CAPE COD GATEWAY AIRPORT
COMMISSION MINUTES OF THE REGULAR SESSION
Held at the Cape Cod Gateway Airport
TUESDAY, August 20, 2024

Commissioners Present:

John G. Flores, Chair; Mark Guiod, Vice Chair; Norman Weill, Clerk, Wendy Bierwirth; Bradley J. Bailey;
and Joseph DiGeorge

Commissioners not present:
None

Yarmouth Representative:
Christine Greeley

Airport Staff Present:
Katie Servis, Airport Manager; Matthew Elia, Assistant Airport Manager; Chris Bostwick, Project
Manager, and Suzanne Kennedy, Administrative Assistant to the Airport Manager

Public Members:
Brad Schiff, Marci Tyldesley, Lisa Smith, Geoff Spillane, Beth Bullock-McGrail, and Dave Jensen, Pierce-
Cote; John Griffin, Citizen and Bette Ludtke, Barnstable Town Council Liaison

Call To Order:

Chairman Flores called the regular meeting of the Cape Cod Gateway Airport Commission to
order at 4:00 p.m. He stated this meeting of the Cape Cod Gateway Airport Commission is being
recorded and broadcast on the Town of Barnstable's Government Access Channel. In accordance
with Massachusetts General Laws Chapter 30A, Section 20, the Chair must inquire whether
anyone else is recording this meeting and, if so, please make their presence known.

Attendance roll call was taken followed by the Pledge of Allegiance.

Minutes of the previous meetings:
A motion was made and seconded to approve the July 1, 2024, Commission meeting minutes. This
was unanimously approved.

A motion was made and seconded to approve the July 16, 2024, Commission meeting minutes.
This was unanimously approved.

Public Comment:
None

None



Finance Subcommittee {Commissioners Weill, Guiod, and Bailey}
The Finance Subcommittee did not meet during the month of August 2024.

Infrastructure & Marketing Subcommittee (Commissioners DiGeorge, and Bierwirth)
The Infrastructure & Marketing Subcommittee did not meet during the month of August 2024.

Old Business:

COMO0724-4 — Pierce Cote Presentation and Approval of FY2025 Option Renewal for the On-Call

Contract by and between Cape Cod Gateway Airport and Pierce Cote for the PROFESSIONAL

MARKETING & COMMUNICATIONS SERVICES.

MOTION to approve the Contract Amendment #1 for the Second Year Option Term #1 to the On-

Call Contract by and Between Cape Cod Gateway Airport and Pierce Cote effective July 16, 2024,

for a not to exceed annual amount of $90,000. SPONSOR: Finance Subcommittee {May be acted

upon)

e This agenda item for the presentation by Pierce-Cote was moved and read by Chairman
Flores and seconded by Commissioner Bailey.

¢ Prior to the Option renewal discussion, Pierce Cote staff provided a year-in-review power
point presentation of marketing and communications efforts for Cape Cod Gateway Airport
for FY2024. Chairman Flores asked that the presentation be brief.

e Brad Schiff, President of Pierce Cote, introduced the team that was present and gave an
introduction and overview of the firm, and the work that was done for the Airport over the
prior year.

e Pierce Cote is a Regan Communications Company that was founded in 1984 and is the largest
full-service communications marketing firm south of Boston.

e Mr. Schiff reviewed their services and client list; and the team members reviewed methods
and gave examples used by the company to focus on their three main goals over the past
year:

o Improving transportation options on Cape Cod
o Expanding community outreach on key business issues
o Strengthening Community Partnerships

e A quantitative report on website traffic, social media users report, and results from the
summer digital campaign will be provided at the next meeting.

¢ Commissioner Bierwirth requested the report prior to the September Infrastructure &
Marketing Subcommittee meeting.

e« Commissioner Bailey requested that their future invoices show billing on 1/10 of an hour basis
instead of 1/2-hour basis.

e Vice Chair Guiod stated the commission is aware of what Pierce-Cote does, but they have
asked twice for an accounting of why so many hours were spent over the company’s estimate
during the first year, and the request for a 50% increase in the second year of the contract.
Originally Pierce-Cote requested a $30,000 increase because the Strategic Planning was not
included in the pricing. This was not approved by the Commission, and now there is another
$30,000 request.

e Mr. Schiff outlined that the estimate was based on significantly less work (hours) than what
was asked of them. They were asked by management and the commission to do considerably
more work that what was originally planned. When asked why Pierce Cote did not go back
and ask for more hours, Mr. Schiff stated that he had brought it to the attention and asked
Manager Servis. Mr. Guiod asked why it was not brought to the Commission during the
contract year, and not after the year was over.

e Manager Servis stated that Pierce Cote was not paid for the excess hours during the first
contract year; and they are coming back now to negotiate the 2" year contract. Pierce Cote
has been in business since 1987, and Vice Chair Guiod did not understand the estimate
discrepancy. Mr. Schiff stated that they brought it to management’s attention that the
tracked actual work hours by Pierce Cote were significantly over the initial monthly estimate.
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Commissioner Weill motioned to approve the Contract Amendment #1 for the Second Year
Option Term #1 to the On-Call Contract by and Between Cape Cod Gateway Airport and
Pierce Cote effective July 16, 2024, for a not to exceed annual amount of $90,000. SPONSOR:
Finance Subcommittee (May be acted upon} This was seconded by Commissioner Bierwirth.
This agenda item was not approved by majority verbal vote~

Flores — nay Guiod - nay Weill - aye

Bierwirth - aye Bailey- nay DiGeorge - nay
The Chair stated that the commission needs more rationalization of the pricing and costs
moving forward. Specifically, a detailed breakdown of the extra hours in the first year, month
by month; and future invoicing in 1/10-hour breakdown. This will help the Commission
understand where the overage was.

Pierce Cote members left the meeting at 4:29 pm.

New Business:
COMO0824-1 - Project Management Intern, Year-End Report, Lessons Learned

Sudeen Dwyer introduced herself. She is 19 and attending Smith College as a sophomore in
the fall.

She gave a presentation (attached) on her end of summer internship report with detailed
information on what she learned during each week of her internship as the Project
Assistant/Compliance Intern at the Airport from May 215t through August 23, 2024,

She focused on the following areas and gave her takeaways on each: Airport Functionality,
Communications & Ego, Trusting, Verifying & Empowerment, Being in Charge, Implementing
New Systems, Maintenance & Operations Building Upkeep, HYA Project Tracker System,
HVAC Tower Contract & Pre-bid Meeting, and Aviation Movies!

She was tasked with watching aviation movies and reporting what she learned from them.
She thanked everyone for the opportunity and the constant learning experience.

Chairman Flores thanked Chris Bostwick for the time he took with Sudeen to introduce her to
the world of aviation and project management and the teamwork involved.

She is double majoring in Economics and Africana Studies.

COMO0824-2 Approval of the two GROUND LESSOR ESTOPPEL CERTIFICATES by and through the
Cape Cod Gateway Airport Commission and CITIZENS BANK, NATIONAL ASSOCIATION, Sub-
lessor of WS Development.

MOTION to approve the GROUND LESSOR ESTOPPEL CERTIFICATE by and through the Cape Cod
Gateway Airport Commission and CITIZENS BANK, NATIONAL ASSOCIATION, Sub-lessor of WS
Development under the current lease agreement that expires on August 31, 2024. SPONSOR:
Management (May be acted upon)

This agenda item was moved and read by Commissioner Weill; and seconded by
Commissioner Bailey.

WS Development has finalized a lease with Citizens Bank, National Association, and they are
now required to deliver a Ground Lessor Estoppel Certificate from the Airport Commission.
WS Development and Citizens Bank negotiated some of the terms that differ from the form
of Agreement initially approved by the Commission in 2018.
The Airport's attorneys from Anderson & Kreiger worked through the language and came to
an agreement on behalf of the airport making very minor changes to the document.
Citizen's Bank has asked that a Ground Lessor Estoppel Certificate be provided under both
the current lease agreement with WS Development that expires on 8/31/2024 and the new
lease agreement that commences on 9/1/2024.
The existing ground lease (1968 commencement) would remain intact through August 37,
2024, unless otherwise terminated by the parties. WS Development would continue making
payments under this initial lease but would sign two new agreements:

o 5-year Agreement for WS Development to continue as lessor under the initial 1968

lease
o A new 49-year lease (approved by the airport commission and town council)
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e This agenda item was unanimously approved by verbal vote.

MOTION to approve the GROUND LESSOR ESTOPPEL CERTIFICATE by and through the Cape Cod

Gateway Airport Commission and CITIZENS BANK, NATIONAL ASSOCIATION, Sub-lessor of WS

Development under the new lease agreement that commences on September 1, 2024. SPONSOR:

Management (May be acted upon)

e This agenda item was moved and read by Commissioner Bierwirth; and seconded by
Commissioner DiGeorge.

¢ This agenda item motion was described as discussed in the prior motion.

e This agenda item was unanimously approved by verbal vote.

COMO0824-3 Approval of Temporary License Agreement by and Between Cape Cod Gateway

Airport and Northern Construction Service, LLC 1520 Park Street Palmer, MA.

MOTION to approve the six-month Temporary License Agreement by and Between Cape Cod

Gateway Airport and Northern Construction Service, LLC effective June 15, 2024, for 13,697 sq ft of

land to stockpile construction material and equipment. SPONSOR: Management (May be acted

upon)

¢ This agenda item was read by Commissioner Guiod, moved by Commissioner Bailey, and
seconded by Commissioner DiGeorge.

¢ During the ongoing MassDOT Route 28 project, their construction crew began using our
property for the stockpile of material, without our permission. After a bit of back and forth,
Northern Construction agreed to lease the property from us.

o The temporary agreement will run from June 15, 2024 (Date they were notified of the illegal
use of the property) - December 15, 2024, at a fair market value rate of $1.49/square foot as
detailed below. The revenue from this agreement is estimated at $ 10,204.26 through
December 15, 2024, the proposed termination date.

'PAYMENT SCHEDULE

Area (square feet) 13,697 =

‘Current Leasing Rate $1.49/square
foot annually

Annual Rate $2040853

Monthly Rate $1,700.71

e This agenda item was unanimously approved by verbal vote.

COMO0824-4 - Discussion of future Fuel Cost Center Analysis Workshop
e A Fuel Analysis was held via a workshop with the Airport Commission on November 17, 2020,
and the Commission voted to maintain exclusive rights to the Jet Fuel business.
s Airport Management has been asked to reinvestigate the Jet Fuel Cost Center. Manager
Servis reviewed a Power Point Presentation (attached).
e Historical information was provided including:
o The Airport has exclusive right to sell jet fuel. The Airport gave up the right to sell
AVCGAS but maintained the right to sell jet fuel.
o Rectrix Aviation sued in a lawsuit against the airport - disputing this right
o Racketeering charges were brought forward by Rectrix Aviation — a charge was
brought against Bud Breault (Airport Manager), Frank Sanchez (Assistant Airport
Manager) and the Commission claiming that they were engaging in a pattern of
illegal activity for profit, or a "racket".
o This was dismissed by a federal judge
o The FAA determined that the airport could maintain the exclusive right to sell jet fuel
allowing the airport to remain self-sufficient
e 2020 Analysis Summary:
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o Tenants then requested Airport Management review the airport fuel business
o Over a series of several weeks, Airport Management conducted 8 internal workshop
meetings
o Refined and defined the Airport’s Jet Fuel Sales Purpose and Need
Statement (P&N).
o Defined Fuel Sale Business Goals.
Developed Alternative Fuel Program Options.
o Analyzed and Screened Various Options (i.e. do the options meet the P&N
and Goals Statements).
o Recommended the Most Advantageous Option that Meets the P&N and
Goals.
o Designed the Chosen Option & Implementation Plan.
o Management also met with fueling & fiscal experts World Fuel and Mark Milne in
September 2020 to verify that the process made sense
o Five Options were analyzed in 2020:
o Option A- Status Quo - to continue with no modifications
o Option B-HY A maintains fuel business, increases markup and modifies
discount program
o Option C- Allow others to sell JetA with a fuel flowage & maintenance fee
for use of fuel farm with HYA maintaining the fuel farm (purchases, orders
and sale of fuel by "others”)
o Option D - Allow others to sell JetA with HYA leasing fuel farm to others and
receiving a land lease/farm lease and fuel flowage fee
o Option E - Allow others to sell JetA with HYA selling the fuel farm and
receiving a fuel flowage fee and land lease for the fuel farm space
e A Screening Protocol, The Purpose and Needs (P&N) Statement and Goals, was used to assess
each Fuel Business Option.

o Options that did not meet the Screening Protocol and/or were unreasonable were
eliminated from further evaluation.

e Summary of Analysis 2020:

o Option B = ability to meet P&N and Goals= recommended

Option A = inability to meet the P&N and Goals

Option C = deemed unreasonable as a result of not being operationally feasible

Options D and E = deemed unreasonable
o All had the ability to meet the Purpose & Need and the Goals
o All were deemed unreasonable from a business standpoint

e Since Option B was implemented, “Dynamic Fuel Pricing" began in June 2024 and the

airport was able to generate $543, 323 additional revenues between June 18, 2024 — August
20, 2024. Having control of the pricing program has been beneficial to the airport’s jet fuel
cost center.

e Key Takeaways from the 2020 Analysis:

o It was verified by the attorneys that the recission of exclusive right to sell jet fuel
would prohibit the Airport from ever getting that right back again.

o Allowing others to sell fuel would reduce airport revenues unless others were able
to pay the fuel flowage fees necessary to meet fuel program P&N, which is highly
unlikely.

o Other entities selling fuel may require significant increases in the fuel price which
could potentially drive away business

e Manager Servis reviewed current considerations that may be affected by a change to the
Current Option B, maintaining the Exclusive Right to sell Jet Fuel, which could include further
lawsuits from the former Rectrix owner, loss of revenue to the Airport, loss of FBO Revenue,
inability to maintain minimum Part 139 staffing, and reduce airport's ability to meet grant
assurances.

e Grant Assurance No. 5 requires the Airport to charge fair market value for leases and maintain
the best revenue value of business activities. This may be determined by the FAA to violate
the grant Assurance by not maintaining the best revenue value of the Jet Fuel operations.

e}

© I® 6
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» Manager Servis outlined the benefits of Maintaining the Exclusive Rights and the ability
for price setting and incentives for operators to visit the Airport.

e If the commission would like to delve into this further, it was suggested that a workshop
be scheduled.

e The Commission responded with the following:

o Reqguested Manager Servis determine how the Grant Assurances would affect the
Exclusive Rights

o If the Airport Gives up Exclusive Rights, but still sells Jet Fuel, the costs for the
personnel, maintenance and upkeep costs would remain, with revenue decreasing.

o The Fuel Operation is being reviewed quarterly in detail and is a very valuable
contribution, why would the Airport want to give this up and change the revenue
stream. This needs to be reviewed very carefully.

o The need to determine the impact on the number of Operations because of how
the fuel is transacted. He has heard from people that it has been a deterrent to
bringing in more aircraft.

o Invite FBOs and Pilots to attend a future meeting to present their concerns. If
service issues are part of the impact, these could be addressed.

o A goal within the Strategic Plan could be to address service issues.

o Once the Strategic Plan is complete, a special Sub-committee could be formed to
delve into these questions and review the Jet Fuel Operations.

COMO0824-5 —Approval of the Lease Subordination, Non-Disturbance, Recognition, and
Attornment Agreement by and through the Cape Cod Gateway Airport Commission and Warby
Parker Retall, Inc., Sub-lessor of WS Development.

MOTION to approve the Lease Subordination, Non-Disturbance, Recognition, and Attornment

Agreement by and through the Cape Cod Gateway Airport Commission and Warby Parker Retaill,

Inc., Sub-lessor of WS Development.

SPONSOR: Management (May be acted upon)

e This agenda item was moved and read by Commissioner Weill; and seconded by
Commissioner DiGeorge.

o WS Development has finalized a lease with Warby Parker Retail, Inc., and they are now
required to deliver a Recognition Agreement from the Airport Commission.

¢ WS Development and Warby Parker Retall, Inc., negotiated some of the terms that differ from
the form of Recognition Agreement initially approved by the Commission in 2018.

¢ Asubordination, non-disturbance, and attornment agreement (SNDA) is a [easing agreement
between the Airport as the Owner and Warby the sub-lessor, that defines the relationship
between these entities and the sub-tenant’s landlord (defined as the “Current Landlord”), WS
Development. This SNDA establishes the parties’ rights and obligations if WS Development
(“Current Landlord"), defaults on the mortgage or lease and asks the airport (“Owner") to
recognize the Warby Lease in case default were to occur by the Current Landlord.

e The Airport’s attorneys from Anderson & Kreiger have worked through the language and
came to an agreement on behalf of the airport making very minor changes to the form of
Recognition Agreement initially approved by the Commission in 2018.

e This agenda item was unanimously approved by verbal vote.

COMO0824-6 —Approval of the Lease Subordination, Non-Disturbance, Recognition, and

Attornment Agreement by and through the Cape Cod Gateway Airport Commission and

Nordstrom, Inc., Sub-lessor of WS Development.

MOTION to approve the Lease Subordination, Non-Disturbance, Recognition, and Attornment

Agreement by and through the Cape Cod Gateway Airport Commission and Nordstrom, Inc., Sub-

lessor of WS Development.

SPONSOR: Management (May be acted upon)

e This agenda item was moved and read by Commissioner Bierwirth; and seconded by
Commissioner Bailey.

e WS Development has finalized a lease with Nordstrom, Inc., (Nordstrom Rack) and they are
now required to deliver a Recognition Agreement from the Airport Commission.
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e WS Development and Nordstrom, Inc., negotiated some of the terms that differ from the form
of Recognition Agreement initially approved by the Commission in 2018.
e This agenda item was unanimously approved by verbal vote.
10. Report of Special Committees
e Noise Report (July, October, January, April)
o Manager Servis reported that some modifications are being made to the Airport
Website to make the Noise pages more user friendly.
e Yarmouth Representative Comments
o Ms. Greeley requested a strengthening of recommendations to the airlines on the early
morning flight times over the summer. With the windows open, it can be more
disturbing. The Airport does have limited control over these but will look into it.

Updates:

o Hyannis Hangar LLC- up for sale

o The airport did not want to assume ownership of this hangar when the 20-year lease
expired. There are others on the airfield that are interested in purchasing the hangar,

Strategic Planning Subcommittee Development Update — Mark Guiod (Chair)
o Meeting dates are as follows and will be held on the 1% floor of the terminal, Gate 1
location.
= Session 1: Training on the MVP Strategic Planning Model (Aug 26th)
= 27 attendees as of 8/19/2024
. Ms. Greeley- asked if the first meeting could be videotaped so someone could
view if they really had a conflict. If they do not attend the first meeting, they
would attend the subsequent meetings as an observer only.

¢ Airport Environmental Assessment Status (https://flyhya.com/airport-

info/environmental-assessment/)

o August 27 is the next public meeting of the Final Environmental Assessment (EA)(the
federal action)/Environmental Impact Report (FEIR)- meeting #5 with a virtual
meeting to be held at 2:00 and an in-person meeting to be held at 6:00 (Town Hall
Hearing Room)

PFOS/Public Involvement Plan & Update — Phase V

o  Next status report = October 2024

o Two meetings have been held in conjunction with the Barnstable Fire Training
Academy

o  Next public informational meeting for a status update to be done with the Academy
in November 2024
. Upcoming Events:

o September 2024-
= CCYP September 18, 2024
" Full Scale Emergency Exercise September 26, 2024
o October 24, 2024 - 4th Annual SE MA Aviation Career Fair
=  Exhibitor emails sent to previous exhibitors (about 50).
= School emails and invitations sent.
= 20 exhibitors already signed up
= 3 schools have already signed up-more have been invited this year

Commissioner Bierwirth asked Katie to see if Commissioners could attend the CCYP event. She

inquired about the meeting with the DBE enterprises. The meeting occurred last month with

representatives from the State, the Diversity Offices, the FAA, and MassDOT Aeronautics, and

Airport Solutions Group has reached out to the additional entities that Commissioner Bierwirth

provided.

Ms. Greeley asked for information on the Full-Scale Emergency Exercise. The public will see

message boards at strategic spots with information. The exercise takes place from 5:00- 8:00
pm so there will be activity of emergency vehicles for an hour or so before and after. The Cape
Cod Hospital will also be participating with 10 active victims being transported. The airport will
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still be open during the exercise. Commissioners were encouraged to participate. Press releases
and information on the website and social media accounts will be available prior to the exercise.

1. Announcements — Commissioner's Comments

Commissioner Bierwirth requested that Vice Chair Guiod specify the detail that he was
requesting to receive from Pierce Cote. The guestion is why the budget was so underestimated.
It is a mismanagement of the contract, and he is trying to understand as to how it got
mismanaged to ask for a 50% increase after a previous increase that was denied.

Manager Servis will have Pierce Cote go back and outline the previous 12 months after verifying
the specific information requested from the Commissioners.

Commissioner Weill commented that the Commissioners should not be approving invoices at
their level. The Finance Subcommittee should do due diligence prior to moving to the full
commission with transparent information. Commissioner Bailey commented that Management
should provide enough information so that an intelligent decision is made to protect the integrity
of the Commission and the Town.

Chairman Flores thanked Town Councilor Bette Ludtke for attending the meeting as the liaison
for the Town Council. He hopes to see her at more of the meetings.

12. Matters not reasonably anticipated by the Chair
None

13. Adjournment -

Upon Motion duly made and seconded, the meeting was adjourned at 541 PM.
The next meeting will be held on September 17, 2024.

Viea et

NORMAN WEILL, CLERK

Documents attached:

Pierce-Cote Overview Presentation-August 20, 2024

Year 1 Pierce-Cote Contract Tracking

Sudeen Dwyer Summer 2024 Intern Presentation

Cape Cod Gateway Airport 2020 Fuel Analysis Summary - 2024 Discussion
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CAPE COD GATEWAY AIRPORT

Cape Cod Gateway Airport Special Commission Meeting
Tuesday, August 20, 2024 at 4.00 PM
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