CHARLOTTE COUNTY AIRPORT AUTHORITY
WORKSHOP – OCTOBER 01, 2020 – 2:00 P.M.
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1. Call to Order
2.

Invocation
Commissioner Herston gave the invocation.

10
3. Pledge of Allegiance
4. Roll Call
15
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Present: Chair Seay; Commissioners Andrews, Coppola, Herston (arrived at 2:05 PM) and
Hancik; Attorney Carr; CEO Parish; Ms. Hendren; Mr. Laroche; Mrs. Miller; Mr. Ridenour;
Mr. Mallard; Mrs. Cauley (via video); Ms. Desguin (via video); Mrs. Harper (via video); Mr.
Montoya (via video), and Ms. Pedigo (via video). Others present: Jim Kaletta; Andy Vasey;
Brett Simon; Councilmember Miller; Dave Gammon; Vanessa Oliver; Paul Piro; Mark Kistler
(via video); Sarah Beaver (via phone); Taylor Lindemann (via video); others from the private
sector, and a member of the press.
5. Citizen’s Input
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6. Development Options
Chair Seay commented that the Board brought on Mr. Vasey to discuss economic development,
that the Board decided during the Development Workshop on August 27th to explore potential
development opportunities and opined that Mr. Vasey has been instrumental in gather and
sharing good information. Mr. Vasey thanked the Board for inviting him back and commented
that during the conclusion of the last workshop, the Board requested an additional workshop.
He commented that his presentation focuses on the first part of the process, which is how the
Board looks at policy as it relates to private investment happening at the Airport. He introduced
Brett Simon with LeighFisher Associates and commented that Mr. Simon was one of the lead
people who produced the Vendor Report, which is one document that would be used in part of
a private investor doing the diligence on the Airport. He commented that report is broken into
three main components of revenue, operating expenses, and capital projects, that it is broad
based and covers the entire Airport operation as there are many different opportunities. Mr.
Vasey gave a presentation on creating Board policies regarding Public-Private-Partnerships
(see attached presentation). Commissioner Hancik inquired if pertaining to the airline
shareholder, what would happen to the existing low-cost business model if a minimum revenue
guarantee is put in place. Mr. Vasey opined that low cost business models evolve as you become
more successful, resulting in more things to complete such as ARFF, the terminal building, and
the parking lots getting bigger. He commented that the model needs to be evolved with the
demands that the model is creating as each airport is different. He commented that the airport
is iterating the model to say you have this operating cost with the facility being stretched to this
point with a fixed cost but then cost need to be moved up, which will then need to be covered
resulting in the airport going to the required stakeholders to increase cost. He commented that
for example, an airfield cost would go to all shareholders as everyone uses it, terminal cost
would go to the air carrier shareholders, and hangar cost would go to the general aviation
shareholders. He commented that airports are increasing cost as their footprint is growing and
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that an airport knows what level they are at based on their capacity limits on certain items. He
opined that the Airport is unique as bonds have never been issued unlike most airports. He
commented that the Airport has created an extremely heathy financial operation and opined that
the Airport would continue to go through the process as impacts are reviewed as the demand of
the success should be pushed down onto the stakeholders. He opined that the Board is in the
tough seat as the stakeholders will come to the Board to speak their peace on how they think
things should go and that he is here to provide the resources for that. Commissioner Hancik
commented that the reason he asked the question is because the Board must understand that the
current airline rates and charges cannot remain stagnant and the increasing cost cannot be forced
upon only rental cars and parking lots. Mr. Vasey opined that Commissioner Hancik is correct
and opined that it is part of the dialog for negotiations regarding cost certainty. He commented
that he previously worked for the airlines for ten years doing corporate real estate and that he
has since become more sympathetic to the airports as the airlines have become better
financially, short of the Covid situation, as they look out for their balance sheet. He commented
that as he has worked on the airline side himself, he has been through reviewing what the impact
of rates and charges are on someone pulling service out. He opined that those discussions can
be reviewed with the stakeholder to see what the result would be, that it’s a healthy conversation
to have, that the airline partner has multiple destinations that they fly to that isn’t a route from
Punta Gorda, and that flying to those cities would not involve any effort from the airline to fly
to those cities. He opined that those situations have to be considered and that airfield cost are
something airlines have always agreed to participate in. Commissioner Hancik commented that
he received a copy of the vendor report and opined that it was a very good report and that Mr.
Simon did a good job. He commented that he is unsure if the other Board members have
received a copy of the report and that he understands why the reports are not floating around.
Mr. Simon introduced himself as an Associate Director at LeighFisher and commented that
LeighFisher has been doing aviation and airport planning consulting for about 70 years. He
commented that LeighFisher started post World War II with the founders helping local
communities convert former military facilities into commercial transportation and working with
airlines. He commented that part of the founder’s plan was to have an integrated facility and a
financial firm to help develop these facilities in a sustainable financial way. He commented that
LeighFisher helps work with airlines to negotiate leases, rental cars, set rates and charges at
airports, help airports utilize FAA grants and complete PFC applications, and help airports issue
bonds. He commented that LeighFisher looks at a huge range of options for funding airport
projects, that in recent years, it has branched out into private investments and that he has been
involved in a number of P3 transactions over the last decade. He commented that his firm was
retained to complete the vendor report, that it was prepared to assist with private vendors to
help evaluate the Airport, and that it was a general summary to discuss the Airport, it’s
conditions, passenger activity, revenue, expenses and the capital plan. He commented that any
interested developers can look at the report as a first resource to understand the current
conditions of the Airport. He commented that the report discusses the location in Florida,
competing airports, the history of the Airport, a summary of fuel sales and it’s comparison to
other airports, rental car revenue and market share, the potential hotel possibility, and capital
projects. Commissioner Hancik opined that the P3 discussion should be discussed while Mr.
Vasey and Mr. Simon are present as the matter ties into the development opportunities. Chair
Seay agreed.
7. P3 Discussion
Commissioner Andrews opined that he is not opposed to the idea and commented that he has
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completed some research on P3’s through the FAA on the fact sheet for the Airport Investment
Partnership Program (AIPP) and the two current airports participating in the AIPP which are
Hendry County Airglades Airport and Luis Muñoz Marín International Airport. He commented
that as he understands, for the Authority to use any of the proceeds directly in the community,
the Board is discussing participating in the AIPP which would be a similar agreement to a
private operator. He commented that in the case of an AIPP, the Board would have a private
operator instead of the CEO and his Staff, and that it would be the only way to put money into
the community. Mr. Vasey commented that Commissioner Andrews is correct that there is no
legal way to take Airport revenue off of the Airport as the Airport accepts federal grants and
does not accept taxpayer money. He commented that in relation to employees, the full AIPP is
a lease so the new entity will be the operator, who is also the investor. He commented that no
private operator has a supply of airport employees that they move to new locations and that
generally, the private operator does an evaluation and partnering process that goes back to the
Board policy regarding employees, retention, and status of retirement plan. He commented that
Mr. Simon was on the government of Puerto Rico’s side during San Juan’s privatization, which
had a senior workforce, and can better speak on the matter as it’s all about the best outcome.
He commented that you could potentially have the CEO or not, and Commissioner Andrews is
correct that the private entity or operator is going to hold the part 139 certificate and provided
an example in the 90’s from Indianapolis where the Mayor completed a management
agreement, which brought in British Airport Authority (BAA), resulting in only two new
employees being hired while the previous staff simply received new business cards. He
commented that when he was working on the Midfield terminal in 2002 or 2003, a new Major
came in with a goal to remove BAA, which resulted in the two gentleman leaving and the
remainder of staff changing business cards back to the original airport authority business cards.
He commented that the continuity is an important consideration of the transaction, which is
why when he went through the Authority’s policy considerations, employees were first on the
list. Mr. Simon commented that his mentor said that you will never complete a successful P3
transaction on the backs of labor. He opined that there is a lot of talent at the Airport and that
any new quality developer or investor coming into the Airport will want to keep the employees
that have done a great job. He opined that Mr. Parish has done a wonderful job helping the
Airport grow and that the Board needs to be commended as the Punta Gorda Airport is a very
well-run Airport with great people doing a lot of great things. He opined that anyone looking
to make an investment will be looking to retain a lot of the key people. He commented that in
Puerto Rico, the Port Authority that was completing the transaction mandated that any
employee that wanted a position had to be interviewed by the new operator. He commented that
there were also other protections for the employees that had been in the county with the
authority system for a long time, which were that they could stay and find other positions within
the authority or take an early retirement. He opined that the reason the transaction was
successful was that it wasn’t done on the backs of labor. Commissioner Andrews commented
that he also provided a copy of the article “P3 Airport Projects: An Introduction for Airport
Lawyers” for the agenda, that he read through it and opined that there’s interesting things
contained within that the Board should discuss. He commented that the first item is to identify
project goals, which is why the Authority should consider the P3 structure that’s being
discussed, which is participating in the AIPP. He inquired why it’s being considered and opined
that it needs to be discussed as it’s basically turning the Airport over to a private operator with
a contract or agreement. Commissioner Herston commented that he went further into
researching and complimented Mr. Vasey on the one-on-one meetings as well as the
presentations that he’s given to the Board as they’ve been good. He opined that like
Commissioner Andrews mentioned, there are some interesting questions that need to be
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addressed, including the need for revenue. He commented that the program used to be called
the Airport Privatization Pilot Program that started in 1997, prior to the name change. He
commented that according to the FAA documents, there have been 12 airports that have applied
for the program with only two currently participating. He commented the Mr. Vasey referred
to the Saint Louis airport trust fund deal and commented that Saint Louis terminated their effort
in May of this year. Mr. Vasey commented that Saint Louis goes back to when Mayor Francis
Slay, who had been in office for 16 years, called Oak Tree, who Mr. Vasey was working for at
the time, to have the first meeting about a possible P3 of the airport. He commented that Saint
Louis did apply to the FAA program, started to run a process as the Mayor was a very reluctant
internal champion, and that back in December she decided to stop the program. He commented
that some people in the community were aware of the opportunity and felt that because of the
size of the deal, it was something that deserved to move forward. He commented that the people
in the community launched a ballot initiative for a charter amendment change, which is how
something like this would be accomplished in Saint Louis. He commented that while collecting
signatures, 19,000 were need but they ended up with 39,000 to put the matter onto the ballot
for November. He commented that in part of doing that, trust funds were created so that the
proceeds that come into the City, which the airport is City owned, were sequestered into funds
for public safety, social infrastructure, infrastructure development and things of that nature. He
commented that alternatively, the Board of Alderman, which is a 28 member Board for Saint
Louis and is equivalent to City Council, launched a parallel Charter Amendment however
instead of going through the ballot initiative of signatures collected, they decided upon a vote.
He commented that they needed 15 votes for it to pass but it only received 14 votes and that it
became highly political. He commented that the thesis in Saint Louis is based upon the asset
and evaluation of the market and that if they participated in the deal, they would clear one
billion dollars in unrestricted funds. He commented that of the 28 members, 14 of the members
saw no benefit to investing the one billion dollars into the City of Saint Louis, that the Board is
not an aviation board, and that if you divide the funds into the 28 districts, there would be a lot
to go around. He commented that there were a lot of machinations in the background causing it
not to pass. He commented that the Board of Alderman were looking to have a similar Charter
Amendment on the November ballot to merge theirs with the communities. He commented that
the Board started running out of time as there are certain time restrictions to place the matter
on the ballot. He commented that the NAACP and labor unions were the members of the
community who collected signatures and that they got the matter on the ballot. He commented
that there has been a falling out between the main donors of the signature drive, which remove
the financial backing, resulting in the ballot initiative being withdrawn from the November
ballot. He commented that Saint Louis has a democratic primary for Mayor in March 2021 with
the election in April 2021 and that the ballot initiative individuals have a fully authorized and
signed initiative that can be put on any ballot initiative moving forward. He commented that a
charter amendment in Saint Louis required 60% of the vote and that a turn out in the upcoming
national election and upcoming local primary present opportunities for different goals. He
opined that in his professional belief, because of those things, the matter has not expired but is
going through the trials and tribulations that is Saint Louis in the process. Commissioner
Andrews inquired if everyone has had the time to look through the article and opined that there’s
valid points in it. Commissioner Herston opined that there are two people asking why it should
be looked at, that they’re looking at the details and inquired why shouldn’t the Authority move
forward with the deal. He commented that he goes back in time to when the Kodak and Amazon
were small, where Amazon is not digital and Kodak is basically in bankruptcy, prompting him
to ask why the opportunity shouldn’t be looked at. Commissioner Andrews opined that looking
at why also addresses the why not, which needs to be discussed. Commissioner Herston opined
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that until the Board has Mr. Vasey’s specific proposal, he isn’t going to spend weeks and
months looking at details. He opined that the world is so broad that the Board should agree
upon a concept of either moving forward or not. Commissioner Andrews opined that it’s a large
decision to turn the entire Airport over. Chair Seay and Commissioner Herston agreed.
Commissioner Andrews opined that a thorough discussion should be had. Commissioner
Coppola agreed. Chair Seay opined that it’s important that the Board has an opportunity to think
about it and what it means and that she has more of background with the subject as she ran
across the concept of an AIPP in 2014 while working on a book with the Transportation
Research Board. She opined that part of publishing the book was looking at the many different
jurisdictions within the United States and other areas including Puerto Rico and Guam, and that
in looking at the one in San Juan, she found it interesting. She commented that her focus was
on the litigation portion in what kind of sovereign immunity an airport has and what a private
operator would carry forward if there was such a deal. Chair Seay commented that she spend a
lot of time working on it and putting it into the first part of the book and that the editors decided
it wasn’t worth focusing on as the FAA was going to change the program anyway. She
commented that she then tucked it away, ran across it again awhile back and realized that she
knew about the privatization subject when it came up, only she knew it as the APPP. She
commented that it’s no longer the APPP but the AIPP that allows for many different things.
She commented that in discussing the matter with Mr. Vasey about what exactly could be
completed in terms of economic development including parking garages, hotels, concessions,
gas stations, convenience stores and the FBO. She inquired as to what the Board would like to
do and if the Board does move forward with the matter, what is it that the Board would like to
see and do with the overall economic development. She commented that the Airport has a
master plan full of items, which are the things the Authority would like to accomplish, that the
1970’s master plan had an ATC tower in it and that it wasn’t completed until the 2000’s. She
commented that she’s looking at the master plan questioning how the projects can be advanced
and that it’s her first motivation. She commented that the current Board has done a tremendous
job, that she doesn’t want that to be messed up, and that she’d like to make sure what’s been
accomplished stays in place while advancing. She commented that the Board has discussed
enhancing airline service in terms of having another airline, that the Authority has limitations
on what can be spent where, and that Mr. Vasey has enlightened her to the fact that the Airport
has tremendous value. She commented that four years ago, there was a gentleman that ran
against her in the election, that the gentleman came up with some things in his campaign that
resonated with the people he spoke to, and that the subject what can the Airport spend money
on, such as teachers and police instead of keeping for the Airport. She commented that she
explained then that it couldn’t happen because the rules don’t allow it and that she has since
realized that there is a way to tap into the value of the Airport to do things that the people would
like to see through the AIPP. She opined that if the program would allow the Authority to tap
into the value of the Airport, retain for the future, protect the Airport and its facilities, and watch
out for the people involved, it should be explored. She commented that it’s been her motivation
to turn a valuable asset into something good for the community as the Charlotte County Airport
Authority owns the Airport for the benefit of the people of Charlotte County and inquired how
the Authority is benefiting the people of the County. Commissioner Andrews inquired if the
economic impact the Airport makes benefits the community. Chair Seay commented that it does
and that the economic impact of the Airport is the number one thing that the Authority can do
for the community and opined that there’s more to economic impact than that. She opined that
she wants people to be investing in Charlotte County that see the value of the lifestyle and
what’s currently in place and are able to invest more in the Airport. She opined that she’d like
to see the Authority invest more into the people that are in the County, that she feels an Uber
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pool would be a good idea, and that there’s ideas for looking forward such as a County wide
internet that the Authority can help provide or supporting the school district or MRO’s. She
commented that the Authority cannot currently do those things, which has served as her
motivation in exploring the opportunities surrounding the AIPP. Commissioner Andrews
commented that him bringing the topic up was to make the discussion happen as it’s a big
decision that affects a lot of people, including the Board. Commissioner Hancik opined that he
would like to try to keep it simple as up until the last meeting, he was favorable of exploring
the option but as he gets more into the details, he has more questions. He commented that the
way he looks at it is the Authority is either going to be inside of the fence or outside of the fence
and that when you go outside of the fence, there are other issues that have to be explored,
including political issues such as getting involved in County activities that can cause issues. He
commented that he also goes back to his original statement of what the revenue is needed for
and how much is needed. He commented that the Airport does have a master plan and opined
that it has a very good funding and financial plan. He commented that it’s anticipated that there
will be another $13 billion dollars that will be made available to airports within the new CARES
Act. He commented that he remembers the Board previously discussed a parking garage and a
consolidated rental car facility, but it was decided to go another way. He opined that if the
Board wanted to build a parking garage, funding could have been found to do so. He commented
that the projects being discussed can be completed outside of privatization and inquired what
the mission and need for revenues is as if the Authority receives a large chunk of money, there
may be a lot of interest in how to spend the money. He opined that he looks at it from the
viewpoint of the Authority becoming a banker if a large amount of money is received. Mr.
Vasey commented that the Authority would continue to own the Airport, would have to manage
the lease and operating standards, and that the private operator would be the Authority’s
customer. He opined that the Commissioner’s should be careful thinking as a Board that they
will be out of the Airport business as they won’t be. He commented that using a private operator
would allow the Board to not only be in the Airport business but also other businesses. He
commented that he recalls during the last workshop discussing needing more Staff to complete
the extra duties surrounding using a private operator. He opined that the question is whether or
not the Board wants to take on exactly what is being said and commented that the Authority
would still be inside of the fence as it’s part of the obligation of ownership the Authority has
by owning the Airport. He commented that the next question would be if the Board would like
to take the skills and functions and put them into a bigger platform as there is value that cannot
be unlocked without privatizing due to federal grants. He opined that the Board does what they
do very well and that it’s a question of whether or not the Board believes they would continue
doing well if they did more things. He commented that the matter is more not competitive but
instead coopertition and that there’s a lot of it happening in the world today such as the search
for a Covid vaccine. He commented that coopertition is the idea that there are different entities
with the same mission and interest. Commissioner Hancik inquired if a private partnership can
make money, why the Airport can’t do the same thing. Mr. Vasey commented that the Authority
is doing the first part as the Airport is more valuable now than it was 10 years ago, that if the
Board stays intact and continues down the current path, the Airport will continue to grow, and
that the only difference is due to the FAA grant assurances that the value will not be able to go
outside of the fence. He commented that an investor return is exactly the same thing except the
private company will take the risk of having a value that will grow over time and that the only
difference is that the value cannot come off of the Airport. He commented that the Board can
do all of the same things without privatizing with the exception of taking money off of the
Airport. Commissioner Hancik commented that Kaplan, Kirsch and Rockwell is a Staff
attorney, opined that there’s interesting statements within their P3 article and read a few
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statements that concern him. Chair Seay opined that it’s important to recognize that the article
was written based upon the Airport Privatization Pilot Program, that no longer exist. She
commented that the program is now the AIPP and that a lot of items within the program were
amended and changed to address the problems outlined within the article. Commissioner
Andrews commented that the article was printed in 2017 and the AIPP was released in 2018.
He opined that some of the questions are still very valuable, that he took the change into
consideration and that he felt it was worth discussing. Chair Seay opined that it’s important to
look at the program to see why the changes were made, what the specific changes were and
how it can be addressed. Commissioner Andrews commented that he believes under this
program, only five airports participated. Chair Seay commented that the initial APPP only
allowed 10 slots. Mr. Vasey commented that the slots were divided between small, medium and
large airports and that it was a pilot program with Chicago-Midway in the large slot, San Juan
in the medium slot, and Airglades Airport in the GA slot. He opined that to Commissioner
Hancik’s point, there are questions that need to be answered and he recommends listing them
and then replying to each question. He commented that he knows Peter Kirsch well from
Kaplan, Kirsch and Rockwell as he and Mr. Kirsch were both on the private side together to
negotiate the lease with the County in Everett, Washington for the P3 deal with Payne Field.
He commented that Mr. Kirsch also works for the Board and can be asked in to answer the
questions on the article as he helped in writing it. He commented that he would like to highlight
that a lot of the article discusses project delivery, not because it’s not relevant, but because all
of the expertise and issues being raised by Commissioner Andrews and Hancik need to be and
can be addressed. He commented that there are a lot of things within the article that are called
a P3 and that a lot of it was an availability payment that transferred the risk of the construction.
Mr. Simon commented that he spoke at a conference last week that was the topic of what
changed from the APPP to the AIPP and why. He commented that it was initially a pilot
program with only 10 airports with certain restrictions, that there was a government
accountability office report from 2014 that said why didn’t it work, and that it was noted that
one issue is the private sector might often have more expensive debt than the public sector. He
commented that some felt the pilot program was too complex, that the FAA’s process was
straightforward, that it was only complex because it was the first time, and that some problems
with the pilot program were solved. He commented that there’s already a lot of private
involvement within the Airport, such as private concession operators, and that some airports
use parking management programs, FBO’s, or fuel management systems that utilize the private
sector. He commented that there is a partial privatization through the AIPP that would allow
for only partial control of the asset to be given up. He commented that the word privatization
has negative connotations and that in Puerto Rico, 90% of the people were against privatizing
while five years later, that was reversed with 90% of the people believing it was a great thing
to do. He commented that the AIPP is partnering with the private sector, not selling, or giving
up the asset as it’s a lease. He commented that his firm, LeighFisher, wants to do what’s right
for Airports and their communities, that he’s not pro-privatization, that he wants to help
Airports do the right thing, and that he is available to provide any questions, comments, or
advice on how to complete the program. Chair Seay opined that there are questions which are
what can be done through the program that’s different than the Board is currently doing now
and if there is something, can it work for the benefit of the Airport and community, what can
be gained from it, what protections will be in place to assure that the Airport will be protected,
and how it would be structured. She opined that in order to find those things out, the Board
needs to ask the interested parties what they have to offer and what it would mean for the
Airport. She commented that the current Board members, and a fifth, would be responsible for
looking at how to protect the Airport, the asset, commercial aviation, general aviation,
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commerce, and the community while finding benefit and gain for the rest of the community.
She opined that if that can be completed within the rules with no loss while having a gain, that
it should be capitalized on sooner rather than later. She inquired what can be done to make the
Airport a value and benefit to the people in the community now. Commissioner Andrews opined
that the Airport is a value to the community inside of the fence that reaches outside of the fence,
that money isn’t directly put into the community, and inquired which way it should be
approached now that a discussion has been had. He commented that he has not said he is
opposed to the idea and that he simply wanted the Board to discuss the matter. Chair Seay
commented that Commissioner Andrews point is well taken and opined that one thing that
might be helpful in the discussion is what exactly is being offered to the Airport. Commissioner
Hancik opined that there are initial decisions that include what the need for revenue is and
whether or not the P3 is going to move forward. Commissioner Coppola commented that from
her perspective, when she first got involved with the Airport, it was tiny and it has since been
built up, destroyed by Hurricane Charley, and built up again. She commented that the Airport
is an entity that the Board can be proud of and that it’s hard for her take a hands-off approach
for a while. She commented that she would like to know what all of the benefits of the deal are
and what the Authority would be giving up in the process. Mr. Vasey opined that Commissioner
Coppola’s comments are appropriate for the conversation today as Board policy was discussed,
that he works for the Board, and that he would like to take away Commissioner Coppola’s
question to work out an answer to be more precise in the response. He opined that there will be
clear benefits and that the one challenge will be that the Authority continues to own the Airport
with an operating standards and protections that involve responsibilities. He inquired if the
Board would be okay with his Staff answering Commissioner Coppola’s question at a later
time. Commissioner Hancik inquired what role the voters would play under a private operator.
Mr. Vasey commented that the Board will be the five members responsible for creating the
policy and that there’s no other Airport’s he knows of that are structured like that.
Commissioner Hancik inquired if the Board enters into a 40-year agreement and something
goes wrong in that time frame, what the role of the voters would be. Mr. Vasey commented that
it happened to the Indiana Toll Road where the group that bid on the project paid a lot of money,
the state accepted the money, used the money to fund its roads program for a number of years,
that the entities involved defaulted and bankrupted and that the state then took the asset back,
restructured a deal and did the project again while receiving money a second time. He opined
that the private operator is highly motivated to not mess the deal up, although it is still possible,
as the private operator is putting a lot of equity into the deal. He commented that if the reputable
private entity defaults out of the deal that the Board has the opportunity to either take the entire
deal back or do something else with it. He commented that as it speaks to voters, the Board has
a better handle on that than he does as each Commissioner has run for office. He opined that
there many things voters get upset about that it will vary by situation and that it is hard for him
to predict due to that. He opined that voter consideration is part of the Board’s professional
consideration and risk. He opined that there’s no reason to believe the Board wouldn’t create a
good policy as there is a good track record of such, that it’s the careful consideration that would
need to be reviewed, and that private investors review all scenarios as they don’t want to lose
their equity. He opined that the Board will have the best opportunity if all are geared through
partnership as anytime anything unusual occurs, both entities will need to work together. He
opined that the way to move forward would be to select the strongest partner who sees the value
that the Authority has in order to work together as it will be a long term relationship with not
only the partner and the Board but also the community and the Board. He commented that being
good stewards, setting up good documents and taking the time to answer the questions within
the P3 article. He opined that the Board has the capacity, interest, and success to review the

CCAA Minutes of Workshop

5

10

15

20

25

30

35

40

45

9

October 01, 2020

next part of the process and that the Board is moving in that direction. Chair Seay opined that
when the electorate comes for more information that the three things that need to be looked at
are the creation of the operating standards, oversight of the private operator and adverse action.
She opined that those three things would happen during the negotiation process when the Board
considers moving forward and that if the terms are not agreed upon, the deal will not move
forward. She opined that the Board should negotiate for what the people of Charlotte County
desire from the Airport and that the Board should find out what the actual offered value is to
determine what the Authority can get out of the concept. She opined that the CEO and
consultant should determine what the best deal is and commented that Mr. Vasey can bring the
information to the next meeting. Commissioner Coppola inquired if the Authority could take
the Airport back if the private operator messes up. Mr. Vasey commented yes and that the
Authority would keep the money. Commissioner Coppola inquired who pays for the mess up.
Mr. Vasey commented that within the agreement is breach provisions that can be escalated to
default provisions, that the private operator is not allowed to simply close the door and walk
away and that the Authority would have the opportunity to work through anything that happens.
He commented that it will be the Board’s responsibility to figure it out just like it’ll be the
Board’s responsibility every year to receive and review the reports that a private operator has
to deliver per the operating standard. He commented that the Board’s continued oversight and
engagement is at level based upon the documents. He commented that on slide three of his
presentation, the Board is over on the left side of the graphic before hitting the fork in the road.
He commented that the dark blue arrow at the bottom of the slide is the Board’s continued
function as the owner of the Airport and customer of the private sector. He commented that the
top arrows are the diligence of figuring out what to do with the proceeds and how to engage.
He opined that that graphic is important as it shows the future path of the Authority and how it
is not out of the Airport business but instead in a broader use based upon the value built.
Commissioner Coppola inquired if the group saved the Puerto Rico Airport as she is aware it
had trouble. Mr. Vasey commented that Commissioner Hancik mentioned previously that there
are some airports that are not suitable for deals and some that are and that Puerto Rico was a
suitable deal as there was opportunity to make quick and significant improvements that the
market was interested in. He commented that in the middle is an airport that’s loaded with debt
and that even if a P3 was completed, the proceeds remaining wouldn’t be worth the deal. He
commented that in case of an airport like the Authority, it’s an Airport that has low debt and is
well managed that is appealing. He commented that in San Juan, private investors saw the
opportunity to put money back into the Airport as it needed it to make it better. He commented
that the Authority has a very well thought out master plan that makes the deal appealing to
people. Mr. Simon commented that he was a consultant for San Juan’s Port Authority for many
years prior to their transaction starting, that there were extremely capable people working for
the Port Authority and that the Executive Director was a political appointee. He commented
that there was ten Executive Directors in ten years, that only one had previously worked at an
Airport meaning that nine of the Directors spent their year learning how to run an Airport before
being moved on to their next department, promotion, or termination and that each Director had
a different target with no clear plan for the Airport. He commented that the Puerto Rico Airport
had a lot of debt, that Puerto Rican debt was popular in the bond market as it was triple tax
exempt meaning it had high yields, and that the Airport was borrowing to fund their operating
expenses. He commented that American wanted to de-hub the Airport on top of the Airports
debt and need for terminal improvement, resulting in the deal being beneficial. He opined that
there aren’t many successful transactions in the AIPP as there isn’t a need for the program and
the Authority has a unique opportunity to do something different being at the other end of the
u-curve. Commissioner Coppola commented that it sounds like they got someone in that knew
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what they were doing and that she recalls Puerto Rico building a terminal that wasn’t hurricane
proof. Mr. Vasey commented that Puerto Rico built an airport terminal called a cruise ship
terminal and opined that it was the most unusual things he has ever seen. He commented that
the arrival roadway was a two-level roadway that ended into a concrete wall. He commented
that JetBlue ended up taking that terminal, which was brand new, and that during the redesign,
large portions of the terminal were removed. Commissioner Coppola inquired if Mr. Vasey
rehabilitated the Airport in Puerto Rico. Mr. Vasey commented that on that transaction, there
was an upfront payment and a revenue share. He opined that a revenue share is important to
have so that the Authority is growing with the private investor. He commented that Puerto Rico
had an upfront payment of $615 million and a revenue share over the 40-year lease projected
to be $550 million, totaling approximately $1.2 billion dollars over the life of the lease. He
commented that once the private investor got into Puerto Rico, they spent $400 million to redo
the terminal. He opined that the deal for the Authority should not be looked at as sweeping all
of the money into the day of closing but instead would be getting an upfront payment and
revenue share down the road, which will be substantial as a number. Commissioner Coppola
inquired if any of the Puerto Rico Airport deal blocked government aid. Mr. Vasey commented
that it did not and that the grants the Authority currently receives are available to private
operators. He commented that in a medium hub airport, the 75% eligibility reduces to a 70%
under a private operator. He commented that in the last small hub Airport deal he was involved
in, it was said that the 90% funding stays there and that his team is working to verify that with
the FAA as part of their to do list. He commented that the AIP entitlement and discretionary
funding, PFC collection authority and TSA grants stay intact. He opined that not losing the
funding is what makes the asset valuable because the private sector looks at the revenue as
partnering in completing the development, which adds to the deal. Chair Seay commented that
this item will be on the October regular meeting agenda to discuss the desired direction.
Commissioner Andrews opined that the conversation about the subject needed to happen and
that it was a good conversation. Chair Seay commented that the Board should send additional
questions directly to Mr. Vasey or Mr. Parish.
8. Gulf Contours Lease
Commissioner Hancik commented that he put the item on the agenda as Mr. Goin was present
and he didn’t want him to not get a response at some point in time concerning his lease as it’s
in both the Board’s interest and Mr. Goin’s interest not to come down to the last minute trying
to work out a deal. He commented that from what he understands through the history from
speaking with counsel that there was no question and that at the end of his lease, Mr. Goin will
need to vacate. He asked Attorney Carr to confirm. Attorney Carr confirmed that it is correct
since he was tasked, and that Mr. Goin has been fully, completely and repeatedly told that.
Commissioner Hancik opined that Mr. Goin has his answer then. Chair Seay commented that
his lease is through August of next year. Commissioner Hancik opined that if he had a business
operating on an Airport, he’d like to know what his future is a year out to know if he would be
onsite another five or ten years. Chair Seay commented that the matter has been ongoing for
four years, that he had a two-year extension, and the Board granted an additional two years, and
that Mr. Goin was informed four years ago that this is it. Commissioner Hancik opined that he
would like to ensure that if that is the current position of the Board, that Mr. Goin understands
that. Attorney Carr commented that he would like to note that within his communication to
Commissioner Hancik yesterday, he indicated that he had been contacted by Mr. Goin’s legal
counsel. He commented that the same memorandum that Commissioner Hancik received
yesterday with attachments was communicated and provided to Mr. Goin’s legal counsel under
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the exact same email. Commissioner Coppola inquired if Mr. Goin’s position is that he would
like to stay or build something else. Mr. Parish commented that Mr. Goin indicated four years
ago that he wanted two years to sell the business and two additional years for the new entity to
find a new home, which is what the Board gave him.
5
Commissioner Coppola thanked everyone for attending.
9. Adjournment
10

Meeting adjourned at 4:31 p.m.

____________________________________
Chair
15
___________________________________
Secretary/Treasurer
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CUSTOMER AND TENANT PROTECTIONS
To mitigate concerns of Airport users the following protections could be included in lease documents for P3 transactions.

Customer and Tenant Protections
Turn Fees

Landing Fees and
Ramp/RON fees

CFCs

Rate increases No additional fees to be Capped at $1.00 less
capped at 2.5% imposed on Airport users than the highest CFC in
unless agreed by airlines the State of Florida
(commercial carriers
comprising at least 67%
of landed weight at the
Airport)

T-Hangars
Increases capped at CPI for
existing tenants. Those on
waitlist at time of prior
CCAA Board action must
have rates in line with
existing facilities, with
increase capped at CPI.
For future agreements,
increases above CPI
permitted based on
market rates, e.g.
appraisal.

Jet-A and AvGas

Auto Parking

Prices cannot exceed Rate increases will be
the average of the top capped to a maximum of
three among the nine 10% every three years.
other central west coast However, CCAA may
airports from St. Pete consider proposals that
Clearwater to Marco
include dynamic pricing
Island
for peak periods as part of
a capacity management
plan.
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