL PROJECT COST:  $973,800
     TOTAL PROJECT COST (rounded up to nearest 000’s): $722,000 $974,000
ATFP COSTS N/A N/A
TOTAL PROJECT COST WITHOUT ATFP COSTS: $722,000 $973,800
TOTAL PROJECT COST W/O ATFP COSTS (rounded):  $722,000 $974,000
APF COMPANION PROJECT- COMPENSATION FOR IMPERVIOUS AREA $0 $75,000

FINANCIAL DATA
RATE OF RETURN (RoR): 10.6%
PAYBACK: 11 years
NET PRESENT VALUE (NPV): $505,700
COST PER CUSTOMER: $58.89 ($973,758 / 16,535 customers)
COMPANION APF PROJECT COST: N/A
FOREIGN CURRENCY EXCHANGE RATE: 0.7959

EXISTING FACILITY DATA
 
DESCRIPTION/SIZE FACILITY # 

TYPE 
CONSTRUCTION 

FACILITY 
AGE 

CE CONDITION 
CODE 

4-Bay Self –Help Car Wash  Bldg 121 N/A 1995 / 15 
years old 2 

MARKET DATA
NEAREST CITY/POPULATION:                Bitburg, Germany/12,875 (2008 Statistical Offices of the German States)
DISTANCE FROM BASE (in miles):  11
DRIVING TIME FROM BASE (in minutes):  20
NEAREST OFF-BASE COMPETITION (in minutes): 5
AMOUNT OF COMPETITION (within 20 min): ON BASE: 1 OFF BASE: 2 

ADDITIONAL INFORMATION
The POV car wash now located at Bitburg Annex, which is the self-help car wash predominantly utilized by the 
authorized user population, is scheduled to cease operations as that base closes in FY13, if not sooner. The proposed 
facility, similar in scope to the existing car wash at Bitburg Annex, will effectively relocate and replace the existing car 
wash facility to Spangdahlem AB. The recommended scope of this project also includes an APF companion project to 
compensate for the adverse environmental effects of enlarging the impervious surface area of the Base that will result 
from the construction of this project. 



 

 

PROJECT VALIDATION ASSESSMENT SUMMARY 
BASE/LOCATION: Spangdahlem AB, Germany AFBCIF #: 130021
PROJECT TITLE:  Construct New – POV Car Wash

PROJECT OPTIONS CONSIDERED
OPTION 1: ORIGINAL BASE REQUEST – NEW CONSTRUCTION
The original project request, as outlined in the DD Form 1391 (dated May 2009), addressed the construction of a new POV 
car wash comprised of four self-help bays, including three covered bays and one uncovered bay for larger vehicles, four 
covered vacuum station parking slots and four covered detailing parking slots. The project scope occupies a total area of 
16,140 SF including an appropriate foundation, footings, structural frame and roofing system. The project scope also 
includes all plumbing, sewer connections and piping, an oil/water separator with coalescer unit, a water-recycling unit, 
drainage, parking and driving pavements, landscaping, utilities and necessary support. The proposed site is located on a 
currently unimproved parcel abutting building 562 and an automatic car wash (operated by AAFES) to the south. The total 
estimated project cost estimated by the Base is $572,000 including design and environmental compensation fees but not 
including $150,000 in equipment from other (non-NAF) appropriations. We concur with most elements of the Base request, 
given our opinion that; there will be a valid market need for a self-help POV car wash when the existing car wash at Bitburg 
Annex closes and the proposed location offers the greatest potential for revenue generation. However, the scope developed 
by PKFC for the area that the proposed car wash will occupy is significantly larger than that put forth in the Base request, as 
will be described further in Option 4. As such, this option is not recommended.  
OPTION 2: STATUS QUO 
If no new POV car wash facility is constructed, the authorized user population will continue to utilize the existing self-help 
POV car wash at Bitburg Annex until the facility closes in FY13 (or sooner). Authorized users may also utilize the automatic 
POV car wash (operated by AAFES) at Spangdahlem AB and, to far lesser extents, will wash POVs in private driveways 
and/or will utilize car wash facilities in the local economy. However, after the closure of the existing POV car wash at Bitburg 
Annex, authorized users will cease to have an on-base self-help option for washing POVs. Our market research has 
indicated such an amenity is in great demand. Thus, its absence would under serve the user population and would 
represent an unexploited business opportunity. As such, this option is not recommended. 
OPTION 3: NEW CONSTRUCTION AT ALTERNATIVE SITE
This option would involve a similar or identical facility scope to the proposed by the Base, constructed at an alternative 
location. Two alternative locations for the proposed facility were identified by Base CE, including one location on the driving 
track adjacent to building 250 and one location on an unimproved parcel abutting building 500 to the southwest. While both 
of these locations appear logistically viable, neither is optimal for revenue generation due to their locations away from the 
high-traffic/high-visitation area of the Base, where the recommended site is located. In addition, neither alternative site 
offers significant construction cost savings as compared to the recommended site. Thus, it is PKFC’s opinion that neither of 
these two identified alternative sites is the optimal location for the proposed POV car wash. Given these considerations, this 
option is not recommended. 
OPTION 4: MODIFIED BASE REQUEST – NEW CONSTRUCTION WITH LARGER SCOPE 
This option would involve the same site requested by the Base, but in terms of square footage, constitutes a significantly 
larger scope, of approximately 29,570 square feet of paved surface. Like the Base request, PKFC’s recommendation for 
new POV car wash comprises four self-help bays, including three covered bays and one uncovered bay for larger vehicles, 
four covered vacuum station parking slots and four covered detailing parking slots. The project scope includes an 
appropriate foundation, footings, structural frame and roofing system. The project scope also includes all plumbing, sewer 
connections and piping, an oil/water separator with coalescer unit, drainage, parking and driving pavements, landscaping, 
utilities and necessary support. The proposed site is located on a currently unimproved parcel abutting building 562 and an 
automatic car wash (operated by AAFES) to the south. The total estimated project cost estimated by PKFC is $973,758 
including design fees, but excluding an estimated APF companion project cost of $75,000 for environmental compensation 
for the expansion of impervious area on the Base. The primary factor determining the larger scope recommended by PKFC 
is the necessity for more space to allow orderly queuing and more space to allow for the maneuvering of POVs. PKFC 
recommends this scope because; there will be a valid market need for a self-help POV car wash when the existing car wash 
at Bitburg Annex closes; the proposed location offers the greatest potential for revenue generation; the proposed scope 
best serves the user population and supports revenue generation; and, the projected income stream from the project as 
recommended a financial rate of return sufficient for validation. This is the recommended option. 
PUBLIC-PRIVATE VENTURE (PPV) ASSESSMENT: 
This option does not present a potential benefit to the installation.  Due to the lower than average price points of a military 
car wash operation and (relatively) low return on investment this option would most likely not be attractive to a private sector 
partnership. 
RATIONALE FOR RECOMMENDED OPTION:  
The recommended scope best satisfies the market demand, both now and in the foreseeable future, based on findings from 
market research, surveys, interviews, and personnel data.  Historical operations data, consumer preference analysis, and 
market research indicate a strong demand for a continued POV car wash operation, sized and sited as recommended.  The 
recommended project should ensure the needs of authorized users will continue to be met into the foreseeable future. 
RATIONALE FOR RECOMMENDED SITING: The recommended site is located in the area of the Base which is anticipated 
to receive relatively high levels of POV traffic and, relative to alternative locations, represents the most convenient location 
for authorized users. Thus, from a locational standpoint the recommended site maximizes the operation’s revenue potential. 



 

 

SUMMARY:  
The existing facility is scheduled for return to the host nation in FY13, if not sooner, contingent on the closure of the Bitburg 
Annex (approximately 11 miles form the Base) where it is located. The proposed project ensures that an on-base, self-help 
POV car wash facility—which market research has shown is in demand—will remain available to the authorized user 
population following the closure of the existing facility. 
REPORT SUBMITTED BY:  PKF Consulting DATE: 17 September, 2010 
HQ AFSVA/SVXF POC:  Mr. Mike Fortino DSN #: 969-7284 



 

 

PROJECT VALIDATION ASSESSMENT SUMMARY 
BASE/LOCATION: Spangdahlem AB, Germany AFBCIF #: 130021
PROJECT TITLE:  Construct New – POV Car Wash

FINANCIAL ANALYSIS SUMMARY 
The following comments summarize the utilization assumptions over the projection period.   

 The Bitburg Annex car wash facility (until its closure at the end of FY13), and later upon opening, the Spangdahlem 
self-help POV car wash will be operated by a professional management team with expertise in operations of car 
wash facilities and services. 

 Our estimates for revenues are based on the continued commitment to provide quality facilities and competent 
service at the Bitburg Annex, and later, the Spangdahlem self-help POV car wash. 

 The Bitburg Annex POV car wash will close at the end of FY13 and the subject proposed car wash at Spangdahlem 
AB will open at the beginning of FY14. 

 The scope developed for this facility includes a total of four self-help car washing bays, including three covered bays 
and one uncovered bay for larger vehicles, four covered car vacuum station parking slots and four covered car 
detailing parking slots. 

 The authorized user population at Spangdahlem Air Base will remain relatively stable over the projection period. 
 Expenses will generally follow inflationary trends over the projection period. Reflecting historical experience, activity 

revenues including fees and charges related to car wash and vacuuming will not be directly impacted by inflation. 
Rather, these revenues will be impacted primarily by periodic pricing adjustments. Pricing is projected to remain 
nominally unchanged for car washing and vacuuming from FY10 through FY13. 

 The car wash maintenance contract’s conversion rate will be reset in FY11 and thereafter from $1US : €0.7500 to  
$1US : €0.7959, the effective conversion rate on the final day of our fieldwork, May 20, 2010. 

 The terms of the maintenance contract in place as of 1 July 2009 pertaining to the services rendered by the 
contractor and the fixed and variable components of the compensation schedule (in current-value 2010 $) will 
remain in place indefinitely. 

 Consumer behavior with regard to the average durations of car washing, at an estimated 13.5 minutes per wash, 
and car vacuuming, at an estimated eight minutes per vacuum, will remained unchanged throughout the projection 
period. 

 PKF Consulting has not audited historical financial statements and utilization statistics.  We have assumed the 
information provided to be true and correct. 

 
The following comments summarize the revenue/expense assumptions over the projection period. 
  

 In FY10, revenues and expenses are projected to generally follow year-to-date trends. Revenues in the FYTD10 
were negatively impacted by the particularly harsh winter experienced in the local area, causing revenues to decline 
by approximately 30 percent compared with the same FYTD09. Through the remainder of the year warmer weather 
should, to a degree, offset this early decline, leading to overall annual FY10 revenue at approximately 19 percent 
below that experienced in FY09. Material related expenses will be influenced by a combination of FYTD10 trends 
and a projected rebound in utilization through the remainder of the year. Thus, overall FY10 material related 
expenses are projected at approximately four percent below the level experienced in FY09. 

 In FY11 through FY13, financial performance is projected to be dictated by successive five percent annual declines 
in pump hours. These declines in utilization reflect the continuing divesture from Bitburg Annex and are projected to 
lead to annual five percent declines in revenue. Declining utilization will also apply downward pressure on variable 
operating expenses, most notably the variable component in the car wash maintenance contract.  However, 
operating expenses will continue to be impacted by inflationary growth. 

 Upon opening in FY14, the new car wash will begin to record labor as an operating expense. Personnel expenses 
will include wages and benefits equal to nine labor hours per week for NA-4 level maintenance personnel and 2.5 
labor hours per week for NF-2 administrative personnel. Overall annual personnel expenses are projected to 
approximate $8,000, expressed in current-value 2010 dollars, and are projected to grow with inflation. 

 Upon opening in FY14 and thereafter, the new car wash will decrease the wash duration per $0.25 from 45 seconds 
to 40.5 seconds, thus effectively increasing the average revenue per wash from an estimated $4.50 to $5.00. 

 Upon opening in FY14 and thereafter, the new car wash will decrease the vacuum duration per $0.25 from 120 
seconds to 96 seconds, thus effectively increasing the average revenue per vacuum from an estimated $1.00 to 
$1.25.  

 Upon opening in FY14 and thereafter, material related supply expenses are projected to equal 3.2 percent of 
revenues. 

The following table summarizes our assumptions regarding annual utilization and pricing over the projection period 2010 
through 2018. 
 



 

 

 
 
INVESTMENT RETURNS: 

RATE OF RETURN (RoR): 10.6% 
PAYBACK: 11 years 
NET PRESENT VALUE (NPV): $505,700 
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I-1 
 

INTRODUCTION 
 
PKF Consulting (“PKFC”) was engaged by the HQ Air Force Services Agency to 
conduct a project validation assessment study for a proposed new self-help POV car 
wash facility at Spangdahlem Air Base.  The primary purpose of this study is to validate 
the need for the requested improvements, to validate all associated project costs, and to 
measure the expected financial benefits and projected return on investment. 
 
PKFC relied on a four-phased process as outlined below.  The four phases include site 
and market research, market/utilization analysis, facility design/costing, and an 
investment analysis.  
 

 Phase I:  Site and Market Research:  The purpose of this phase is to gather all 
required market, operational, and architectural data germane to the study.  In this 
process, PKFC performs all required on-site research including an historical 
operations analysis, analysis of Base proposal (DD Form 1391), existing facilities 
and site evaluation, market area analysis, and competitive environment analysis. 

 Phase II:  Market/Utilization Analysis:  This phase of our research is designed to 
identify, quantify, and qualify the required scope of operations for the proposed 
facilities.  Research in Phase II includes a detailed market opportunity analysis 
and a prospective utilization analysis for the first five years of operation of the 
proposed facility.  The results of our analysis in this phase form the basis for the 
development of a preliminary design (and scope) for the proposed facilities. 

 Phase III:  Facility Design/Costing:  The purpose of the facility design and costing 
phase is to develop detailed site and facility concept recommendations and, 
based on this information, prepare a preliminary cost estimate for the proposed 
project.  Work steps in this phase include site analysis and selection, preliminary 
facility programming, development of conceptual diagrams for the proposed site 
and facilities, and preparation of a project cost estimate.  This cost information 
forms a critical component of the subsequent financial impact analysis. 

 Phase IV:  Investment Analysis:  The final phase of the needs assessment 
process is the investment analysis.  This analysis is especially critical for 
Category C Services facilities, which must meet certain financial self-sufficiency 
criteria.  In this phase, PKFC develops a five-year prospective financial analysis 
for the proposed facility and, based on the results of this analysis and the project 
cost estimates, completes an investment analysis utilizing various investment 
criteria. 

 
The report that follows documents our findings and recommendations in response to the 
requirements of this project. 
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EXECUTIVE SUMMARY 
 
Please Note: Project validation and subsequent project approval and funding are 
contingent upon the Installation Commander and MAJCOM/A1 acceptance of and 
commitment to the following assumptions and development of an operational 
plan to implement same, as indicated by their signature and acceptance of the 
PVA Final Report. 
 
Our assumptions and limiting conditions regarding this report are delineated below.  The 
principal findings from our interviews and other fieldwork, in-house analysis, and the 
resultant conclusions are presented in the following paragraphs. Our assumptions 
include: 
 

 The Bitburg Annex car wash facility (until its closure at the end of FY13), and 
later upon opening, the Spangdahlem self-help POV car wash will be operated 
by a professional management team with expertise in operations of car wash 
facilities and services. 

 Our estimates for revenues are based on the continued commitment to provide 
quality facilities and competent service at the Bitburg Annex, and later, the 
Spangdahlem self-help POV car wash. 

 The Bitburg Annex POV car wash will close at the end of FY13 and the subject 
proposed car wash at Spangdahlem AB will open at the beginning of FY14. 

 The scope developed for this facility includes a total of four self-help car washing 
bays, including three covered bays and one uncovered bay for larger vehicles, 
four covered car vacuum station parking slots and four covered car detailing 
parking slots. 

 The authorized user population at Spangdahlem Air Base will remain relatively 
stable over the projection period. 

 Expenses will generally follow inflationary trends over the projection period. 
Reflecting historical experience, activity revenues including fees and charges 
related to car wash and vacuuming will not be directly impacted by inflation. 
Rather, these revenues will be impacted primarily by periodic pricing 
adjustments. Pricing is projected to remain nominally unchanged for car washing 
and vacuuming from FY10 through FY13. 

 The car wash maintenance contract’s conversion rate will be reset in FY11 and 
thereafter from $1US : €0.7500 to  $1US : €0.7959, the effective conversion rate 
on the final day of our fieldwork, May 20, 2010. 

 The terms of the maintenance contract in place as of 1 July 2009 pertaining to 
the services rendered by the contractor and the fixed and variable components of 
the compensation schedule (in current-value 2010 $) will remain in place 
indefinitely. 

 Consumer behavior with regard to the average durations of car washing, at an 
estimated 13.5 minutes per wash, and car vacuuming, at an estimated eight 
minutes per vacuum, will remained unchanged throughout the projection period. 

 PKF Consulting has not audited historical financial statements and utilization 
statistics.  We have assumed the information provided to be true and correct. 
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The original project request, as outlined in the DD Form 1391 (dated May 2009), 
addressed the construction of a new POV car wash comprised of four self-help bays, 
including three covered bays and one uncovered bay for larger vehicles, four covered 
vacuum station parking slots and four covered detailing parking slots. The project scope 
occupies a total area of 16,140 SF including an appropriate foundation, footings, 
structural frame and roofing system. The project scope also includes all plumbing, 
sewer connections and piping, an oil/water separator with coalescer unit, a water-
recycling unit, drainage, parking and driving pavements, landscaping, utilities and 
necessary support. The proposed site is located on a currently unimproved parcel 
abutting building 562 and an automatic car wash (operated by AAFES) to the south. 
The total Base-estimated project cost is $572,000 including design and environmental 
compensation fees but not including $150,000 in equipment from other (non-NAF) 
appropriations.   
 
The rationale for the replacement project was based on the upcoming closure of the 
existing self-help POV car wash facility at Bitburg Annex, approximately 11 miles from 
the Base. This POV car wash located at Bitburg Annex is the self-help car wash 
predominantly utilized by the authorized user population. The proposed facility, similar 
in scope to the existing car wash at Bitburg Annex, will effectively relocate and replace 
the existing car wash facility to Spangdahlem AB. 
 
PKFC concurs with most but not, all, elements of the Base request. Our market 
research has indicated a valid market need for a self-help POV car wash when the 
existing car wash at Bitburg Annex closes. The proposed location offers the greatest 
potential for revenue generation amongst several other potential alternative sites and is 
considered far superior to the location of the existing facility in terms of convenience to 
users. However, the scope developed by PKFC for the area that the proposed car wash 
will occupy is significantly larger than that comprising the Base request. As such, the 
project scope comprising the Base request is not recommended. 
 
Best design practices dictate that the entry to the car wash be located directly across 
from the medical clinic access drive.  Additionally, it is desirable to locate the facility 
proximate enough to the Shoppette so that foot traffic is encouraged, increasing 
convenience to users.  The longer, and therefore higher square footage arrangement, 
accomplishes both goals and decreases cross circulation between the queuing space 
and the vacuuming / detailing area.   The turning radius required for emergency vehicle 
turnaround also drives the size of the paved space surrounding the car wash. 
 
PKFC’s recommendation of a modified Base request includes a scope occupying a total 
area of 29,570 SF including an appropriate foundation, footings, structural frame and 
roofing system. The project scope also includes all plumbing, sewer connections and 
piping, drainage, an oil/water separator with coalescer unit, parking and driving 
pavements, landscaping, utilities and necessary support. The car wash scope is 
comprised of four self-help bays, including three covered bays and one uncovered bay 
for larger vehicles, four covered vacuum station parking slots and four covered detailing 
parking slots. The proposed site is located on the same unimproved parcel as proposed 
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in the Base request, abutting building 562 and an automatic car wash (operated by 
AAFES) to the south.  
 
Given these considerations, we believe this option best satisfies the needs of the 
authorized user population and provides a sufficient financial rate of return for 
validation. The total project cost as independently estimated by PKFC is $973,758 
including design fees, but excluding an estimated APF companion project cost of 
$75,000 for environmental compensation for the expansion of impervious area on the 
Base. The results of the investment analysis indicated that the proposed NAF project 
would achieve payback in 11 years with a return on investment (ROI) of approximately 
10.6 percent. 
 
Detailed descriptions of our market area analysis, facility recommendations and costing, 
prospective utilization and financial analysis, and investment analysis are presented in 
the following report.   
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EXISTING FACILITY AND SITE ANALYSIS 
 
INTRODUCTION 
 
The physical characteristics of the existing facilities available for self-service car 
washing at Spangdahlem Air Base were studied with respect to their ability to meet the 
needs of the Base both now and in the future. Existing facilities were examined and 
evaluated to determine their usefulness and appropriateness.  The Facility Director 
along with his staff, Base Services, and Base Civil Engineering staff were interviewed 
for information regarding the status of available car wash facilities. 
 
GENERAL DESCRIPTION 
 
The main Spangdahlem AB installation currently does not have a self-serve car wash 
facility. The existing self-help car wash (building 121) is located outside of the main 
Base enclosure, at Bitburg Annex, which is located approximately 11 miles to the west. 
Bitburg Annex is presently utilized predominately as a housing center. 
 
Below is a general location map that illustrates the geographic location of Spangdahlem 
AB within the greater region.   
 
 

 
Figure III-1 

 
The map on the following page illustrates the general layout of the Base, with a small 
insert illustrating the Bitburg Annex.  
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Figure III-2 
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LOCATION AND SITE CHARACTERISTICS 
 
Spangdahlem Air Base is located in the Eifel Mountain region in southwestern 
Germany, near the border of Luxembourg. The Base occupies approximately two 
square miles and contains over 500 buildings.  The Base, like the region, is 
characterized by gently rolling hills.  Spangdahlem Air Base lies approximately 11 miles 
west and slightly north of Bitburg Annex. The drive from the Base to the Annex is a 
roughly 20-30 minute trip, depending on weather and traffic conditions. 
 
BUILDING AND SITE CONDITIONS  
 
The self-help car wash located at Bitburg Annex is comprised of three covered bays and 
one uncovered bay for larger vehicles.  A covered area with four vacuum machines is 
also present.  Queuing space between the wash bays and the access road is limited, 
and staff reports that cars back up into the road during peak use times. Maneuvering 
space is also somewhat constraining for larger vehicles. (See Figures III-3, III-4, III-5 
and III-6)   

 

 

 

 

 

Figure III-3 Figure III-4 
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Figure III-7 shows the self-service instruction and payment kiosk at the Bitburg facility. 
The facility is equipped with a bill changer, as indicated by figure III-8.  
 
There is also an automatic car wash, operated by AAFES, available within the main 
enclosure of the Base.  This facility is a single-bay car wash, as shown in figure III-9 on 
the following page. 

 

 

 

 

Figure III-7 Figure III-8

 

 

 

 

Figure III-5 Figure III-6 
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Figure III-9 
 
The physical conditions of both the self-help car wash facility at Bitburg Annex and the 
automatic car wash facility on the Base are good. However, according to management, 
the self-help car wash is subject to intermittent wear and tear, which causes a degree of 
business interruption and necessitates occasional corrective maintenance.  
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Existing Site and Facility Photos 
Figure Captions 
 

Figure VIII-1 Aerial of Germany locating Spangdahlem AB.  Inset of the 
Eifel Region, showing Spangdahlem AB location.  Ref: 
Google Earth 

 
Figure VIII-2  Spangdahlem AB Map Ref: U.S. Air Force  
 
Figure VIII-3  Bitburg Annex car wash facility 
 
Figure VIII-4   Typical car wash bay at Bitburg AB 
 
Figure VIII-5 Four bay configuration showing large vehicle bay 

(uncovered), and three covered wash bays at Bitburg car 
wash 

 
Figure VIII-6  Canopy over vacuuming spaces at Bitburg facility 
 
Figure VIII-7  Signage / instructions at Bitburg facility 
 
Figure VIII-8  Signage / instructions at Bitburg facility 

 
Figure VIII-9  AAFES car wash facility at Spangdahlem AB 
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INTRODUCTION 
 
In an effort to gain an understanding of the current level of demand, operating 
requirements, and other relevant characteristics of the existing self-help POV car wash 
facility at Bitburg Annex—considered relevant given its utilization by the subject 
authorized user population—PKFC conducted an analysis of historical utilization and 
financial performance. This analysis enabled us to understand trends that have 
occurred within the activity, and to establish a base from which estimates of future 
utilization and operational requirements could be made.   
 
The following paragraphs summarize our key findings with regard to the historical 
operating performance of the Bitburg Annex POV car wash. The financial statements 
analyzed in this report were provided by the Force Support Squadron and have been 
reformatted into a one-page exhibit, but have not been audited by PKFC.  As such, we 
cannot take responsibility for their accuracy or completeness. 
 
HISTORICAL OPERATING ANALYSIS 
 
According to Base officials, the Bitburg Annex self-help POV car wash was constructed 
in 1997. The car wash operates unattended, though on a daily basis maintenance such 
as trash removal and administrative work such as income collection and bookkeeping 
occurs. The car wash is located approximately 11 miles west of the Base via highway B-
50, an approximately 15 to 20 minute drive. While a dwindling portion of the Base 
population resides at Bitburg Annex and there are a number of facilities, such as a 
commissary and BX, which are utilized by nearly the entire Spangdahlem AB 
population, the car wash is relatively isolated from high concentrations of authorized 
user traffic. That is, unless users pass the car wash in the context of a larger commute 
or in conjunction with another activity located at Bitburg Annex, users must make single-
purpose (to wash/vacuum their POVs) drives of significant distances to reach its 
location. 
 
The Bitburg Annex car wash offers two primary services: self-help car washing and self-
help car vacuuming. 
 
As of May 20, 2010, pricing for car washing and car vacuuming is as follows: 
 

 Self-Help Car Wash:  $0.25 per 45 seconds 
 Self-Help Car Vacuum:  $0.25 per 120 seconds 

 
According to Base officials, these prices have remained unchanged since 2006. 
 
Utilization of the Bitburg Annex car wash can be most directly measured in terms of 
pump-hours, the number of hours that the washing wand in each of the four car wash 
bays is utilized. Historical pump-hour trends over the FY06 to FY09 period are 
illustrated in the following graph. 
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Annual Car Wash Pump-Hours - Bitburg Annex
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As the graph indicates, pump-hours were relatively stable in FY06 and FY07, increasing 
slightly by 20 pump-hours to 3,159 hours in FY07. However, pump-hours declined by 
28.2 percent in FY08, to 2,268, before holding relatively stable in FY09 at 2,253 hours. 
The significant pump-hour decline in FY08 can be attributable in part to the declining 
population of Bitburg Annex, but the facility has also been reportedly been subject to 
periodic business interruption due to equipment failure over the past several years. 
 
Further insight can be gained into the utilization of the car wash through analysis of 
seasonal demand trends. The following graph illustrates historical pump-hour trends 
over the FY06 to FY09, broken into fiscal quarters. 
 

Quarterly Car Wash Pump-Hours - Bitburg Annex FY06 - FY09

0

200

400

600

800

1000

1200

Oct-Dec Jan-Mar Apr-Jun Jul-Sept

FY 06 FY 07 FY 08 FY09  
 Source: 86th FSS 
 



HISTORICAL OPERATIONS ANALYSIS 
 

IV-3 

As the graph indicates, pump-hours peak in the moths of April through June, while the 
lowest demand period occurs in October through December (though in FY 08 pump-
hours reached a minimum in the January through March period). The peak April through 
June demand period may be attributed to several factors. First, warmer, more amicable 
weather returns to the area at this time, facilitating outdoor activities such as car 
washing. Second, the spring pollination season, when flowering plants expel pollen 
spores into the air, results in repetitive, heavy dustings of pollen onto exposed surfaces, 
including POVs, prompting more frequent washing. 
 
Vacuum utilization is measured most directly by the number of quarters ($0.25) 
collected as payment. Vacuum utilization is impacted by seasonal trends similar to 
those affecting car wash utilization. 2009 quarterly vacuum utilization are illustrated in 
the following graph. Note the PVA team was only provided with calendar year 2009 and 
calendar year to date April 2010 statistics for vacuum utilization. 
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As the graph confirms, car vacuum utilization peaks in the fairer spring and summer 
months, and is lower in the fall and winter. 
 
On a per-use basis, utilization data is less definitive. As will be discussed in the later 
Consumer Preference Research section of this report, the PVA team endeavored to 
gain insight into consumer behavior through focus groups and a survey. While the 
survey was widely responded to, focus groups were less well-attended and thus less 
useful as a means of defining consumer behavior. However, the survey and modest 
focus group input we did receive enabled us to make reasonable inferences regarding 
per-use utilization characteristics, as follows: 
 

 The estimated average price paid per car wash approximates $4.50. Therefore, 
and based on the car wash pricing scheme, the average car wash duration is 
13.5 minutes. 
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 The estimated average price paid per car vacuum approximates $1.00. 
Therefore, and based on the car vacuum pricing scheme, the average car 
vacuum duration is 8 minutes. 

 
These utilization inferences, combined with historical pump-hour and wash pricing data, 
enable us to deduce utilization in terms of average car washes per day and per year 
over the past three fiscal years 2007 through 2009, as demonstrated in the following 
table. 

 
FY 2009

Pump-Hours 3,159         2,268         2,253           
Wash Revenues 63,180$     45,360$     45,060$       

Average Rev/Wash 4.50$         4.50$         4.50$           
Average Minutes/Wash 13.5           13.5           13.5             
Washes Per Year 14,040       10,080       10,013         
Washes Per Day 38.5           27.6           27.4             

FY 2007 FY 2008

 
 
As the table indicates, with minutes per car wash remaining constant and pump-hours 
declining over the three-year period, the number of car washes per day and per year 
has declined. The number of washes per day is estimated to have declined from 38.5 in 
FY07 to 27.4 in FY09. The number of washes per year is estimated to have declined 
from 14,040 in FY07 to 10,013 in FY09. 
 
In a similar fashion, these utilization inferences, combined with historical car wash 
revenue and vacuum pricing data, enable us to deduce utilization in terms of average 
car vacuums per day and per year over the past three fiscal years 2007 through 2009, 
as demonstrated in the following table. 
 

 
 
As the table indicates, vacuum revenues over the historical period can be calculated by 
subtracting car wash revenues from total revenues. With minutes per car vacuum 
remaining constant and vacuum revenues declining over the three-year period, the 
number of car vacuums per day and per year has declined. The number of vacuums per 
day is estimated to have declined from 44.8 in FY07 to 24.7 in FY09. The number of 
vacuums per year is estimated to have declined from 16,339 in FY07 to 9,031 in FY09. 
 
Operating revenues are discussed in greater detail in the remainder of this section. 
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HISTORICAL FINANCIAL ANALYSIS 
 
The Bitburg Annex self-help car wash operates as a department within the 
Spangdahlem Arts & Crafts Center/Auto Hobby Shop. All of the car wash’s operating 
revenues are classified as fees and charges, which are considered activity revenues. 
These fees and charges are supported exclusively by fees for washing and vacuuming. 
Car washing is the leading revenue generator, contributing 83 percent of total operating 
revenue in FY09. Vacuuming accounted for the remaining 17 percent of total operating 
revenues in FY 09. 
 

 
Sources of Revenue – FY09 

Self-Help POV Car Wash – Bitburg Annex, Spangdahlem AB 
 

Car Wash
83%

Car Vacuum
17%

 
Source:  Spangdahlem AB Services; Compiled by PKF Consulting 

 
The results of our historical financial analysis indicate that the overall operations of the 
car wash have historically been healthily profitable, both before and after deductions for 
depreciation. 
 
Fees and charges at the car wash decreased by 32.0 percent from FY07 to FY09, from 
$79,519 to 54,091. In FYTD10, fees and charges have decreased by 29.8 percent from 
the comparable period in FY09, from $30,137 to $21,159. This year-to-date decline is in 
part attributable to the particularly harsh winter experienced in the local area, which 
discouraged outdoor activities such as car washing. 
 
Operating expenses for the car wash include personnel, material related, and other 
operating expenses. 
 
Personnel expenses, historically related to maintenance staff wages, payroll taxes, and 
benefits, were only registered in FY09. Reportedly, these personnel expenses were 
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related to a minor maintenance project that was undertaken by personnel employed by 
Spangdahlem AB. In FY09, personnel expenses totaled $107, reflecting the minor 
nature of the maintenance project. Historically, the car wash has required approximately 
20 NAF labor hours per week to empty trash, collect revenues and perform 
administrative tasks.  However, the NAF labor expenses for these activities were 
absorbed by the Arts & Crafts/Auto Hobby Shop’s administrative operating expenses. 
Thus, the true labor cost for the car wash has not historically been reflected in its 
operating statements. 
 
Material related expenses include expenses for operating supplies, maintenance and 
repair, and other minor miscellaneous expenses. The car wash operates with a 
maintenance contract for the upkeep and repair of the facility. The contract, issued by 
52nd Contracting Squadron to Nilfisk-Alto and included in the addenda to this report, 
stipulates the contractor to fulfill the following services: 
 

“All labor, material, equipment, parts and transportation required to 
provide a full service contract for one car wash facility consisting of 
four (4) individual carports” 

 
The compensation paid to the contractor that is stipulated in the contract includes a 
fixed amount and a variable amount based on car wash utilization. The compensation 
rates are reproduced as follows: 
 
Price per carport per month: € 125.00 
 
Price per operating hour: € 2.40 
 
Thus, the contract stipulates a fixed fee of € 6,000 (4 carports x € 125.00 per carport x 
12 months). The contract’s variable fee is based on total operating hours. The 
conversion rate utilized for the contract was 0.75 € : $1. The contract is year-to-year and 
the current agreement was made effective as of 1 July, 2009. 
 
Material related supply expenses include expenditures on operating supplies such as 
de-icing salt, garbage disposal bags and other miscellaneous operating items. There 
expenses have remained relatively stable over the previous three years, between 
$2,570 and $3,475. As a percentage of operating revenue, these expenses have 
ranged between 3.2 percent and 6.4 percent. In FYTD10, these expenses have 
decreased by 5.7 percent from the comparable period in FY09. 
 
Other material related expenses have decreased by 100 percent since FY07, when 
expenses in this category were $4,808, equivalent to 6.0 percent of revenues. 
 
Other operating expenses are very minor and include accounting for cash 
overage/shortage. In FY07 there was no expense in this category, while in FY08 there 
was an $11 credit and in FY09 there was a $4 expense. In FYTD10 there is a $4 
expense in this category. 
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Thus, total operating expenses decreased by 27.2 percent from FY07 to FY09. As a 
percentage of total revenues, operating expenses has ranged between 30.3 percent 
and 32.5 percent. In FYTD10, total operating expenses have decreased by 15.8 percent 
from the comparable period in FY09, though have increased as a percentage of 
revenue, from 34.5 percent to 41.3 percent. Resultant cash flow from operations before 
depreciation ranged from 67.5 percent to 69.7 percent of operating revenues from FY07 
to FY09 and declined to 58.7 percent in FYTD10 from 65.5 percent in the comparable 
period in FY09. 
 
Depreciation for the accrued degradation of capital assets represented between 37.1 
percent and 202.2 percent of operating revenues from FY07 to FY09. Depreciation was 
relatively stable at roughly $30,000 from FY07 to FY 08, before increasing to 109,360 in 
FY09. This jump in depreciation can be attributed to an accounting audit that uncovered 
approximately $100,000 in assets to which depreciation had been unapplied since 
1997. To remedy the error, the full accrued amount of depreciation was applied in FY09. 
Predictably, depreciation has declined by 98.5 percent in FYTD10 from the comparable 
period in FY09 and is anticipated to revert to historical levels through the remainder of 
the year 
 
Non operating income includes miscellaneous income and expenses not directly related 
to the operation of the car wash. No non-operating income was recorded in FY07 
through FYTD10, though there was a non-operating expense of $397 in FY07 and of 
$674 in FY08. 
 
Thus, net operating income adjusted for depreciation (NIAD) ranged from a low of 
$36,536 to a high of $55,006, or between 67.5 percent and 69.2 percent of operating 
revenues. However, NIAD has been in declining since FY07, by 33.6 percent overall, 
due to declining demand as the Bitburg divesture has progressed. In FYTD April 2010 
NIAD is approximately 37.2 percent below that experienced over the comparable period 
in FY09; though at $12,412, it is sufficient to indicate another year of likely profitability in 
FY10. A summary financial operating statement for the car wash is located at the end of 
this section. 
 
The following page presents summary historical financial operating results for the 
Bitburg Annex self-help POV car wash for the period FY 2007 to FY 2009 and FYTD 
April 2009 and 2010. 
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H-4 Car Wash Bitburg % Change % Change
Dollars Rev % Dollars Rev % Dollars Rev % 06 - '09 Dollars Rev % Dollars Rev %

Revenues
Activity Revenues

Fees & Charges 79,519$        100.0% 57,071$        100.0% 54,091$        100.0% -32.0% 30,137$      100.0% 21,159$     100.0% -29.8%

Expenses
Personnel

NAF Payroll -$              0.0% -$              0.0% 100$             0.2% n/a 54$             0.2% -$           0.0% -100.0%
FICA Tax -$              0.0% -$              0.0% 8$                 0.0% n/a 4$               0.0% -$           0.0% -100.0%
   Subtotal Payroll -$              0.0% -$              0.0% 107$             0.2% n/a 58$             0.2% -$           0.0% -100.0%

Material Related
Supply 2,570$          3.2% 2,429$          4.3% 3,475$          6.4% 35.2% 2,304$        7.6% 2,173$       10.3% -5.7%
Maintenance & Repair 16,738$        21.0% 14,204$        24.9% 13,968$        25.8% -16.5% 8,025$        26.6% 6,570$       31.1% -18.1%
Other Material Related 4,808$          6.0% 1,200$          2.1% -$             0.0% -100.0% -$           0.0% -$           0.0% n/a
   Subtotal Material Related 24,116$        30.3% 17,833$        31.2% 17,444$        32.2% -27.7% 10,329$      34.3% 8,743$       41.3% -15.4%

Other Operating Expenses
Cash Overage/Shortage -$              0.0% (11)$              0.0% 4$                 0.0% n/a -$           0.0% 4$              0.0% n/a

Total Expenses 24,116$        30.3% 17,822$        31.2% 17,555$        32.5% -27.2% 10,387$      34.5% 8,747$       41.3% -15.8%

Operating Results Before Depreciation 55,403$        69.7% 39,248$        68.8% 36,536$        67.5% -34.1% 19,750$      65.5% 12,412$     58.7% -37.2%

Depreciation 29,527$        37.1% 31,434$        55.1% 109,360$      202.2% 270.4% 75,547$      250.7% 1,129$       5.3% -98.5%

Non Operating Income -$              0.0% -$              0.0% -$             0.0% n/a -$           0.0% -$           0.0% n/a
Non Operating Expense 397$             0.5% 674$             1.2% -$             0.0% -100.0% -$           0.0% -$           0.0% n/a

Adjusted Net Income (NIAD) 55,006$        69.2% 38,574$        67.6% 36,536$        67.5% -33.6% 19,750$      65.5% 12,412$     58.7% -37.2%

Unaudited Financial Operating Statement FY 2007 - FYTD April 2010
Bitburg Annex Self-Help POV Car Wash -- Spangdahlem AB

FYTD Apr 10FYTD Apr 09FY 2008FY 2007 FY 2009
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INTRODUCTION 
 
This section of the report provides a general overview of the local market area from 
demographic, geographic, and competitive environment perspectives. The information 
contained in this overview serves as a basis for identifying market characteristics that 
could impact the future operating potential of the car wash operation. 
 
GEOGRAPHIC ANALYSIS 
 
Spangdahlem AB is a United States Air Force Base located near the small German 
town of Spangdahlem, near the city of Trier and the German border with Luxembourg, 
in Rhineland-Palatinate. The Base is home to 52nd Fighter Wing (FW), which supports 
the Supreme Allied Command Europe with mission-ready personnel and systems 
providing expeditionary air power. The wing also supports contingencies and operations 
other than war. The 52nd FW maintains, deploys and employs F-16CJ and A/OA-10 
aircraft and TPS-75 radar systems in support of NATO and the national defense 
directives. The base was constructed between 1951 and 1953 at a cost of roughly $27 
million using French and German contractors, working under the supervision of the 
French government. The initial USAF military presence began on 1 September 1952. 
 
Spangdahlem AB is supported by the Bitburg Annex, a former operational U.S. Air Base 
which since 1994 has been utilized primarily for its housing and support facilities, 
including a high school, commissary, BX and hospital. The two installations are located 
approximately 11 miles from each other. Bitburg Annex is the location of the existing 
self-help POV car wash. 
 
Spangdahlem AB is a major source of direct and indirect employment and income for 
the local economy. Trier, the oldest city in Germany, is located approximately twenty 
minutes from Spangdahlem. Trier was established in 16 BC as the administrative capital 
of the Roman Empire’s northern region. Nearby towns such as Speicher, Quint, Dezem, 
Ehrang, and Wittlich are also former Roman settlements. The Mosel River, central to an 
important wine growing region, flows nearby. 
 
Spangdahlem AB lies in the southwestern portion of the country in the German state of 
Rhineland-Palatinate, proximate to the borders of Belgium, Luxembourg, and France. 
Initially one of the poorer regions, Rhineland-Palatinate is today the state with 
Germany’s largest export quota and serves as headquarters for Europe’s largest 
chemical corporation, BASF. Although one of the smaller German states, Rhineland-
Palatinate also contains more than two-thirds of all vineyards in Germany. 
 
The climate is generally cool. Light rain and fog are common. The temperature in winter 
remains near freezing, while summer temperatures hover between the 60s and upper 
70s. The average annual precipitation is approximately 27 inches, and the region 
receives approximately 12 inches of snow annually. Fog and low cloud ceilings, 
especially in the winter, can make driving hazardous. This part of Germany receives an 
average of 100 days of sunshine per year.  
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The following map indicates the relative location of the Base within the surrounding 
region. 
 

 
 
Spangdahlem AB is primarily accessed via highway A-60, which extends southeast 
from the French border past Spangdahlem before connecting with highway A-1 near 
Wittlich. 
 
DEMOGRAPHIC OVERVIEW 
 
The following demographic information established the base from which demand 
estimates for car wash operations have been determined. 
 
According to the statistics provided by Spangdahlem AB, a total of 5,570 active duty 
personnel are stationed at Spangdahlem AB, including 5,020 enlisted and 550 officers. 
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The Base population also includes a total of 910 retired military, 28 reserve/ANG 
personnel, 250 DOD civilian employees, 4,367 NAF, AAFES, Foreign National and GSU 
employees, and 5,410 dependents. 
 

 
Estimated Market Population = 16,500 (rounded) 

Spangdahlem AB 
 

Dependents
32.7%

NAF/AAFES/ 
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Source:  Spangdahlem AB; PKF Consulting 

 
Spangdahlem AB also has 62,050 Temporary Duty (TDY) visitor days each year. 
Therefore, visiting officers, airmen and other authorized personnel increase the base 
population by a daily average of 170 personnel. 
 
The Spangdahlem 2015 Plan is a major capital project aimed at managing the divesture 
from Bitburg Annex and supporting the mission at Spangdahlem AB by consolidating 
facilities at Spangdahlem. The initiative was formulated in response to the gradual draw-
down of operations at the former Bitburg Air Base (now Bitburg Annex), which ceased 
flight operations in 1994. 
 
The termination of Bitburg flying operations was not a BRAC initiative and therefore 
BRAC funding was not available for consolidation or remaining community support 
functions at Spangdahlem. At the time of closure of the operational side of Bitburg, real 
estate and funding was not available to duplicate the required facilities at Spangdahlem. 
Therefore, a long term consolidation plan was initiated, now known as the 2015 Plan. 
 
To support the consolidation, 121 acres bordering the Base’s northwestern edge were 
purchased in 2002, followed by another 169 acres purchased in 2007. A total of $274 
million in new construction is included in the expansion that will take place within these 
290 acres, scheduled for completion in FY12. The timing, location and component costs 
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of this new construction is illustrated in the following exhibit, which focuses on the 
northwest parcels purchased in 2002 and 2007. 
 

 
Source: 52nd Fighter Wing; reproduced from original presentation dated 9 March, 2010 
 
As will be discussed later in this report, the proposed site for the new POV car wash is 
located next to the existing AAFES automatic car wash, just south of a planned athletic 
field which is part of the expansion plan. In the above diagram, the proposed site is 
identified by the yellow dot near the center. 
 
Thus, the site where the proposed new car wash is located, already a high vehicular 
traffic area, will experience significant further traffic growth as the 2015 Plan is 
completed. The area of the Base surrounding the proposed site includes the access 
road to the Base’s main gate and will be populated by several existing and to-be-
constructed facilities which will receive regular visitation by the majority of the Base 
authorized user population. These facilities include the existing AAFES gas 
station/shoppette (building 560) and the to-be-constructed BX and commissary. 
In recent years, the extension of the A-60 highway through the area and divesture from 
Bitburg Annex have resulted in a general, gradual shifting of the Base population away 
from points southwest of the Base, towards points north and also east and west along 
A-60. This trend should be affected by the housing expansion to occur between now 
and FY2015, with the net effect being a greater population concentration on the Base 
itself. The population segments at Spangdahlem AB are expected to remain relatively 
stable through FY15. The following exhibit illustrates the composition of the total 
population (estimated 16,945) affiliated with the installation. 
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COMPETITIVE ENVIRONMENT ANALYSIS 
 
In an effort to identify future competition for the proposed self-help POV car wash, 
PKFC conducted a thorough review of the car wash facilities currently available in the 
local area. PKFC identified several off-base, and one on-base, car wash facilities that 
can be considered relevant in terms of the competitive market within which the subject 
proposed car wash will compete. Based on an inspection of competitive facilities and 
the results of our demand research, we evaluated the competitive supply, as discussed 
in the following paragraphs. However, it is important to note that, due primarily to 
disparities in price positioning and target markets, the extent to which the proposed car 
wash will materially compete with other car washes is limited. In general, the proposed 
car wash will be priced significantly below off-Base competitors and will offer a product 
differentiated from the on-Base competitor. 
 
On-Base Competition 
 
AAFES operates an automatic car wash that is located adjacent to the subject proposed 
car wash’s site. The facility has one automatic wash bay. The facility is unattended, and 
operates on a 24-hour basis. Given that there is one wash bay, the PVA team typically 
observed a standing queue of one to three cars while observing the operation. 
 
Pricing is based on the wash services included in various wash packages, as follows: 
 

Wash Package Price
Pre- 
Wash

Primary 
Wash

Bug 
Remover1

Undercarriage 
Wash

Wheel 
Wash

High-
Gloss Wax

Foam 
Wax

Blow 
Dry

Deluxe Wash $11.95 x x x x x x x
Super Wash $9.95 x x x x x x
Wash & Wax $7.95 x x x x x x
Comfort Wash $5.95 x x x x x
Fast Wash $3.95 x x
Pick-Up Wash2 $5.45 x x x x x
Luggage/Ski Rack Wash3 $4.95 x x x x x
1Summer Only 2Does not wash inside of truck bed 3Does not wash roof
Source: PKF Consulting  

 
As the table indicates, car wash prices range from $3.95 for a standard wash and blow 
dry to $11.95 for pre-wash, primary wash, bug remover, undercarriage wash, wheel 
wash, high-gloss wax and blow dry. 
 
As an automatic car wash, the AAFES facility provides the same end-product (a clean 
vehicle) as the proposed self-help car wash, though offers a substantially different user 
experience. The AAFES customer experience is passive. Customers drive their POVs 
into the wash bay, select the wash package, pay, and wait outside the facility until the 
wash cycle is complete. In contrast, the subject proposed self-help car wash’s customer 
experience is active. Customers drive their POVs into the wash bay, pay, and wash the 
vehicle themselves with the help of a wash wand. Thus, the delivery of the end-product 
offered by the two operations is significantly distinct. It is likely that most users strongly 
prefer either an active or passive experience, though the preferences of some users 
may be less firmly held. In this respect, the AAFES car wash is not considered to be 
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directly competitive with the subject proposed car wash, though in our opinion the level 
of competition is material. 
 
It is conceivable that the proximity of the two facilities may lead to instances of cross-
patronization. For example, a less partisan user may balk a long queue at one car wash 
to patronize the other car wash (assuming the queue is significantly shorter) in the 
interest of time. Similarly, a user may wash his/her POV at one facility, but utilize the 
other facility’s vacuum. However, we note these instances are hypothetical and 
speculative in nature. 
  
The Auto Hobby Shop at Spangdahlem AB offers professional car wash services in its 
on-Base facility. Auto Hobby Shop technicians provide services designed to prepare 
POVs for shipping. These services include washing, engine and undercarriage steam 
cleaning, vacuuming and waxing and are priced at $90.00 for full-size cars and $100.00 
for vans, light trucks and SUVs. As this service is priced substantially above the subject 
self-help car wash and all other competitors, it is not considered to be materially 
competitive, though warrants mention in this report as a tangentially comparable 
service. 
 
Off-Base Competition 
 
PKFC identified two off-Base car washes in the local area. Both are self-help washes 
and both are located within 15 minutes of the Base’s Main gate. As compared to the 
subject proposed car wash, both offer similar products, but are priced significantly 
higher. 
 
The Shell service station in Herforst, approximately two miles from the Base’s main 
gate, has two self-help car wash bays and two car vacuum stations. The car wash sets 
prices in Euros and has a different pricing structure than the car wash at Bitburg Annex. 
However, the pricing equates to $0.47 per 45 seconds of washing; roughly double the 
price of the Bitburg Annex car wash. The price for vacuuming equates to $0.42 per 120 
seconds; 68 percent higher than the price for vacuuming at the Bitburg Annex facility. 
The customer instructions at this facility are presented in German. 
 
There is also a service station in Bitburg, approximately 11 miles from the Base’s main 
gate, which has 13 self-help car wash bays. Like the facility in Herforst, this car wash 
charges in Euros and has a different pricing structure than the car wash at Bitburg 
Annex. The pricing at this facility also equates to $0.47 per 45 seconds of washing. The 
customer instructions at this facility are presented in English. 
 
We also note that the Ford dealership in Binsfeld, approximately 2.5 miles from the 
Base’s main gate, previously had a commercial car wash operation. However, the car 
wash facility was adapted to another use and not replaced. 
 
The following map identifies the locations of the competitive car wash facilities in 
relation to Spangdahlem AB. 
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Map of Competitive Car Washes 
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CONSUMER PREFERENCE RESEARCH 
 

VI-1 

INTRODUCTION 
 
PKFC conducted both qualitative and quantitative consumer preference research in 
order to provide statistically valid, market driven data to the feasibility and 
design/construction process. As part of this research, we designed and administered 
consumer preference surveys to the Base population via a web-based survey. 
 
We also endeavored to conduct qualitative research in the form of focus group 
interviews with all major market segments comprising current and potential users of the 
existing and proposed car wash. The intended purpose of these group discussions was 
to obtain information regarding specific consumer attitudes, needs, and expectations. All 
focus group participants were to be selected randomly prior to the site visit, and each 
focus group was to be lead by an experienced PKFC focus group facilitator. However, 
participation in focus groups was voluntary and, while the focus groups were advertised 
ahead of time, participation was particularly low. Most focus groups went unattended, 
and only one focus group had more than two participants. Given the low level of 
participation, focus group research for this project is considered invalid due to statistical 
insignificance. As such, a focus group discussion has not been included in this report.  
 
SURVEY 
 
PKFC conducted an online survey of eligible users to gather quantitative consumer 
preference data.  The survey was delivered online using Qualtrics survey software.  
There were 1,091 completed surveys tabulated from eligible users, out of a total of 
1,169 surveys which were started, indicating a completion rate of approximately 93 
percent.  The full survey instrument and results are presented in the Addenda to this 
report. The following points represent the principal findings from our quantitative 
consumer research. 
 
Question 4. I am: 
 

Answer  Response % 

Active duty military 879 76% 

Spouse of active duty military 115 10% 

Dependent of active duty military 8 1% 

Active duty military married to an active duty military member 12 1% 

Retired military, now DoD civilian 22 2% 

DoD civilian employee 52 4% 

Spouse of DoD civilian employee 2 0% 

DoD civilian employee married to an active duty military member 17 1% 

NAF civilian employee 17 1% 

Spouse of NAF civilian employee 1 0% 

Retired military 7 1% 

Contractor 18 2% 

Other (please indicate in the space provided) 14 1% 

Total 1,164 100% 
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As indicated in the table, approximately 76 percent (879 respondents) are active duty 
military and 10 percent (115 respondents) are souses of active duty military. The 
remaining 14 percent of respondents include dependents, retired military, DoD 
employees, NAF employees, spouses, and contractors, with no particular constituent 
group comprising more than four percent of the sample. 
 
Q6. In relation to Spangdahlem Air Base, I reside: 
 

Answer  Response  % 

On base 143 12% 
Fewer than 15 minutes away 468 40% 
15-30 minutes away 467 40% 
31-45 minutes away 54 5% 
46-60 minutes away 16 1% 
More than 60 minutes away 16 1% 
Total 1,164 100% 

 
As indicated in the table above, approximately 12 percent of respondents live on-Base. 
Approximately 40 percent live within 15 minutes from the Base, while another 40 
percent live 15 to 30 minutes away. Thus, 92 percent of the survey sample lives within a 
half-hour of the Base. 
 
Q7. Please indicate which of the following describes your household's situation 
as it relates to POV's. 
 
Answer  Response  % 

Currently own or lease at least 1 POV 1,149 99% 
Do not currently own or lease any POV's, but plan to within the next 
three years 13 1% 

Do not currently own or lease any POV's, and do NOT plan to within 
the next three years 2 0% 

Total 1,164 100%
 
As indicated in the table above, approximately 99 percent of respondents own or lease 
at least one POV. 
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Q8. How many cars, sport utility vehicles (SUV's), light trucks, and recreation 
vehicles (RV's) does your household own or lease? 

 
Approximately 56 percent of respondents own or lease at least one car, 60 percent own 
or lease at least one SUV, 30 percent own or lease at least one light truck and five 
percent own or lease at least one RV. 
 
Q9. On average, how often do you wash each of the vehicles (by type) that your 
household owns or leases? (Please select "Not Applicable" if your household 
does not own or lease a particular vehicle type) 

    
Approximately 32 percent of car owners indicated they wash their cars once a month or 
less, while 68 percent indicated they wash their cars at least twice a month, including 33 
percent who wash at least three times per month. 
 
Approximately 34 percent of SUV owners indicated they wash their SUVs once a month 
or less, while 66 percent indicated they wash their SUVs at least twice a month, 
including 32 percent who wash at least three times per month. 
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Approximately 42 percent of light truck owners indicated they wash their light trucks 
once a month or less, while 58 percent indicated they wash their light trucks at least 
twice a month, including 24 percent who wash at least three times per month. 
 
Q11. If an on base POV car wash facility were developed, please indicate how 
often you would utilize each of the following types of car wash facilities on base. 
 

Question  Never 
Once a 
month or 

less 

Twice a 
month 

3 times a 
month 

4 times a 
month 

5 or more 
times per 
month 

At an on-Base self-
service facility 7% 25% 30% 17% 13% 8% 

At an on base 
unattended drive thru 
facility 

23% 33% 25% 10% 6% 3% 

At an on base 
attended full service 
facility 

33% 27% 21% 9% 6% 4% 

 
When asked about potential utilization of a new on-Base POV cash, seven percent 
indicated they would not utilize a self-service facility and 25 percent of respondents 
indicated they would utilize one once or less per month. Some 68 percent of 
respondents would utilize a self-service facility at least twice per month, including 30 
percent who would utilize it twice per month, 17 percent who would utilize it three times 
per month, 13 percent who would utilize it four times per month and eight percent who 
would utilize it five or more times per month. 
 
Q12. How much would you expect to pay for an on-Base self-service car wash, 
assuming a 5 minute cycle? 
 

$1.00 13%  $3.50 5% 
$1.50 11%  $4.00 9% 
$2.00 19%  $4.50 1% 
$2.50 10%  $5.00 14% 
$3.00 18%  Total 100%

 
Approximately 71 percent of respondents would expect to pay $3.00 or less for an on-
Base self-service car wash, assuming a five-minute wash cycle. 
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Q15.  Approximately how often (relative to getting a car  wash) would you utilize 
coin operated vacuum equipment at an on-Base POV car wash facility? 

Answer  % 

Never 4% 
Up to 25% of the time 18% 
25.00-49.99% of the time 17% 
50.00-74.99% of the time 21% 
75.00-99.99% of the time 14% 
Always 26% 
Total 100%

 
Approximately 61 percent of respondents indicated that they would utilize a coin-
operated vacuum at least half of the time they utilize an on-Base car wash and 26 
percent would utilize a vacuum each time. 
 
Q14.  How much would you expect to pay for on base coin operated vacuum 
equipment located at an on base POV car wash facility, assuming a 5 minute 
cycle? 

Answer  % 

$0.25 14% 
$0.50 29% 
$0.75 11% 
$1.00 24% 
$1.25 4% 
$1.50 8% 
$1.75 1% 
$2.00 6% 
$2.25 0% 
$2.50 3% 
Total 100%

 
Approximately 78 percent of respondents indicated that they would expect to pay $1.00 
or less for a coin-operated vacuum at an on-Base car wash, assuming a five-minute 
vacuum cycle. 
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INTRODUCTION 
 
Following our assessment of the Base proposal and market area, PKFC evaluated four 
project scenarios. The three primary alternatives considered included: 
 

 Option 1: Base Request – New Construction  
 Option 2: Status Quo; 
 Option 3: New Construction at Alternative Site 
 Option 4: Modified Base Request: New Construction with Larger Scope 

(Recommended Option) 
 

OPTION 1: Base Request – New Construction 
 
The original project request, as outlined in the DD Form 1391 (dated May 2009), 
addressed the construction of a new POV car wash comprised of four self-help bays, 
including three covered bays and one uncovered bay for larger vehicles, four covered 
vacuum station parking slots and four covered detailing parking slots. The project scope 
includes an appropriate foundation, footings, structural frame and roofing system. The 
project scope also includes all plumbing, sewer connections and piping, an oil/water 
separator with coalescer unit, a water-recycling unit, drainage, parking and driving 
pavements, landscaping, utilities and necessary support. The proposed site is located 
on a currently unimproved parcel abutting building 562 and an automatic car wash 
(operated by AAFES) to the south. 
 
We concur with most elements of the Base request, given our opinion that; there will be 
a valid market need for a self-help POV car wash when the existing car wash at Bitburg 
Annex closes and the proposed location offers the greatest potential for revenue 
generation. However, the scope developed by PKFC for the area that the proposed car 
wash will occupy is significantly larger than that put forth in the Base request, as will be 
described further in Option 4. As such, this option is not recommended.  
 
OPTION 2: Status Quo 
 
If no new POV car wash facility is constructed, the authorized user population will 
continue to utilize the existing self-help POV car wash at Bitburg Annex until the facility 
closes in FY13 (or sooner). Authorized users may also utilize the automatic POV car 
wash (operated by AAFES) at Spangdahlem AB and, to far lesser extents, will wash 
POVs in private driveways and/or will utilize car wash facilities in the local economy. 
However, after the closure of the existing POV car wash at Bitburg Annex, authorized 
users will cease to have an on-base self-help option for washing POVs. Our market 
research has indicated such an amenity is in great demand. Thus, its absence would 
under serve the user population and would represent an unexploited business 
opportunity. As such, this option is not recommended. 
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OPTION 3: New Construction at Alternative Site 
 
This option would involve a similar or identical facility scope to the proposed by the 
Base, constructed at an alternative location. Two alternative locations for the proposed 
facility were identified by Base CE, including one location on the driving track adjacent 
to building 250 and one location on an unimproved parcel abutting building 500 to the 
southwest. While both of these locations appear logistically viable, neither is optimal for 
revenue generation due to their locations away from the high-traffic/high-visitation area 
of the Base, where the recommended site is located. In addition, neither alternative site 
offers significant construction cost savings as compared to the recommended site. 
Thus, it is PKFC’s opinion that neither of these two identified alternative sites is the 
optimal location for the proposed POV car wash. Given these considerations, this option 
is not recommended. 
 
OPTION 4: Modified Base Request: New Construction with Larger Scope 
(Recommended Option) 
 
 

PKFC concurs with most but not, all, elements of the Base request. Our market 
research has indicated a valid market need for a self-help POV car wash when the 
existing car wash at Bitburg Annex closes. The proposed location offers the greatest 
potential for revenue generation amongst several other potential alternative sites and is 
considered far superior to the location of the existing facility in terms of convenience to 
users. However, the scope developed by PKFC for the area that the proposed car wash 
will occupy is significantly larger than that comprising the Base request. As such, the 
project scope comprising the Base request is not recommended. 
 
Best design practices dictate that the entry to the car wash be located directly across 
from the medical clinic access drive.  Additionally, it is desirable to locate the facility 
proximate enough to the Shoppette so that foot traffic between the two areas is 
encouraged, increasing convenience to users who may wish to patronize both 
establishments. The elongation of the site to achieve proximity to the Shoppette and 
access to the road opposite the medical clinic access point increases the overall square 
footage of the project scope. This elongation also decreases cross-circulation between 
the POV queuing space and the vacuuming / detailing area.   The turning radius 
required for emergency vehicle turnaround also drives the size of the paved space 
surrounding the car wash. 
 
PKFC’s recommendation of a modified Base request includes a scope occupying a total 
area of 29,570 SF including an appropriate foundation, footings, structural frame and 
roofing system. The project scope also includes all plumbing, sewer connections and 
piping, drainage, an oil/water separator with coalescer unit, parking and driving 
pavements, landscaping, utilities and necessary support. The car wash scope is 
comprised of four self-help bays, including three covered bays and one uncovered bay 
for larger vehicles, four covered vacuum station parking slots and four covered detailing 
parking slots. The proposed site is located on the same unimproved parcel as proposed 
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in the Base request, abutting building 562 and an automatic car wash (operated by 
AAFES) to the south. 
 
The total project cost estimated by PKFC is $973,758 including design fees, excluding 
an APF companion project expense of $75,000 for compensation for the expansion of 
impervious area on the Base. The results of the investment analysis indicated that the 
proposed NAF project would achieve payback in 11 years with a return on investment 
(ROI) of approximately 10.6 percent. 
 
Given these considerations, we believe this option best satisfies the needs of the 
authorized user population in such and provides a sufficient financial rate of return for 
validation.  This is the recommended option. 
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SITE, ARCHITECTURAL AND STRUCTURAL PARAMETERS 
 
Spangdahlem AB is located in southwest Germany, which is subject to a temperate 
climate with cold winters and warm summers.  Freezing temperatures and snow in the 
winter are common.  The Eifel region is rural, interspersed with small towns.  The terrain 
is rolling hills, sometimes steep along the roadways, making driving difficult in the snow 
and ice. 
 

Vicinity Map 
 

Figure VIII-1 
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Vicinity Map 
 

 
Figure VIII-2 
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New Proposed Site Plan 
 

 

 
           Figure VIII-3 

 
The site identified by staff is located near the entrance of the base adjacent to an 
existing gas station and Shoppette.  The gas station is the site of the existing automatic 
single-bay car wash facility.  The master plan calls for a future BX, Commissary and 
Fitness Center, along with outdoor recreational play fields to be located further down the 
road from the Shoppette.  The identified site is adjacent to these facilities, as can be 
seen in Figure VIII-3. 
 
The site in question slopes gently to the northwest away from the road and towards the 
future playfields.  A clinic is currently under construction across from this site.  Utilities 
are available to the site. 
 



FACILITY RECOMMENDATIONS 
 

VIII-4 
 

 

 

 

 

 

 

  

Figure VIII-5 Figure VIII-6 

  

Figure VIII-7 Figure VIII-8 

  



FACILITY RECOMMENDATIONS 
 

VIII-5 
 

 
The site is in an area of the base that does not gravity-flow towards the water treatment 
plant; therefore water must be pumped.  There is an existing pump house (building 506) 
located southwest of the site.  Civil engineering has confirmed that there is capacity in 
this pump facility to handle the water flow from this facility. 
 
In order to optimize the facility, the following measures are recommended: construct a 
four-bay self-help car wash facility nearby, but not immediately adjacent to the 
Shoppette and existing automatic car wash.  The carwash facility shall have the 
following features: 
 

 Three covered bays and one uncovered bay; 
 Four covered detailing stations; 
 Four covered vacuuming stations; 
 Adequate space for emergency vehicle turning radii; 
 Adequate queuing space for vehicles during peak times; 
 Heated slab at carwash bays to guard against ice buildup; 
 Fencing on the playfield side of the facility to protect it from potential baseball 

damage; and, 
 Walkway access to the Shoppette to facilitate the patronage of car wash users. 

 
The new self-help carwash facility shall be configured as shown in Figure VIII-4. 
 
The car wash facility shall be constructed to conform to the latest editions of the Uniform 
Building Code, International Building Code, International Energy Conservation Code, 
Uniform Fire Code and the Uniform Plumbing Code that are enforced by base at the 
time of design.  The facility shall be constructed to comply with all applicable A.B.A. and 
UFAS requirements, local building codes including amendments, Military Handbook 1, 
ACC Architectural and Interior Design Standards, the Unified Facilities Criteria - DoD 
Minimum Antiterrorism Standards for Buildings, USAF Services Uniform Facilities 
Criteria as well O.S.H.A. regulations. All above grade utility devices including 
connections and trash receptacles shall be screened from view away from building 

  

Figure VIII-9 Figure VIII-10 
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entries and not visible from adjacent streets.  The requirements and recommendations 
of the current Spangdahlem AB General Plan and Design Guide shall be followed. 
 
The closing pages of this section display programmatic space information, cost 
estimates, and the final recommended conceptual site and facility diagrams developed 
to satisfy the criteria outlined in this report. 
 
PROPOSED AREA SPACE ALLOCATION 
 
The following table summarizes the space area allocations for the proposed self-help 
POV car wash based on the recommended scope. 
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PROPOSED COST ESTIMATE 
 
The following table summarizes the estimated cost for the proposed self-help POV car 
wash based on the recommended scope. 

 

Quantity Unit Quantity Unit Unit Cost Unit Unit Cost Unit Total ($) Total (E)

Sub Structure 2,175         GSF 202.06       GSM $34.31 $/SF $369.32 $/SM $74,627.00 59,395.63                
Shell 2,175         GSF 202.06       GSM $42.16 $/SF $453.77 $/SM $91,690.65 72,976.59                

Interiors 2,175         GSF 202.06       GSM $3.91 $/SF $42.09 $/SM $8,504.25 6,768.53                  
Plumbing 2,175         GSF 202.06       GSM $5.22 $/SF $56.20 $/SM $11,355.30 9,037.68                  

Mechanical 2,175         GSF 202.06       GSM $7.80 $/SF $83.97 $/SM $16,967.50 13,504.43                
Electrical 2,175         GSF 202.06       GSM $8.29 $/SF $89.19 $/SM $18,021.17 14,343.05                

Special Construction 2,175         GSF 202.06       GSM $20.03 $/SF $215.61 $/SM $43,568.00 34,675.77                

Sub Structure 3,180         GSF 295.43       GSM $0.50 $/SF $5.42 $/SM $1,600.90 1,274.16                  
Shell 3,180         GSF 295.43       GSM $14.60 $/SF $157.19 $/SM $46,440.20 36,961.76                

Interiors 3,180         GSF 295.43       GSM $1.99 $/SF $21.42 $/SM $6,328.20 5,036.61                  
Electrical 3,180         GSF 295.43       GSM $6.40 $/SF $68.86 $/SM $20,344.16 16,191.92                

Special Construction 3,180         GSF 295.43       GSM $4.87 $/SF $52.47 $/SM $15,500.00 12,336.45                

GSF $150.09 $354,947 282,502.58              

Environmental 1 LS $6,659.95 5,300.65                  
Earthwork 1 LS $26,960.20 21,457.62                

Water Collection 1 LS $13,480.30 10,728.97                
Water Main 1 LS $5,272.82 4,196.64                  

Surface concrete 1 LS $786.00 625.58                     
Site Structures 1 LS $27,236.50 21,677.53                
Surface Paving 1 LS $109,833.00 87,416.08                

Landscaping 1 LS $5,556.40 4,422.34                  
Site Electric 1 LS $27,373.50 21,786.57                

Utility Connections 1 LS $25,000.00 19,897.50                

Subtotal $248,159 197,509.49              

$108,559 86,402.17                
$35,583 28,320.71                

$0 -                           
$12,062 9,600.24                  

Construction Cost $759,310 604,335.19              
$37,966 30,216.76                

Contract Cost $797,276 634,551.95              
$51,823 41,245.88                
$79,728 63,455.20                
$19,932 15,863.80                
$25,000 19,897.50                

$0 -                           
  $0 -                           

Total NAF Project Cost $973,758 775,014.33              

APF Companion Project - Compensation (for impervious area) $75,000 59,692.50                

$1US = 0.79590          Euro

Area Cost Factor for Spangdahlem AB - 1.18

SIOH @ 6.5%

Proposed Cost Estimate
Spangdahlem AB New Self Serve Car Wash

Contingency - 5% of New Construction Cost

Item

FF&E (Non RPIE)

Primary Facility

Self Serve 4-bay Self Serve Car Wash

Car Detailing and Vacuuming Station

Support Costs

Subtotal

Special Conditions

Conversion Rate: 

Escalation to mid-point construction (Jan., 2013 - 1.059)
AT/FP @ 2% - Not Applicable
Environmetal design considerations - incorporated in the design

Design Fees @ 10%
Design Management Fee NTE 2.5%
Environmental Testing, Abatement, Permits
Archeological Monitoring

 
Note that the proposed project scope cost includes an APF companion project cost of 
$75,000 as compensation for the expansion of impervious area on the Base. 
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Proposed Site Photographs 
Figure Captions 
Figure VIII-1 Aerial of Germany locating Spangdahlem AB.  Inset of the Eifel 

Region, showing Spangdahlem AB location.  Ref: Google Earth 
 

Figure VIII-2 North end of Spangdahlem AB indicating proposed site location 
Map Ref: U.S. Air Force  

 
Figure VIII-3 North end of Spangdahlem AB indicating adjacent future master 

planned facilities with respect to proposed site location Map Ref: 
U.S. Air Force 

 
Figure VIII-4   Proposed new car wash facility configuration 

 
Figure VIII-5 Approach to existing automatic car wash facility 

 
Figure VIII-6 Area behind existing car wash looking toward Clinic under 

construction.  Proposed site is in foreground to the left 
 

Figure VIII-7 View looking northwest at existing automatic car wash facility with 
proposed site to the right 

 
Figure VIII-8 View looking northwest at existing automatic car wash facility with 

proposed site to the right 
 

Figure VIII-9  View looking northeast toward Clinic with proposed site to the left 
 

Figure VIII-10 View looking north up the road from the curb cut at the Shoppette, 
towards future BX and commissary.  Proposed site to the left. 
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PROPOSED SCOPE OF OPERATIONS PERSPECTIVE 
 

IX-1 

INTRODUCTION 
 
PKFC has evaluated the historical operating performance of the self-help POV car wash 
at Bitburg Annex. Information gleaned from this analysis, along with our market 
research, consumer research findings, and our industry expertise have served as the 
basis for our conclusions. PKFC has identified the following market opportunities as 
they relate to the proposed POV car wash.  
 

 There has historically been strong demonstrated demand for self-help POV car 
washing generated by the Spangdahlem user population, even though the car 
wash facility has been sub-optimally located at the Bitburg Annex. 

 The proposed location of the new car wash facility will be one of the most 
frequently and widely visited corridors in the market area. Thus, from a locational 
perspective, the proposed site contributes substantially to the competitiveness of 
the facility and its potential to generate revenue. 

 The proposed site’s location in a high-traffic corridor maximizes the potential for 
spontaneous utilization by passing motorists. 

 Pricing levels at the existing self-help POV car wash are significantly more 
competitive than at car washes in the local economy. There is also a significant 
distinction between the product offerings of self-help and automatic car washes 
such that the markets for each are, to a certain degree, mutually exclusive. 

 In general, the existing self-help POV car wash pricing level is somewhat below 
that of the AAFES automatic POV car wash that will be located nearby. Thus, it 
will be important for management to preserve the relative value proposition of the 
self-help car wash in order to maintain competitiveness. 

 Self-help car wash demand patterns are characterized by relatively brief periods 
of peak demand, such as on weekends and around the close of working hours, 
interspersed by longer periods of more moderate demand levels. In order to 
optimize customer service and minimize lost revenues, the proposed car wash 
must have sufficient space for orderly queuing. In this respect, the proposed 
site’s proximity to other facilities that will receive regular visitation by large shares 
of the authorized user population, including the proposed BX and commissary, 
should also be a benefit. This proximity may mitigate lost revenues by enabling 
customers to balk a long queue initially and visit other on-Base facilities during 
the interim before returning to the car wash when the queue may be shorter. 

 
Our design recommendations and revenue projections were based with the foregoing in 
mind.  Estimates of potential operating results are detailed in the following section. 
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FINANCIAL ANALYSIS 
 

X-1 
 

INTRODUCTION 
 
Based upon the evaluation of information obtained from reviewing historical operations, 
fieldwork in the site area, interviews, and the historical financial performance of other 
marina operations throughout the Air Force, an estimated operating profile for the 
proposed renovation/new construction project as outlined under Option 1 (the 
recommended option) has been developed. Estimates of utilization are based upon a 
relatively stable authorized user population and continued demand for car wash 
facilities.     
 
GENERAL ASSUMPTIONS 
 
The following comments summarize the utilization and revenue/expense assumptions 
over the projection period.   

 The Bitburg Annex car wash facility (until its closure at the end of FY13), and 
later upon opening, the Spangdahlem self-help POV car wash will be operated 
by a professional management team with expertise in operations of car wash 
facilities and services. 

 Our estimates for revenues are based on the continued commitment to provide 
quality facilities and competent service at the Bitburg Annex, and later, the 
Spangdahlem self-help POV car wash. 

 The Bitburg Annex POV car wash will close at the end of FY13 and the subject 
proposed car wash at Spangdahlem AB will open at the beginning of FY14. 

 The authorized user population at Spangdahlem Air Base will remain relatively 
stable over the projection period. 

 Our projections assume the following projection of inflation rates over the period 
FY 2010 to FY 2018: 

 
Inflation Factor Projections FY 2010 – FY 2018 

Fiscal Year Inflation Factor* Fiscal Year Inflation Factor* 
2010 1.015 2015 1.096 
2011 1.025 2016 1.115 
2012 1.040 2017 1.135 
2013 1.057 2018 1.156 
2014 1.076   

*From baseline FY 2009 
Source: Air Force ROR Template

 
 Expenses will generally follow inflationary trends over the projection period. 

Reflecting historical experience, activity revenues including fees and charges 
related to car wash and vacuuming will not be directly impacted by inflation. 
Rather, these revenues will be impacted primarily by periodic pricing 
adjustments. Pricing is projected to remain nominally unchanged for car washing 
and vacuuming from FY10 through FY13. 
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 The car wash maintenance contract’s conversion rate will be reset in FY11 and 
thereafter from $1US : €0.7500 to  $1US : €0.7959, the effective conversion rate 
on the final day of our fieldwork, May 20, 2010. 

 The terms of the maintenance contract in place as of 1 July 2009 pertaining to 
the services rendered by the contractor and the fixed and variable components of 
the compensation schedule (in current-value 2010 $) will remain in place 
indefinitely. 

 Consumer behavior with regard to the average durations of car washing, at an 
estimated 13.5 minutes per wash, and car vacuuming, at an estimated eight 
minutes per vacuum, will remained unchanged throughout the projection period. 

 PKF Consulting has not audited historical financial statements and utilization 
statistics.  We have assumed the information provided to be true and correct. 

 
UTILIZATION AND FINANCIAL ASSUMPTIONS 
 
The following assumptions were used in the projection of income and expenses for the 
proposed scope.  All dollar figures are stated in current (2010) value dollars. 
 

 The scope developed for this facility includes a total of four self-help car washing 
bays, including three covered bays and one uncovered bay for larger vehicles, 
four covered car vacuum station parking slots and four covered car detailing 
parking slots. 

 In FY10, revenues and expenses are projected to generally follow year-to-date 
trends. Revenues in the FYTD10 were negatively impacted by the particularly 
harsh winter experienced in the local area, causing revenues to decline by 
approximately 30 percent compared with the same FYTD09. Through the 
remainder of the year warmer weather should, to a degree, offset this early 
decline, leading to overall annual FY10 revenue finishing at approximately 19 
percent below that experienced in FY09. Material related expenses will be 
influenced by a combination of FYTD10 trends and a projected rebound in 
utilization through the remainder of the year. Thus, overall FY10 material related 
expenses are projected at approximately four percent below the level 
experienced in FY09. 

 In FY11 through FY13, financial performance is projected to be dictated by 
successive five percent annual declines in pump hours. These declines in 
utilization reflect the continuing divesture from Bitburg Annex and are projected 
to lead to annual five percent declines in revenue. Declining utilization will also 
apply downward pressure on variable operating expenses, most notably the 
variable component in the car wash maintenance contract.  However, operating 
expenses will continue to be impacted by inflationary growth. 

 Upon opening in FY14 and thereafter, the new car wash will decrease the wash 
duration per $0.25 from 45 seconds to 40.5 seconds, thus effectively increasing 
the average revenue per wash from an estimated $4.50 to $5.00.  

 Upon opening in FY14 and thereafter, the new car wash will decrease the 
vacuum duration per $0.25 from 120 seconds to 96 seconds, thus effectively 
increasing the average revenue per vacuum from an estimated $1.00 to $1.25. 
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 Upon opening in FY14, the new car wash will begin to record labor as an 
operating expense. Personnel expenses will include wages and benefits equal to 
nine labor hours per week for NA-4 level maintenance personnel and 2.5 labor 
hours per week for NF-2 administrative personnel. Overall annual personnel 
expenses are projected to approximate $8,000, expressed in current-value 2010 
dollars, and are projected to grow with inflation. 

 Upon opening in FY14 and thereafter, material related supply expenses are 
projected to equal 3.2 percent of revenues. 

 The following table summarizes our assumptions regarding annual utilization and 
pricing over the projection period 2010 through 2018. 

 
Year 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018

Car Wash
Pump Hours 2,253          1,737        1,650        1,567        1,489        5,059          5,059       5,059       5,059      5,059        
Minutes/Wash 13.5* 13.5* 13.5* 13.5* 13.5* 13.5* 13.5* 13.5* 13.5* 13.5*
# Washes 10,013* 7,719        7,333        6,966        6,618        22,486        22,486     22,486     22,486     22,486      
Wash Seconds/$0.25 45 45 45 45 45 40.5 40.5 40.5 40.5 40.5
Revenue Per Wash 4.50$          4.50$        4.50$        4.50$        4.50$        5.00$          5.00$       5.00$       5.00$      5.00$        

Car Vacuum
Minutes/Vacuum 8* 8 8 8 8 8 8 8 8 8
# Vacuums 9,031* 8,968        8,520        8,094        7,689        26,124        26,124     26,124     26,124     26,124      
Vacuum Seconds/$0.25 120 120 120 120 120 96 96 96 96 96
Revenue Per Vacuum 1.00$          1.00$        1.00$        1.00$        1.00$        1.25$          1.25$       1.25$       1.25$      1.25$        
*Estimate  
 

 The following table summarizes our assumptions regarding daily utilization upon 
opening in FY14 and thereafter. 

 

 
 
This level of utilization equates to an overall average utilization of 61.6 car washes and 
71.6 car vacuums per day. Compared with estimated FY07 utilization levels (38.5 
washes and 44.8 vacuums per day), this stabilized projection increases wash and 
vacuum utilization by approximately 60 percent. Demand during the weekend is 
projected to peak at approximately 91 washes and 106 vacuums per day, while 
weekday demand is projected to be somewhat lower, at approximately 50 washes and 
58 vacuums per day. Given the superior location of the new facility’s site and other 
major planned improvements that will increase traffic in the area, we believe this 
projected utilization growth is reasonable. 
 
The table on the following page provides financial projections for the existing Bitburg 
POV car wash, which is assumed to continue operation through FY13, and the 
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proposed new POV car wash at Spangdahlem AB, which is assumed to commence 
operation in FY14, based on the aforementioned assumptions. 
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08-Sep-10 PRO-FORMA STATEMENT Spangdahlem AB BASIS: BASE YR
LTRAM

2007 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018
SALES 0 0 0 0 0 0 0 0 0 0 0 0
COST OF GOODS 0 0 0 0 0 0 0 0 0 0 0 0
  GROSS PROFIT 0 0 0 0 0 0 0 0 0 0 0 0
DUES INCOME 0 0 0 0 0 0 0 0 0 0 0 0
OTHER FEES & CHARGES 80 57 54 44 42 39 37 145 145 145 145 145
  ACTIVITY REVENUE 80 57 54 44 42 39 37 145 145 145 145 145

  GROSS INCOME 80 57 54 44 42 39 37 145 145 145 145 145

LABOR EXPENSE 0 0 0 0 0 0 0 9 9 9 9 9
SUPPORT EXPENSES 0 0 0 0 0 0 0 0 0 0 0 0
MATERIEL EXPENSES 24 18 17 17 16 16 16 30 30 31 32 32
ENTERTAINMENT EXPENSES 0 0 0 0 0 0 0 0 0 0 0 0
UTILITY/OTH OP EXPENSE 0 0 0 0 0 0 0 0 0 0 0 0
  OPERATING EXPENSES 24 18 18 17 16 16 16 38 39 40 41 41

  INCOME FROM OPERATIONS 55 39 37 27 25 24 22 107 106 105 104 104

OTHER INCOME 0 0 0 0 0 0 0 0 0 0 0 0
OTHER EXPENSES 0 1 0 0 0 0 0 0 0 0 0 0
NET INCOME BEFORE DEP 0 55 39 37 27 25 24 22 107 106 105 104 104

DEPRECIATION 30 31 109 30 31 31 31 94 94 94 94 94
NET INCOME 25 7 -73 -3 -6 -8 -10 13 12 11 11 10
APF SUPPORT 0 0 0 0 0 0 0 0 0 0 0 0

GROWTH FACTOR FOR SALES (WITH INFLATION) 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%
COST OF GOODS PERCENT FOR OUT YEAR 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%
DUES INCOME INCREASE FACTOR 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%
FEES & CHARGES INCREASE -19.2% -23.2% -27.1% -30.7% 156.2% 156.2% 156.2% 156.2% 156.2%
LABOR EXPENSE GROWTH (WITH INFLATION) -100.0% -100.0% -100.0% -100.0% 7363.2% 7363.2% 7363.2% 7363.2% 7363.2%
SUPPORT EXPENSE GROWTH (WITH INFLATION) 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%
MATERIELS EXPENSE GROWTH (WITH INFLATION) -4.5% -10.4% -12.7% -14.9% 101.9% 101.9% 101.9% 101.9% 101.9%
ENTERTAIN EXPENSE GROWTH (WITH INFLATION) 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%
UTIL/OTHER OP EXPENSE GROWTH (WITH INFLATION) -100.0% -100.0% -100.0% -100.0% -100.0% -100.0% -100.0% -100.0% -100.0%
OTHER INCOME INCREASE FACTOR 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%
OTHER EXPENSE INCREASE FACTOR #DIV/0! #DIV/0! 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%
DEPRECIATION LIFE (EQUIPMENT) 5 5 5
DEPRECIATION LIFE (FACILITIES) 25 25 25
APF SUPPORT (INCLUDE INFLATION) 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%
NIAD PCT OF REVENUE 67.5% 61.3% 61.4% 59.9% 58.1% 73.5% 73.0% 72.5% 72.0% 71.5%

Proposed Car Wash Facility
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INTRODUCTION 
 
An investment analysis for the proposed project has been completed incorporating the 
results of our prospective financial analysis and project cost estimates.  This analysis 
has been completed using the Replacement portion of the Air Force Payback and Rate 
of Return Template, as the proposed project involves new construction of an existing 
program. 
 
The investment analysis results indicate a payback period of 11 years and IRR of 10.6 
percent for the replacement of the Arts & Crafts Center. The results of this analysis are 
presented in the exhibit on the following page. The estimated cost per customer, based 
on 16,535 available customers is $58.89.  
 
All investment assumptions within the template are those of the U.S. Air Force.  PKF 
Consulting does not present the results of this analysis as being representative of 
appraised value.  Furthermore, private sector investment criteria would dictate using the 
total project cost, regardless of funding source, to determine the financial viability of the 
project.  Based on guidance received from the U.S. Air Force, we have included only 
non-appropriated fund project costs in this investment analysis. 
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Investment Analysis 
Self-Help POV Car Wash 

Spangdahlem AB 
07-Sep-10 RATE OF RETURN AND PAYBACK PERIOD
REPLACEMENT Spangdahlem AB Proposed Car Wash Facility LTRAM

7.00% DISC CUMUL
FISCAL YR PERIOD INVEST INFLOW NET CUM NET DISC FACT NET PV NET PV

2012 0 242.8 -242.8 -242.8 1.0000 -242.8 -242.8
2013 1 484.8 -484.8 -727.7 0.9346 -453.1 -696.0
2014 2 121.4 -121.4 -849.1 0.8734 -106.1 -802.0
2015 3 121.4 105.9 -15.5 -864.6 0.8163 -12.7 -814.7
2016 4 0.0 105.2 105.2 -759.4 0.7629 80.3 -734.4
2017 5 0.0 104.5 104.5 -655.0 0.7130 74.5 -659.9
2018 6 0.0 103.7 103.7 -551.2 0.6663 69.1 -590.8
2019 7 33.6 103.7 70.1 -481.1 0.6227 43.7 -547.1
2020 8 0.0 106.8 106.8 -374.2 0.5820 62.2 -485.0
2021 9 0.0 110.1 110.1 -264.2 0.5439 59.9 -425.1
2022 10 0.0 113.4 113.4 -150.8 0.5083 57.6 -367.5
2023 11 0.0 116.8 116.8 -34.1 0.4751 55.5 -312.0
2024 12 58.4 120.3 61.8 27.8 0.4440 27.5 -284.6
2025 13 0.0 123.9 123.9 151.6 0.4150 51.4 -233.2
2026 14 0.0 127.6 127.6 279.2 0.3878 49.5 -183.7
2027 15 0.0 131.4 131.4 410.6 0.3624 47.6 -136.0
2028 16 0.0 135.3 135.3 546.0 0.3387 45.8 -90.2
2029 17 45.3 139.4 94.1 640.1 0.3166 29.8 -60.4
2030 18 0.0 143.6 143.6 783.7 0.2959 42.5 -17.9
2031 19 0.0 147.9 147.9 931.6 0.2765 40.9 23.0
2032 20 0.0 152.3 152.3 1083.9 0.2584 39.4 62.3
2033 21 0.0 156.9 156.9 1240.8 0.2415 37.9 100.2
2034 22 78.9 161.6 82.7 1323.6 0.2257 18.7 118.9
2035 23 0.0 166.5 166.5 1490.0 0.2109 35.1 154.0
2036 24 0.0 171.5 171.5 1661.5 0.1971 33.8 187.8
2037 25 0.0 176.6 176.6 1838.1 0.1842 32.5 220.4
2038 26 0.0 181.9 181.9 2020.0 0.1722 31.3 251.7
2039 27 61.3 187.4 126.0 2146.0 0.1609 20.3 272.0
2040 28 0.0 193.0 193.0 2339.0 0.1504 29.0 301.0
2041 29 0.0 198.8 198.8 2537.7 0.1406 27.9 328.9
2042 30 0.0 204.7 204.7 2742.5 0.1314 26.9 355.8
2043 31 0.0 210.9 210.9 2953.3 0.1228 25.9 381.7
2044 32 106.6 217.2 110.6 3063.9 0.1147 12.7 394.4
2045 33 0.0 223.7 223.7 3287.6 0.1072 24.0 418.4
2046 34 0.0 230.4 230.4 3518.0 0.1002 23.1 441.5
2047 35 0.0 237.3 237.3 3755.4 0.0937 22.2 463.7
2048 36 0.0 244.5 244.5 3999.8 0.0875 21.4 485.1
2049 37 0.0 251.8 251.8 4251.6 0.0818 20.6 505.7

PAYBACK = 11 IRR= 10.629% NPV = 505.7

Project Cost:
Const/Arch & Eng $973.8
Equipment 0.0

--------
Initial Cost $973.8

========

Source: U.S. Air Force Services Agency, PKF Consulting 
 
 

 
 



INVESTMENT ANALYSIS 
 

XI-3 

************* 
 
In accordance with our contract, we have completed a project validation assessment 
study for the proposed self-help POV car wash at Spangdahlem AB.  This report and 
the accompanying financial analyses are based on estimates, assumptions and other 
information developed from research of the proposed project, knowledge of the industry, 
as well as meetings with key Air Force personnel, who provided us with certain 
information.  The sources of this information and bases of estimates and assumptions 
are stated herein.  The terms of this study are such that we have no obligation to revise 
this report to reflect events or conditions that occur subsequent to 20 May 2010, the 
final day of our site visit.  However, we are available to discuss the necessity for revision 
in view of changes in economic or market factors affecting the project. 
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ADDENDUM A 

 
DETAILED COST ESTIMATE 
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INTRODUCTION 
Architecture, Incorporated prepared the detailed cost estimate included in this section 
based on an estimate performed by a professional estimator, Downey and Scott, LLC 
located in Fort Lauderdale, FL.  The estimate was performed specifically for this project. 
 
Abbreviations 
The following abbreviations are used to describe the unit of measure: 

 
cy  cubic yards 
ea  each 
lf  lineal feet 
ls  lump sum 
sf  square feet 
tn  ton 

 



 
 

 

 



 
 

 

 



 
 

 

 



 
 

 

 



 
 

 



 
 

 

 
 

 
 
 

 
 
 
 
 

 
 
 

 
ADDENDUM B 

 
BASE-ISSUED FORM DD 1391 
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ADDENDUM C 
 

REVISED (CONTRACTOR-ISSUED) FORM DD 1391 
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1.  COMPONENT 
AIR FORCE 

FY 2013 MILITARY CONSTRUCTION PROJECT 
DATA 

2.  DATE 
17 September 2010 

3.  INSTALLATION AND LOCATION 
Spangdahlem Air Base, Germany   

4.  PROJECT TITLE 
Construct POV Car Wash 

5.  PROGRAM ELEMENT 
22176 

6.  CATEGORY CODE 
750-663 

7.  PROJECT NUMBER 
VYHK055002 

8.  PROJECT COST ($000) 
$1,049 

9.  COST ESTIMATE

ITEM U/M QUANTITY UNIT 
COST 

COST
($000) 

PRIMARY FACILITIES 
     SELF-HELP CAR WASH (4 BAYS) 
     SELF HELP CAR DETAIL & VACUUM (4 VACUUMS) 
 SUPPORTING COSTS 
     ENVIRONMENTAL 
     EARTHWORK 
     WATER MAIN & WATER COLLECTION 
     SURFACE CONCRETE & PAVING 
     LANDSCAPING 
     SITE ELECTRIC 
     UTILITY CONNECTIONS 
     SITE STRUCUTRES 
SUBTOTAL 
AREA COST FACTOR – 1.18 
ESCALATION TO MID-POINT CONSTRUCTION 
AT/FP (2.0%) 
ENVIRONMENTAL AND ENERGY EFFICIENT DESIGN  
     CONCEPTS 
TOTAL CONSTRUCTION COST 
CONTINGENCY (5.0%) 
TOTAL CONTRACT COST 
SUPERVISION, INSPECTION AND OVERHEAD (6.5%) 
DESIGN FEES (10.0%) 
DESIGN MANAGEMENT FEES (2.5%) 
ENVIRONMENTAL TESTING, ABATEMENTS, PERMITS 
TOTAL REQUEST  
TOTAL REQUEST ROUNDED 
 
APF COMPANION PROJECT - COMPENSATION FOR        

IMPERVIOUS AREA 

 
GSF 
GSF 

 
LS 
LS 
LS 
LS 
LS 
LS 
LS 
LS 

 

 
2,175 
3,180 

 
1 
1 
1 
1 
1 
1 
1 
1 

 

 
121.73 

28.37 
 

6,659 
26,960 
18,753 

110,619 
5,556 

27,373 
25,000 
27,236 

 

354.9
(264.7) 
(90.2) 
248.2 
(6.7) 

(27.0) 
(18.8) 

(110.6) 
(5.6) 

(27.4) 
(25) 

(27.2) 
603.1 
108.6 
35.6 
N/A 

 
12.1 

759.3 
38.0 

797.3 
51.8 
79.7 
19.9 
25.0 

973.8 
974.0 

 
75.0 

DESCRIPTION OF PROPOSED CONSTRUCTION:  
11.  REQUIREMENT: New Construction – 29,570 GSF         ADEQUATE:           SUBSTANDARD:  
 
PROJECT:   
The scope developed for this facility includes a total of four self-help car washing bays, including three covered bays 
and one uncovered bay for larger vehicles, four covered car vacuum station parking slots and four covered car 
detailing parking slots. 
 
REQUIREMENT:   
 
CURRENT SITUATION:   
The existing POV car wash facility is scheduled for return to the host nation in FY15, if not sooner, contingent on the 
closure of the Bitburg Annex (approximately 11 miles form the Base) where it is located. The proposed project 
ensures that an on-base, self-help POV car wash facility—which market research has shown is in demand—will 
remain available to the authorized user population following the closure of the existing facility. 
 
 



 
 

 

 
1.  COMPONENT 
AIR FORCE 

FY 2013 MILITARY CONSTRUCTION PROJECT 
DATA 

2.  DATE 
17 September 2010 

3.  INSTALLATION AND LOCATION 
Spangdahlem Air Base, Germany 

4.  PROJECT TITLE 
Construct POV Car Wash 

5.  PROGRAM ELEMENT 
22176 

6.  CATEGORY CODE 
750-663 

7.  PROJECT NUMBER 
VYHK055002 

8.  PROJECT COST ($000)   
$974 

IMPACT IF NOT PROVIDED:   
If the proposed facility is not constructed, the authorized user population will lose access to an on-base self-help car 
wash product when the existing facility closes by FY15. At that time, users will be forced to utilize the on-base automatic 
car wash, private (and more expensive) car washes in the local economy, or their own private washing equipment, in 
violation of local law. 
 
ADDITIONAL:   
The project is not eligible for NATO funding, based on NATO approved Criteria & Standards for Tactical & Transport 
Airfields, 8th Edition. 
 
This project also includes an APF companion project for environmental compensation for increases the impervious area 
of the Base. The APF cost associated with this companion project is estimated at U.S. $75,000. 
 
JOINT USE CERTIFICATION:   
This facility can be used by other components on an "as available" basis; however, the scope of the project is based on 
Air Force requirements. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
 

 

 
 
 

1.  COMPONENT 
AIR FORCE 

FY 2013 MILITARY CONSTRUCTION PROJECT 
DATA 

2.  DATE 
17 September 2010 

3.  INSTALLATION AND LOCATION 
Spangdahlem Air Base, Germany 

4.  PROJECT TITLE 
Construct POV Car Wash 

5.  PROGRAM ELEMENT 
22176 

6.  CATEGORY CODE 
750-663 

7.  PROJECT NUMBER 
VYHK055002 

8.  PROJECT COST ($000)   
$974 

SITE PLAN 
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FINANCIAL ANALYSIS DOCUMENTATION 
 

(AIR FORCE TEMPLATE) 
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PROJECT SUMMARY: COST SUMMARY: DOLLARS in $000s

BASE: Spangdahlem AB ARCHITECTURE & ENGINEERING $125
ACTIVITY: Proposed Car Wash Facility CONSTRUCTION, SIOH, CONTINGENCY $849
PROJECT FILE: LTRAM FURNITURE, FIXTURE, EQUIPMENT $0
PROJECT LIFE: RPMT TOTAL PROJECT COST $974
TYPE OF ANALYSIS FULL
BASE YEAR: 2009
DESIGN YEAR 2012

OTHER FACTORS: OUTFLOW PERCENTS:

REPLACEMENT EQUIPMENT FACTOR 15% A & E CONST EQUIP
DISCOUNT RATE FOR PRESENT VALUE 7% FY 2009 0.0% 0.0% 0.0%
APPLY INFLATION/GROWTH FROM: BASE FY 2010 0.0% 0.0% 0.0%
INFLATION FACTORS FOR: 2010 1.015 FY 2011 100.0% 0.0% 0.0%
INFLATION FACTORS FOR: 2011 1.025 FY 2012 0.0% 28.6% 28.6%
INFLATION FACTORS FOR: 2012 1.04 FY 2013 0.0% 57.1% 57.1%
INFLATION FACTORS FOR: 2013 1.057 FY 2014 0.0% 14.3% 14.3%
INFLATION FACTORS FOR: 2014 1.076 TOTALS 100.0% 100.0% 100.0%
INFLATION FACTORS FOR: 2015 1.096
INFLATION FACTORS FOR: 2016 1.115
INFLATION FACTORS FOR: 2017 1.135
INFLATION FACTORS FOR: 2018 1.156
INFLATION FACTORS FOR: 2019 1.177

NAF CONSTRUCTION PROJECT SUMMARY
PROFORMA FINANCIAL ANALYSIS



 
 

 

 
08-Sep-10 PRO-FORMA STATEMENT Spangdahlem AB BASIS: BASE YR

LTRAM
2007 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018

SALES 0 0 0 0 0 0 0 0 0 0 0 0
COST OF GOODS 0 0 0 0 0 0 0 0 0 0 0 0
  GROSS PROFIT 0 0 0 0 0 0 0 0 0 0 0 0
DUES INCOME 0 0 0 0 0 0 0 0 0 0 0 0
OTHER FEES & CHARGES 80 57 54 44 42 39 37 145 145 145 145 145
  ACTIVITY REVENUE 80 57 54 44 42 39 37 145 145 145 145 145

  GROSS INCOME 80 57 54 44 42 39 37 145 145 145 145 145

LABOR EXPENSE 0 0 0 0 0 0 0 9 9 9 9 9
SUPPORT EXPENSES 0 0 0 0 0 0 0 0 0 0 0 0
MATERIEL EXPENSES 24 18 17 17 16 16 16 30 30 31 32 32
ENTERTAINMENT EXPENSES 0 0 0 0 0 0 0 0 0 0 0 0
UTILITY/OTH OP EXPENSE 0 0 0 0 0 0 0 0 0 0 0 0
  OPERATING EXPENSES 24 18 18 17 16 16 16 38 39 40 41 41

  INCOME FROM OPERATIONS 55 39 37 27 25 24 22 107 106 105 104 104

OTHER INCOME 0 0 0 0 0 0 0 0 0 0 0 0
OTHER EXPENSES 0 1 0 0 0 0 0 0 0 0 0 0
NET INCOME BEFORE DEP 0 55 39 37 27 25 24 22 107 106 105 104 104

DEPRECIATION 30 31 109 30 31 31 31 94 94 94 94 94
NET INCOME 25 7 -73 -3 -6 -8 -10 13 12 11 11 10
APF SUPPORT 0 0 0 0 0 0 0 0 0 0 0 0

GROWTH FACTOR FOR SALES (WITH INFLATION) 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%
COST OF GOODS PERCENT FOR OUT YEAR 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%
DUES INCOME INCREASE FACTOR 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%
FEES & CHARGES INCREASE -19.2% -23.2% -27.1% -30.7% 156.2% 156.2% 156.2% 156.2% 156.2%
LABOR EXPENSE GROWTH (WITH INFLATION) -100.0% -100.0% -100.0% -100.0% 7363.2% 7363.2% 7363.2% 7363.2% 7363.2%
SUPPORT EXPENSE GROWTH (WITH INFLATION) 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%
MATERIELS EXPENSE GROWTH (WITH INFLATION) -4.5% -10.4% -12.7% -14.9% 101.9% 101.9% 101.9% 101.9% 101.9%
ENTERTAIN EXPENSE GROWTH (WITH INFLATION) 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%
UTIL/OTHER OP EXPENSE GROWTH (WITH INFLATION) -100.0% -100.0% -100.0% -100.0% -100.0% -100.0% -100.0% -100.0% -100.0%
OTHER INCOME INCREASE FACTOR 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%
OTHER EXPENSE INCREASE FACTOR #DIV/0! #DIV/0! 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%
DEPRECIATION LIFE (EQUIPMENT) 5 5 5
DEPRECIATION LIFE (FACILITIES) 25 25 25
APF SUPPORT (INCLUDE INFLATION) 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 0.0%
NIAD PCT OF REVENUE 67.5% 61.3% 61.4% 59.9% 58.1% 73.5% 73.0% 72.5% 72.0% 71.5%

Proposed Car Wash Facility

 
 
 



 
 

 

07-Sep-10 RATE OF RETURN AND PAYBACK PERIOD
REPLACEMENT Spangdahlem AB Proposed Car Wash Facility LTRAM

7.00% DISC CUMUL
FISCAL YR PERIOD INVEST INFLOW NET CUM NET DISC FACT NET PV NET PV

2012 0 242.8 -242.8 -242.8 1.0000 -242.8 -242.8
2013 1 484.8 -484.8 -727.7 0.9346 -453.1 -696.0
2014 2 121.4 -121.4 -849.1 0.8734 -106.1 -802.0
2015 3 121.4 105.9 -15.5 -864.6 0.8163 -12.7 -814.7
2016 4 0.0 105.2 105.2 -759.4 0.7629 80.3 -734.4
2017 5 0.0 104.5 104.5 -655.0 0.7130 74.5 -659.9
2018 6 0.0 103.7 103.7 -551.2 0.6663 69.1 -590.8
2019 7 33.6 103.7 70.1 -481.1 0.6227 43.7 -547.1
2020 8 0.0 106.8 106.8 -374.2 0.5820 62.2 -485.0
2021 9 0.0 110.1 110.1 -264.2 0.5439 59.9 -425.1
2022 10 0.0 113.4 113.4 -150.8 0.5083 57.6 -367.5
2023 11 0.0 116.8 116.8 -34.1 0.4751 55.5 -312.0
2024 12 58.4 120.3 61.8 27.8 0.4440 27.5 -284.6
2025 13 0.0 123.9 123.9 151.6 0.4150 51.4 -233.2
2026 14 0.0 127.6 127.6 279.2 0.3878 49.5 -183.7
2027 15 0.0 131.4 131.4 410.6 0.3624 47.6 -136.0
2028 16 0.0 135.3 135.3 546.0 0.3387 45.8 -90.2
2029 17 45.3 139.4 94.1 640.1 0.3166 29.8 -60.4
2030 18 0.0 143.6 143.6 783.7 0.2959 42.5 -17.9
2031 19 0.0 147.9 147.9 931.6 0.2765 40.9 23.0
2032 20 0.0 152.3 152.3 1083.9 0.2584 39.4 62.3
2033 21 0.0 156.9 156.9 1240.8 0.2415 37.9 100.2
2034 22 78.9 161.6 82.7 1323.6 0.2257 18.7 118.9
2035 23 0.0 166.5 166.5 1490.0 0.2109 35.1 154.0
2036 24 0.0 171.5 171.5 1661.5 0.1971 33.8 187.8
2037 25 0.0 176.6 176.6 1838.1 0.1842 32.5 220.4
2038 26 0.0 181.9 181.9 2020.0 0.1722 31.3 251.7
2039 27 61.3 187.4 126.0 2146.0 0.1609 20.3 272.0
2040 28 0.0 193.0 193.0 2339.0 0.1504 29.0 301.0
2041 29 0.0 198.8 198.8 2537.7 0.1406 27.9 328.9
2042 30 0.0 204.7 204.7 2742.5 0.1314 26.9 355.8
2043 31 0.0 210.9 210.9 2953.3 0.1228 25.9 381.7
2044 32 106.6 217.2 110.6 3063.9 0.1147 12.7 394.4
2045 33 0.0 223.7 223.7 3287.6 0.1072 24.0 418.4
2046 34 0.0 230.4 230.4 3518.0 0.1002 23.1 441.5
2047 35 0.0 237.3 237.3 3755.4 0.0937 22.2 463.7
2048 36 0.0 244.5 244.5 3999.8 0.0875 21.4 485.1
2049 37 0.0 251.8 251.8 4251.6 0.0818 20.6 505.7

PAYBACK = 11 IRR= 10.629% NPV = 505.7

Project Cost:
Const/Arch & Eng $973.8
Equipment 0.0

--------
Initial Cost $973.8

========



 
 

 

07-Sep-10 PAYBACK LOOKUP TABLE
REPLACEMENT Spangdahlem AB Proposed Car Wash Facility LTRAM

FISCAL YR INVEST INFLOWS NET CUM NET PERIOD FRACTION
2012 242.8 -242.8 -242.8 0 0.0
2013 484.8 -484.8 -727.7 1 0.0
2014 121.4 -121.4 -849.1 2 0.0
2015 121.4 105.9 -15.5 -864.6 3 0.0
2016 0.0 105.2 105.2 -759.4 4 -7.2
2017 0.0 104.5 104.5 -655.0 5 -6.3
2018 0.0 103.7 103.7 -551.2 6 -5.3
2019 33.6 103.7 70.1 -481.1 7 -6.9
2020 0.0 106.8 106.8 -374.2 8 -3.5
2021 0.0 110.1 110.1 -264.2 9 -2.4
2022 0.0 113.4 113.4 -150.8 10 -1.3
2023 0.0 116.8 116.8 -34.1 11 -0.3
2024 58.4 120.3 61.8 27.8 12 0.4
2025 0.0 123.9 123.9 151.6 13 1.2
2026 0.0 127.6 127.6 279.2 14 2.2
2027 0.0 131.4 131.4 410.6 15 3.1
2028 0.0 135.3 135.3 546.0 16 4.0
2029 45.3 139.4 94.1 640.1 17 6.8
2030 0.0 143.6 143.6 783.7 18 5.5
2031 0.0 147.9 147.9 931.6 19 6.3
2032 0.0 152.3 152.3 1083.9 20 7.1
2033 0.0 156.9 156.9 1240.8 21 7.9
2034 78.9 161.6 82.7 1323.6 22 16.0
2035 0.0 166.5 166.5 1490.0 23 9.0
2036 0.0 171.5 171.5 1661.5 24 9.7
2037 0.0 176.6 176.6 1838.1 25 10.4
2038 0.0 181.9 181.9 2020.0 26 11.1
2039 61.3 187.4 126.0 2146.0 27 17.0
2040 0.0 193.0 193.0 2339.0 28 12.1
2041 0.0 198.8 198.8 2537.7 29 12.8
2042 0.0 204.7 204.7 2742.5 30 13.4
2043 0.0 210.9 210.9 2953.3 31 14.0
2044 106.6 217.2 110.6 3063.9 32 27.7
2045 0.0 223.7 223.7 3287.6 33 14.7
2046 0.0 230.4 230.4 3518.0 34 15.3
2047 0.0 237.3 237.3 3755.4 35 15.8
2048 0.0 244.5 244.5 3999.8 36 16.4
2049 0.0 251.8 251.8 4251.6 37 16.9

PAYBACK = 11.0 FRACTION = -0.3



 
 

 

 
 
 
 
 
 
 
 
 
 
 
 
 

ADDENDUM E 
 

OUTBRIEF PRESENTATION 
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ADDENDUM F 
 

PVA TEAM MEMBER LIST 
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TEAM MEMBERS AND KEY PERSONNEL CONTACTS 
Name Office Address Phone Job Title /Area of Responsibility 

    
Contract Team Members    
Mr. Kannan Sankaran PKF Consulting Washington, DC 202-534-3614 Team Leader 
Mr. Tony Biddle PKF Consulting Philadelphia, PA 215-563-5300 Market Analyst 
Ms. Ted Sottong Architecture, Inc. Fort Myers, FL 239-476-8888 Architect 
     
HQ AFSVA     
Mr. Mike Fortino HQ AFSVA/SVXF Lackland AFB, TX DSN 969-2587 Chief, NAF Facility Programming 

Branch 
     
AETC     
Ms. Susan Hansen USAFE/A1SRF Ramstein AB, GE DSN 480-7466 Chief, Facility Improvement Programs 
     
Base POC     
Mr. Tony Chatfield USAFE 52 FSS/FSC Spangdahlem AB, GE DSN 452-7867 Chief, Community Services Flight 

 
 

Name E-mail 
Mr. Kannan Sankaran Kannan.Sankaran@pkfc.com 
Mr. Tony Biddle Tony.Biddle@pkfc.com 
Ms. Ted Sottong TedS@archinc.com 
Mr. Mike Fortino michael.fortino@us.af.mil 
Ms. Susan Hansen susan.hansen@ramstein.af.mil 
Mr. Tony Chatfield tony.chatfield@spangdahlem.af.mil 
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ADDENDUM G 
 

BITBURG ANNEX CAR WASH MAINTENANCE CONTRACT 
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ADDENDUM H 
 

CONSUMER RESEARCH SURVEY & RESULTS 
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1.  I am: 

#  Answer    
 

Response  % 

     0%
 
Statistic  Value 

Total Responses 0 
 
2.  I am: 

#  Answer    
 

Response  % 

1 Male    
 813 70% 

2 Female    
 351 30% 

 Total   1,164 100%
 
Statistic  Value 

Mean 1.30 
Variance 0.21 
Standard Deviation 0.46 
Total Responses 1,164 
 
3.  I am: 

#  Answer   
 

Response  % 

1 Not married    
 298 26% 

2 Married, with active duty spouse    
 277 24% 

3 Married, with civilian spouse    
 583 50% 

 Total   1,158 100%
 
Statistic  Value 

Mean 2.25 
Variance 0.70 
Standard Deviation 0.84 
Total Responses 1,158 
 



 
 

 

 
4.  I am: 

#  Answer   
 

Response  % 

1 Active duty military    
 879 76% 

2 Spouse of active duty military    
 115 10% 

3 Dependent of active duty 
military 

 
 8 1% 

4 Active duty military married to 
an active duty military member 

 
 12 1% 

5 Retired military, now DoD 
civilian 

 
 22 2% 

6 DoD civilian employee    
 52 4% 

7 Spouse of DoD civilian 
employee 

 
 2 0% 

8 
DoD civilian employee married 
to an active duty military 
member 

 
 17 1% 

9 NAF civilian employee  
 17 1% 

10 Spouse of NAF civilian 
employee 

 
 1 0% 

11 Retired military  
 7 1% 

12 Contractor  
 18 2% 

13 Other (please indicate in the 
space provided) 

 
 14 1% 

 Total   1,164 100%
 
Other (please indicate in the space provided) 

Local National 
local national 
Civ 
Local National Civilian 
USAF Reserve! 
HN Employee 
Local national employee 
Retired Military, Now NAF Civilian 
Spouse of Retired Military 
Air Force Reserve 



 
 

 

retired military married to active duty 
Retired military, now Contractor 
LN 
Spouse of retired military, now NAF employee
 
Statistic  Value 

Mean 2.05 
Variance 6.52 
Standard Deviation 2.55 
Total Responses 1,164 
 
5.  My current grade or status is: 

#  Answer    
 

Response  % 

1 E1-E4    
 167 16% 

2 E5-E6    
 479 45% 

3 E7-E9    
 175 17% 

4 O1-O4    
 87 8% 

5 O5-O10    
 30 3% 

6 NAF civilian    
 35 3% 

7 APF civilian    
 85 8% 

 Total   1,058 100% 
 
Statistic  Value 

Mean 2.79 
Variance 2.82 
Standard Deviation 1.68 
Total Responses 1,058 
 
6.  In relation to Spangdahlem Air Base, I reside: 

#  Answer   
 

Response  % 

1 On base    
 143 12% 

2 Fewer than 15 minutes away    
 468 40% 

3 15-30 minutes away    
 467 40% 

4 31-45 minutes away    
 54 5% 



 
 

 

5 46-60 minutes away  
 16 1% 

6 More than 60 minutes away  
 16 1% 

 Total   1,164 100%
 
Statistic  Value 

Mean 2.47 
Variance 0.84 
Standard Deviation 0.91 
Total Responses 1,164 
 
7.  Please indicate which of the following describes your  household's 
situation as it relates to POV's. 

#  Answer   
 

Response  % 

1 Currently own or lease at least 1 
POV 

   
 1,149 99% 

2 
Do not currently own or lease 
any POV's, but plan to within the 
next three years 

 
 13 1% 

3 
Do not currently own or lease 
any POV's, and do NOT plan to 
within the next three years 

 
 2 0% 

 Total   1,164 100%
 
Statistic  Value 

Mean 1.01 
Variance 0.02 
Standard Deviation 0.13 
Total Responses 1,164 
 
8.  How many cars, sport utility vehicles (SUV's), light trucks, and 
recreation vehicles (RV's) does your household own or lease? 

#  Question  0  1  2  3  4 or more  Responses  Mean 

1 Cars 40 548 332 56 8 984 2.43 
2 SUV's 199 354 36 0 4 593 1.75 
3 Light Trucks 240 105 4 1 4 354 1.37 



 
 

 

4 RV's 256 15 2 2 6 281 1.17 
 
Statistic  Cars  SUV's  Light Trucks  RV's 

Mean 2.43 1.75 1.37 1.17
Variance 0.49 0.39 0.41 0.46
Standard Deviation 0.70 0.63 0.64 0.68
Total Responses 984 593 354 281 
 
9.  On average, how often do you wash each of the vehicles (by 
type) that your household owns or leases? (Please select "Not 
Applicable" if your household does not own or lease a particular 
vehicle type) 

#  Question 
Once a 
month or 

less 

Twice a 
month 

3 times a 
month 

4 times a 
month 

5 or more 
times per 
month 

Responses  Mean 

1 Cars 307 325 133 120 61 946 3.26 
2 SUV's 138 131 69 41 22 401 3.20 

3 Light 
Trucks 55 43 11 18 3 130 3.01 

4 RV's 23 4 4 1 2 34 2.68 
 
Statistic  Cars  SUV's  Light Trucks  RV's 

Mean 3.26 3.20 3.01 2.68
Variance 1.49 1.38 1.28 1.38
Standard Deviation 1.22 1.18 1.13 1.17
Total Responses 946 401 130 34 
 
10.  Please indicate how often you currently wash your POV's at each 
of the indicated locations.  

#  Question  Never 
Once a 
month 
or less 

Twice a 
month 

3 times 
a 

month 

4 times 
a 

month 

5 or 
more 
times 
per 

month 

Responses  Mean 

1 At your 
residence 581 204 75 32 17 12 921 1.63 



 
 

 

2 
At an off base 
self-service 
facility 

493 212 134 40 29 25 933 1.90 

3 

At an off base 
unattended 
drive thru  
facility 

574 135 63 14 18 9 813 1.52 

4 
At an off base 
attended full 
service facility 

619 84 28 13 7 8 759 1.33 

 

Statistic 
At your 
residence 

At an off base 
self‐service 
facility 

At an off base 
unattended drive thru  

facility 

At an off base 
attended full service 

facility 

Mean 1.63 1.90 1.52 1.33 
Variance 1.09 1.54 1.00 0.72 
Standard 
Deviation 1.04 1.24 1.00 0.85 

Total 
Responses 921 933 813 759 

 
11.  If an on base POV car wash facility were developed, please 
indicate how often you would utilize each of the following types of car 
wash facilities on base. 

#  Question  Never 
Once a 
month 
or less 

Twice a 
month 

3 times 
a 

month 

4 times 
a 

month 

5 or 
more 
times 
per 

month 

Responses  Mean 

1 
At an on base 
self-service 
facility 

67 259 309 171 137 83 1,026 3.29 

2 

At an on base 
unattended 
drive thru 
facility 

198 283 217 86 48 27 859 2.52 

3 
At an on base 
attended full 
service facility 

273 223 172 71 46 33 818 2.38 

 



 
 

 

 

Statistic 
At an on base self‐
service facility 

At an on base unattended 
drive thru facility 

At an on base attended full 
service facility 

Mean 3.29 2.52 2.38 
Variance 1.86 1.63 1.90 
Standard 
Deviation 1.36 1.27 1.38 

Total 
Responses 1,026 859 818 

 
12.  How much would you expect to pay for an on base self‐service car 
wash, assuming a 5 minute cycle? 

#  Answer    
 

Response  % 

1 $1.00    
 142 13% 

2 $1.50    
 116 11% 

3 $2.00    
 197 19% 

4 $2.50    
 105 10% 

5 $3.00    
 189 18% 

6 $3.50    
 52 5% 

7 $4.00    
 96 9% 

8 $4.50    
 14 1% 

9 $5.00    
 148 14% 

 Total   1,059 100%
 
Statistic  Value 

Mean 4.49 
Variance 6.49 
Standard Deviation 2.55 
Total Responses 1,059 
 
13.  How much would you expect to pay for an on base unattended 
drive thru car wash? 

#  Answer    
 

Response  % 

1 Less than $5.00    
 143 14% 

2 $5.00-5.99    
 273 28% 



 
 

 

3 $6.00-6.99    
 152 15% 

4 $7.00-7.99    
 160 16% 

5 $8.00-8.99    
 107 11% 

6 $9.00-9.99    
 52 5% 

7 $10.00 or more    
 105 11% 

 Total   992 100% 
 
Statistic  Value 

Mean 3.39 
Variance 3.46 
Standard Deviation 1.86 
Total Responses 992 
 
14.  How much would you expect to pay for an on base attended full 
service car wash? 

#  Answer    
 

Response  % 

1 Less than $5.00    
 26 3% 

2 $5.00-6.99    
 63 6% 

3 $7.00-8.99    
 137 14% 

4 $9.00-10.99    
 240 25% 

5 $11.00-12.99    
 153 16% 

6 $13.00-14.99    
 118 12% 

7 $15.00 or more    
 240 25% 

 Total   977 100% 
 
Statistic  Value 

Mean 4.79 
Variance 2.87 
Standard Deviation 1.70 
Total Responses 977 
 
 
 
 
 
 



 
 

 

15.  Approximately how often (relative to getting a car wash) would 
you utilize coin operated vacuum equipment at an on base POV car 
wash facility? 

#  Answer    
 

Response  % 

1 Never    
 47 4% 

2 Up to 25% of the time    
 194 18% 

3 25.00-49.99% of the time    
 183 17% 

4 50.00-74.99% of the time    
 223 21% 

5 75.00-99.99% of the time    
 151 14% 

6 Always    
 274 26% 

 Total   1,072 100%
 
Statistic  Value 

Mean 3.99 
Variance 2.45 
Standard Deviation 1.57 
Total Responses 1,072 
 
16.  How much would you expect to pay for on base coin operated 
vacuum equiment located at an on base POV car wash facility, 
assuming a 5 minute cycle? 

#  Answer    
 

Response  % 

1 $0.25    
 145 14% 

2 $0.50    
 307 29% 

3 $0.75    
 113 11% 

4 $1.00    
 261 24% 

5 $1.25    
 45 4% 

6 $1.50    
 89 8% 

7 $1.75   
 10 1% 

8 $2.00    
 69 6% 

9 $2.25   
 5 0% 

10 $2.50    
 27 3% 

 Total   1,071 100%



 
 

 

 
Statistic  Value 

Mean 3.58 
Variance 4.82 
Standard Deviation 2.19 
Total Responses 1,071 
 
17.  Approximately how often (relative to getting a car wash) would 
you make a purchase of car care products from a vending machine 
located at an on base POV car wash facility? 

#  Answer    
 

Response  % 

1 Never    
 367 34% 

2 Up to 25% of the time    
 433 40% 

3 25.00-49.99% of the time    
 137 13% 

4 50.00-74.99% of the time    
 78 7% 

5 75.00-99.99% of the time    
 22 2% 

6 Always    
 35 3% 

 Total   1,072 100%
 
Statistic  Value 

Mean 2.12 
Variance 1.45 
Standard Deviation 1.21 
Total Responses 1,072 
 
18.  How much would you expect to spend on care care products from 
a vending machine located at an on base POV car wash facility? 

#  Answer    
 

Response  % 

1 Less than $1.00    
 202 19% 

2 $1.00    
 209 20% 

3 $1.25    
 51 5% 

4 $1.50    
 167 16% 

5 $1.75    
 26 2% 

6 $2.00    
 262 25% 



 
 

 

7 $2.25    
 20 2% 

8 $2.50 or more    
 110 11% 

 Total   1,047 100% 
 
Statistic  Value 

Mean 3.98 
Variance 5.47 
Standard Deviation 2.34 
Total Responses 1,047 
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ADDENDUM I 
 

PKF RESPONSES TO DRAFT PVA COMMENTS 
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REVIEW COMMENTS 
 

Project Title:  Construct POV Car Wash Date: 16 Aug 10 Page  1  of   1  
Reviewer: Mike Fortino Base:  Spangdahlem AB AFBCIF # 130021 
Org/Office Symbol : HQ AFSVA/SVXFC 
Mailing Address: 2261 Hughes Ave, Suite #156 
Lackland AFB TX 78235-9852 
 
 
Email: michael.fortino@us.af.mil        

Review Type:   Draft PVA Report          

DSN: 969-7284        Com: 210‐395‐7284                     FAX:  
 
Item 
No. 
 

 
Page and 

Paragraph 
No. 

 
 

Comments 

1 PVA Summary, 
p3 of 127 

Please identify "Compensation for Impervious Area."  Is this considered a construction cost? 
Will the construction contractor have to pay for the permit?  Is this an APF cost? IAW AFI 65-
106, Attachment #2, paragraph 8.(4): Environmental permits are an APF expense. 
 
PKF Response: We believe this would be considered an environmental permit and, as such, we 
have reclassified this expense as an APF Companion project, and made all necessary changes in 
the report. 

 
2 

Executive 
Summary, p13 of 
127 

Include with bold emphasis the following statement at the beginning of the Executive Study:  
"Please Note: Project validation and subsequent project approval and funding are contingent 
upon the Installation Commander and MAJCOM/A1 acceptance of and commitment to the 
following assumptions and development of an operational plan to implement same, as indicated 
by their signature and acceptance of the PVA Final Report." 
 
PKF Response: This statement has been added to the executive summary as requested.  

3 Historical 
Operating 
Analysis, p23 of 
127 

In the 4th sentence under the head, change "relative" to "relatively." 
 
PKF Response: Correction made 

4 Market Analysis, 
p37 of 127 

What does "an clear vehicle" mean? 
 
PKF Response: Changed to "a clean vehicle" 

5 Consumer 
Preference 
Research, Survey, 
p40 of 127 

Narrative under the heading "Survey" indicates there were 1,091 completed surveys.  The 
corresponding charts indicate 1,164 survey results.  Please reconcile these numbers. 
 
PKF Response: We have modified the opening of the survey introduction as follows: "There 
were 1,091 completed surveys tabulated from eligible users out of a total of 1,169 surveys which 
were started, indicating a completion rate of approximately 93 percent."  

6 Facility 
Recommendations 
Proposed Cost 
Estimate, p56 of 
127  

Are contractor profit and overhead included in construction cost estimate here and throughout 
the report?  If not, please factor in as part of construction, not a separate line item. 
 
PKF Response: Contractor overhead and profit are provided for in the construction costs as 
shown. 

7 Detailed Cost 
Analysis, p71ff, 
or 127 

Does the detailed cost analysis include contractor profit and overhead as part of the 
calculations?  If not, this should be incorporated as part of construction cost. 
 
PKF Response: Contractor overhead and profit are provided for in the construction costs as 
shown. 

8 Detailed Cost 
Analysis, p71ff, 
or 127 

Cost estimate and PVA summary indicate use of an oil-water separator in the car wash. Is this 
required by law or regulation?  If not, can it be removed from the project? 
 
PKF Response: An oil/water separator will be required by code, but will be subject to Air 
Force Rule 32-7041, which will need to be followed at the time of design. 

9 Contractor Need determination on the issue of "compensaion for impervious area." Compensation is also 



REVIEW COMMENTS 
 

Revised DD1391, 
p82 of 127 

incorrectly spelled on the DD1391. 
 
PKF Response: We believe this would be considered an environmental permit and, as such, we 
have reclassified this expense as an APF companion project.  

 
10 

Addendum D, 
Financial 
Analysis 
Documentation, 
p85ff, or 127 

Although not directly impacting the ROR andPayback, the issue of "Compensation for 
Impervious Area" will change the summary page of the proforma analysis if this item is a 
construction cost.  If deteremined to be a environmental permit expense, the overall Total NAF 
Investment will be reduced by $75K. 
 
PKF Response: We have determined this would be considered an environmental permit and, as 
such, we have reclassified this expense as an APF companion project.   

11 PVA Team 
Member List, 
p103 of 127 

Change Job Title for Mr. Mike Fortino to "Chief, NAF Facility Programming Branch; Change 
Office for Ms. Susan Hansen to "USAFE/ A1SRF" and complete contact information for Ms. 
Hansen: Base: Ramstein, 314-478-6361, USAFE Facilities Program Manager. 
 
PKF Response: Contact information changed 
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REVIEW COMMENTS Date:  12 Jul 2010  
Project Title: POV Car Wash   Base:  Spangdahlem AB AFBCIF # 130021 
Reviewer:  Mr. Stürmer                               
MAJ: Augsburger/Harshbarger/Freund/M-
Atis/ Montgomery/Tevault/T-Fauss/Hansen 

Review Type:  ___ _X___ PVA Draft     _______ PVA Pre-Final 

52 CES/CEP; Unit 3625 Box 10; APO AE 09126-2510; Spangdahlem AB, GE 
TEL:  452-6096                         COM-49-6565-61-6096                           EMAIL: udo.stuermer@spangdahlem.af.mil    

 
Item 
No. 
 

 
Page and 

Paragraph 
No. 

 
 

Comments 

1.1 II-1 COMMENT:   Executive Summary:  Bitburg Annex will not close until the end of FY15 
MAJCOM:  Bitburg car was ops may cease or based on drawdown, be reduced to minimal use  in 
FY13 even though base closure is slotted for FY15 
 
RESPONSE: Concur, however this statement refers to the recommended closure date of the existing 
car wash, which will represent a redundant facility starting in FY14, upon the opening of the new on-
Base car wash.  We have ensured that finalized version of report does not claim Bitburg Annex itself 
will not close until FY15. 

1.2 II-2 COMMENT:   PKFC’s recommended area of 29,570SF is already very précised in this report and 
should be left open until actual design is performed.  There must be sufficient space left for the two 
sports fields as shown in the map, and all these details have to be considered during the actual design 
of this project.   
MAJCOM:  Request AFSVA allow the base some latitude during design to downward adjust scope 
in non-revenue generating areas such as the covered drying/detailing area and queuing/parking zones.  
 
RESPONSE: We concur and endorse the constriction of surface area scope for the project  as 
necessary, provided this alteration does not impede orderly (and safe) queuing nor infringe on the 
turning radii of POVs in the area. The project surface area scope has been estimated to allow for 
modest alteration if necessary. 

1.3 V-4 BASE:   Map of the NW expansion area changed, however it doesn’t impact this project 
MAJCOM:  Non-impact. 
 
RESPONSE: Noted. 

REVIEW COMMENTS Date: 13 July 10  
Project Title: POV Car Wash   Base:  Spangdahlem AB AFBCIF # 130021 
Reviewer: Derek Johnston / Maj Stevenson   
MAJ: Augsburger/Harshbarger/Freund/M-
Atis/ Montgomery/Tevault/T-Fauss/Hansen 

Review Type:  ___X ____ PVA Draft     _______ PVA Pre-Final 

Org/Office Symbol           52 CPTS/CC                                 Mailing Address:   
TEL:  DSN-   452-5830                   COM-(0049) 6565 61 5830           EMAIL:  Derek.johnston@gb.spangdahlem.af.mil   

 
Item 
No. 
 

 
Page and 

Paragraph 
No. 

 
 

Comments 

2.1. PVA Summary 
Page 2 (Intro) 

COMMENT: What was the driving factor behind the differing original base request and the PVA? 
SF goes from 16,140 to 29,570 and costs go from $722K to $1,049K 
MAJCOM:  As noted in report, scope/cost increase due to “necessity for more space to allow 
orderly queuing and more space to allow for maneuvering”; ref Comment 1.2. and  memo note 1.b. 
 
RESPONSE: The existing facility at Bitburg Annex is very similar in size to that proposed by the 



Page 2 of 5 
 

 
Spangdahlem POV Car Wash, AFBCIF 130021  

Base. Our research indicated the two primary inhibiting physical characteristics of the existing 
facility are the tightness of space for maneuvering of POVs and lack of space for orderly queuing, 
especially during peak demand periods, which results in a loss o potential revenues generation and a 
threat to safety. The recommended scope addresses these two factors directly by enlarging these 
areas, which also contributes to a higher estimated project cost. 

2.2. Option 4 
Page 3(Intro) 

COMMENT:  After review of the project validation assessment, option 4 is recommended, since it 
is 100% NAF funded and it offers the greatest potential for revenue generation. 
MAJCOM:  Concur with additional comments as noted at Comment 1.2. and  memo note 1.b. 
 
RESPONSE: Noted. 

2.3. Investment 
returns 
Page 6(Intro) 

COMMENT:  If the NPV is $498K and the costs are $1,049K, isn’t that a loss on the project of 
$551K.  Where does the 11 year payback come from and what number is used for that?   
MAJCOM:  Concur 
 
RESPONSE: In finance, the net present value (NPV) of a time series of cash flows is defined as the 
sum of the present values (PVs) of the individual cash flows. In the case when future cash flows are 
both outgoing (in this case the project cost which is expended gradually over several years at the start 
of the projection period) and incoming (in this case the operating revenues generated in each car 
wash operating year over the projection period), the NPV is the PV of future net (sum of outgoing 
and incoming) cash flows. The NPV discounts these net cash flows, in this case at 7.0 percent, and 
results in a dollar figure which, if positive, indicates the project has a net positive value or, if 
negative, indicates the project has a net negative value. 

The payback period refers to the period of time required for the return on an investment to "repay" 
the sum of the original investment. For example, a $1000 investment which returned $500 per year 
would have a two year payback period. The time value of money is not taken into account. In this 
case, the initial project cost is equaled in the 11th projection year by net operating profits from the car 
wash in each year over this period. 

2.4. Executive 
Summary 
Page II-1  

COMMENT:  States “ Expenses will generally follow inflationary trends over the projection 
period.”  However, the projected revenue per wash will remain static.  What is the plan to protect 
revenue from  inflation.    
MAJCOM:  Standard operation procedure, prices will be increased as relevant for viable operations 
 
RESPONSE: Concur with MAJCOM; that is the reason why we have modeled revenues in this way. 

2.5. Historical 
Operational 
Analysis 
Page IV 8 

COMMENT:  The table on IV-8 shows both usage rates and corresponding revenue dropping by 
73.4% and 78.1% respectively.  Do we see this trend continuing or is this a byproduct of the Bitburg 
closure?   
MAJCOM:  No we do not see trend continuing; forward revenue is anticipated per projected 
utilization of the new facility. 
 
RESPONSE: Concur with MAJCOM. This is a byproduct of the continuing diminishment of 
activities at Bitburg Annex. 

2.6. Facility 
Recommendations 
Page VIII-7 

COMMENT:  The chart on Facility Recommendations page VIII-7 shows a total project cost of 
$1,834K vs. previously mentioned $1,049K.  What is the difference?   
MAJCOM:  Concur 
 
RESPONSE: We have removed that table on page VIII-7 and have replaced it with the correct table. 

2.7. Investment 
Analysis  
Page XI-2  

COMMENT:  Does the chart on XI-2 show a breakeven point in 2031?  That is 16 years, vs. the 11 
years mentioned in the Investment returns page?  
MAJCOM:  Per CUM NET, 2024 is break even, i.e., 11 years .  Report uses CUM NET vs CUM 
NET PV 
 
RESPONSE: Concur with MAJCOM. 

2.8. Page 3. Para 1. COMMENT:   Would like to know the source of funds for the “$150,000 in equipment from other 
(non-NAF) appropriations.” Also, an itemized list of what is being purchased would be beneficial.  Is 
there a recurring maintenance fee associated with the $150,000 worth of equipment? 
MAJCOM:  Zero non-RPIE or FF&E associated with this project; all equipment is RPIE and 
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therefore a construction expense.  RPIE = Real Property Installed Equipment 
 
RESPONSE: This information was not provided to us by the Base. 

2.9. Page 4.  Para 2. 
Option 2. 

COMMENT:   What’s the plan for the equipment currently located at Bitburg?  Is there a possibility 
to transfer to Spangdahlem? 
MAJCOM:  Plan does not call for re-utilization of used Bitburg equipment in the new facility 
 
RESPONSE: Given the effective age of the existing equipment, it was deemed more beneficial over 
the life of the new car wash to utilize all new equipment. No plan was reported to us by the Base for 
existing equipment at the Bitburg Annex. 

2.10 Page 6.Para 
(bullet) 7 

COMMENT:   Are the car wash maintenance contracts NAF funded? 
MAJCOM:  Yes, NAF equipment (RPIE) will be maintained/serviced per NAF funded contract. 
 
RESPONSE: Concur with MAJCOM. 

2.11 Page 14. Para 1. COMMENT:   According to the project scope utilities are included?  Is this only for the project 
construction period?  Who will be responsible for recurring utility bills such as water, electricity, heat 
and refuse? 
MAJCOM:  Per AFI 65-106 OCONUS utilities are APF  
 
RESPONSE: Concur with MAJCOM. 

 
REVIEW COMMENTS Date:  13 Jul 10  
Project Title: POV Car Wash   Base:  Spangdahlem AB AFBCIF # 130021 

Reviewer:   Mr. Box, 52 CS/SCX                       
MAJ: Augsburger/Harshbarger/Freund/M-
Atis/ Montgomery/Tevault/T-Fauss/Hansen 

Review Type:  ___X ____ PVA Draft     _______ PVA Pre-Final 

Org/Office Symbol         52CS/SCX                  Mailing Address:  52CS/SCX; Unit 3705, APO AE 09126 
TEL:  DSN- 452-4279                          

 
Item 
No. 
 

 
Page and 

Paragraph 
No. 

 
 

Comments 

3.1. Pg 45, Options 
Considered 

Following comment is applicable to either option being selected.  Communications 
consideration must be included in design. 
 
COMMENT:  If the new facility requires any sort of a card reading system, then a communications 
quote must be obtained from the local provider.   Estimated install cost of €80 and €30 monthly fee.  
This would be for inside the building hookup and not allied support or outside cable work. 
MAJCOM:  Credit/Debit Card System is not endorsed for this project due to connectivity and card 
reader maintenance issues associated with a self help, 24-hr operation; payment kiosk should be a 
manual coin/bill operated system.   
 
RESPONSE: Concur with MAJCOM. The technical feasibility and demand for this component was 
evaluated and, given the logistical complications that it would add to the project and relative 
indifference on the part of users, it was deemed unnecessary. 

   
REVIEW COMMENTS Date: 30 Jul 2010  
Project Title: POV Car Wash   Base:  Spangdahlem AB AFBCIF # 130021 
MAJ: Augsburger/Harshbarger/Freund/M-
Atis/ Montgomery/Tevault/T-Fauss/Hansen 

Review Type:  ___X ____ PVA Draft     _______ PVA Pre-Final 
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Org/Office Symbol         USAFE:  FMAO/ FMPS/A1SR/A1SC/A7PDO/A1SRO/A1SRD/A1SRF                       
 
TEL:  DSN- 480-6172 / 7466                   COM-  0049 6371 47 6172 / 7466                       

   
 
Item 
No. 
 

 
Page and 

Paragraph 
No. 

 
 

Comments 

4.1 4 COMMENT:  No issues with recommended location; however, recommended option states 
proposed location offers greatest potential for revenue generation and best serves the user 
population but there are no supporting interviews/surveys to back this up (pg 4).  Under Option 
3, the option wasn't considered because "neither is optimal for revenue generation due to their 
locations away from high-traffic/high-visitation areas of the base (pg 4).  However, as noted in 
option 2, market research noted there will be a great demand for the car wash once the location 
closes at Bitburg.  If there will only be one car wash, there should be a demand no matter the 
location on base and report does not provide market research interviews/surveys or data to 
support their claim under option 3.  
 
RESPONSE: Due to its proximity to the Base gate, to the adjacent AAFES POV gas station and to 
the new BX planned for a site just to the north, the recommended site maximizes revenue potential 
by maximizing spontaneous trial and thereby smoothing the demand curve. The historical peak 
demand periods experienced by the car wash resulted in a significant degree of turn-away demand 
due to would-be customers balking the queue. The highly visible location of the recommended site in 
an area of the Base which receives the greatest concentration of POV traffic will enable would-be 
customers to utilize the facility more often during off-peak periods and in conjunction with other 
activities. The other two locations, while on-base, are not visible from the Base gate, gas station, or 
BX, thereby increasing the opportunity cost to customers, in the form of time spent, who would need 
to engage in visits to these locations solely to utilize the car wash. These concepts were confirmed 
during the very limited focus group activity we were able to accomplish while we were on-Base. 

4.2. Inflation Factors Comment:  Inflation factors in ROR template do not provide template date or where inflation 
factors were obtained, i.e., should come from the OSD inflation rate table.   
 
RESPONSE: Inflation factors inn finalized report are from the FY13 template as provided to us. 

4.3.  87/64 Comment:   There is a huge revenue spike starting in 2014.  PVA should provide more rationale 
on why increase occurs.   
 
RESPONSE: As the PVA states, the existing car wash is located in a very inconvenient location off 
of the main Base reservation, in an Annex which has and will continue to experience a dwindling 
population. Thus, as the PVA states, the relocation of the car wash to the Main Base, at a 
recommended location which will substantially contribute to demand (due to proximities to the main 
Base gate, POV gas station and new BX which receive high volumes of POV traffic), will contribute 
to substantially greater revenues than those experienced in recent history. 

4.4. IV-5 Comment:  PVA states that utility costs are part of operating costs.  This isn't true for USAFE.  
Utilities are covered with APF $s. 
 
RESPONSE: We have changed the definition of the line item expense to “Other Operating 
Expenses.” We note that expenses for water, electricity et al were not included in the array of 
expenses discussed in the draft or finalized PVA. 

4.5 IV-4 
X-3 
7 

Comment:  Vacuums per year are shown as 9031.  This number doesn't match numbers stated 
on page X-3 and page 7 of the PVA. The average number of vacuums stated in the matrix on 
page X-3 (71.6 vacuums) doesn't match #s per last paragraph on pg X-3 (78.3 vacuums). 
 
RESPONSE: We have corrected these discrepancies, reflecting total estimated 2009 vacuums at 
9,031 and average daily stabilized future vacuums at 71.6. 

4.6 Reporting Per AFI 32-1022, Table 6.1, contractor's increased cost estimate is greater than $750K; project 
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will require OSD approval.  The following notes apply per AFI 32-1022: 
1) Installations may request consideration for authority to advertise once OSD (P&R) submits to 
Congress. AF/A7CP validates the current working estimate, and AFSVA certifies funds are 
available for Services projects.  
2) Requires congressional notification and release in the Annual NAF Construction Report to 
Congress before award. 
 
RESPONSE: Noted. 

XX XXX END BASE/MAJCOM INPUT 
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Item 
No. 
 

 
Page and 

Paragraph 
No. 

 
 

Comments 

1. PDF pg 46 para 1 COMMENT:  The introduction lists 3 Options, however, there are 4 Options defined in this section 
and elsewhere in the PVA. 
 
PKF RESPONSE: We have revised the introduction to reflect the four options considered. 

2. PDF pg 82 
revised DD1391 

COMMENT:  There is no line item for the cost of car wash/vacuum equipment. The total project 
cost shows a difference of approximately $800K between the DD1391 and the cost estimate shown 
on PDF pg 56. 
 
PKF RESPONSE: The car wash equipment and vacuuming equipment are included in the 
construction cost under “Special Construction” for the car wash and the vacuuming station, 
respectively. We have replaced the incorrect project cost estimate table on page 56 with the correct 
table, indicating total estimated project cost of $1,048,758 

3. PDF pg 103 
contacts 

COMMENT:  Include email addresses for contacts. Mike Fortino’s phone number will change 3 or 4 
Aug 2010. Ms. Susan Hansen is with USAFE not AETC and no contact info is listed for her. 
 
PKF RESPONSE: E-mail addresses added and contact corrections made as requested 
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