
 

AGENDA 

 

AIRPORT COMMISSION MEETING 
Tuesday, October 4, 2022 

4:30 pm 
 

THIS MEETING WILL BE CONDUCTED VIA ZOOM TELECONFERENCE 

 

THE PUBLIC MAY LISTEN INTO THIS MEETING BY CALLING THE FOLLOWING  

CONFERENCE LINE 

 

PUBLIC DIAL-IN MEETING NUMBER (929) 436-2866 

 

MEETING ID: 846 8329 1601 

 

**Public speaking will be through advanced sign-up or written testimony. Please sign up or submit 
written testimony to michelle.muoio@bridgeportct.gov by 2:00 pm on Monday, October 3, 2022** 

 

AIRPORT COMMISSIONERS:  Mayor Joseph P. Ganim, Chairman; Mayor Laura Hoydick, Town of 

Stratford; Aidee Nieves, President City Council; Lydia Martinez, City Clerk; Ken Flatto, Director of 

Finance 

 

AGENDA  ITEMS: 

 

1. Public Speaking  
2. Approval of Lease Renewal Hangars 1-4 with Immediate Utility Repairs Required by 

Stratford Army Engine Plant Remediation Project  
3. Connecticut Air and Space Center (CASC) Update 
4. Approval of Interim Lease Extension (between 1 and 3 years) for the Windsock Inn 
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CITY OF BRIDGEPORT 

AIRPORT COMMISSION MEETING 

REGULAR MEETING 

SEPTEMBER 6, 2022 

 

ATTENDANCE:  Council President Aidee Nieves, Chair; Stratford Mayor Laura Hoydick;  

City Clerk Lydia Martinez; Ken Flatto, Finance Director  

 

STAFF:   Michelle Muoio, Airport Manager; Michael Jankovsky, City Attorney’s  

Office; Craig Nadrizny, Public Facilities Director  

 

OTHERS:  Vincent Apreda, Sky Health Base Manager; Robert Christoph; Mark  

Corvino, Connecticut Air And Space Center (CASC); Lauren Daley; Joe 

Gresko; Michael Phillips, Atlantic Aviation; Shawn Rose 

 

This meeting was held via Zoom. 

 

CALL TO ORDER 

 

Council President Nieves called the meeting to order at 4:32 p.m. A quorum was present.  

 

PUBLIC SPEAKING 

 

Ms. Muoio said that there was no written testimony submitted and no one signed up to address 

the Commission. Council President Nieves said that no one was indicating they wished to 

address the Commission at this time. 

 

APPROVAL OF THE AIRPORT COMMISSION SPECIAL MEETING MINUTES 

 

• June 7, 2022  

 

** MS. MARTINEZ MOVED TO APPROVE THE MINUTES OF THE JUNE 7, 2022 

SPECIAL MEETING. 

** MR. FLATTO SECONDED. 

** THE MOTION TO APPROVE THE MINUTES OF THE JUNE 7, 2022 SPECIAL 

MEETING AS SUBMITTED PASSED UNANIMOUSLY. 

 

CONNECTICUT AIR AND SPACE CENTER (CASC) UPDATE 

 

Ms. Muoio said that they were continuing to meet about the DECD grant. They will be meeting 

on the 7th to determine what remains to be done for the grant funding.  

 

Mr. Covino said that the DECD had informed them that the CASC was compliant. The only item 

outstanding is final approval from the City of Bridgeport . The original letter was called a 
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negative pledge. However, the attorneys came up with an estoppel certificate to cover what the 

DECD needed and what Bridgeport needed. He said that this process, which was supposed to be 

fairly simple, had been drawn out. The original grant was issued in November of 2018. 

 

Mayor Hoydick said that there was no reason to delay this process any more.  

 

Council President Nieves said that she had reviewed the minutes and was somewhat unclear on 

why they would vote on a negative pledge. She added that that the minutes had also stated that 

the City was selling the airport. However, the City has not sold the airport, they are merely in 

discussion regarding it.  

 

Council President Nieves asked for clarification on the issue about the negative pledge since they 

were asking for a 35 year lease for one piece of the property.  

 

Mr. Covino said the original request from the DECD was negative pledge/restrictive covenant. 

This was not acceptable to the City, so everyone agreed on this estoppel certificate that states the 

funding has to go to the building and cannot be used for anything else.  

 

Discussion followed about the information that would be discussed at the September 7th 

meeting. Ms. Muoio said that there would be further information available following the 

upcoming meeting.  

 

APPROVAL OF COMMERCIAL OPERATOR INTENDING TO PROVIDE 

EMERGENCY AIR MEDICAL TRANSPORT SERVICES 

 

Ms. Muoio said that there was a great opportunity for the airport to become a base of operations 

for a medical transport company, Med-Trans, for essential lifesaving emergency medical 

transport flights in the local area. She then reviewed the proposed details regarding the annual 

fee and the type of agreement the company would be operating under if approved.  

 

** MR. FLATTO MOVED TO APPROVE THE COMMERCIAL OPERATOR, 

INTENDING TO PROVIDE EMERGENCY AIR MEDICAL TRANSPORT SERVICES 

** MAYOR HOYDICK SECONDED. 

 

Council President Nieves asked for clarification on the details. Ms. Muoio explained that the 

company works with Northwell Health on Long Island and Yale New Haven Heath in 

Connecticut.  

 

Mr. Vincent Apreda, the company manager, came forward and explained that the company was 

currently operating out of Islip airport but would like to further their operations to the Bridgeport 

area. This would allow them to provide service to Coastal Connecticut, Central Connecticut and 

Eastern Connecticut.  
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The aircraft is a small aircraft that would be operating 24/7 with most of the flights being sent to 

Yale New Haven. Mr. Apreda then gave a detailed overview of the operation and noted that their 

helicopter has delivered patients to St. Vincent’s and Bridgeport Hospital in the past.  They 

would like to start up in November.  

 

** MR. FLATTO MOVED TO RESCIND HIS MOTION IN ORDER TO AMEND IT.  

** MAYOR HOYDICK SECONDED.  

 

** MR. FLATTO MOVED TO MED-TRANS, INC. AS THE COMMERCIAL 

OPERATOR, INTENDING TO PROVIDE EMERGENCY AIR MEDICAL TRANSPORT 

SERVICES 

** MAYOR HOYDICK SECONDED. 

** THE MOTION PASSED UNANIMOUSLY. 

 

APPROVAL OF INTERIM STRATEGIES REGARDING: 

 

LEASE RENEWAL/RENT ADJUSTMENT NEGOTIATION AND STRATEGY 

WHILE AWAITING POTENTIAL OWNERSHIP TRANSFER 

 

NEW LEASE STRATEGY WHILE AWAITING POTENTIAL OWNERSHIP 

TRANSFER 

 

TENANT RENT ESCALATION ISSUE WHILE AWAITING POTENTIAL 

OWNERSHIP TRANSFER 

 

Ms. Muoio said that there had been a number of discussions with various tenants at the airport 

regarding lease renewals, and the formula for calculating a monthly rent escalation. She asked 

for the Commission’s guidance regarding potentially deferring the discussions pending the 

potential ownership transfer status.  

 

Mr. Flatto said that it did not seem to make sense to have major lease discussion during the 

potential ownership transfer discussions.  

 

Mayor Hoydick pointed out that a monthly rental escalation during this time would not be 

worthwhile for the tenant. Discussion followed about the various tenant leases on the airport 

tenants and their expirations dates.  

 

Mr. Flatto suggested that they schedule a special meeting in the near future to discuss these short 

term leases. Mayor Hoydick suggested that Ms. Muoio meet with the tenants to discuss lease 

term acceptance prior to scheduling a special meeting.  

 

** MR. FLATTO MOVED TO ENTER INTO EXECUTIVE SESSION TO DISCUSS 

LAND ACQUISITION AND POTENTIAL NEGOTIATIONS.  

** MS. MARTINEZ SECONDED.  
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** THE MOTION PASSED UNANIMOUSLY. 

 

Council President Nieves announced that the following people would be admitted to the 

Executive Session: Ms. Muoio, Airport Manager; Atty. Michael Jankovsky, City Attorney’s 

Office, Craig Nadrizny, Public Facilities Director.  

 

The Commissioners entered into Executive Session at 5:08 p.m. They returned to Public Session 

at 5:52 p.m. No actions or votes were taken during the Executive Session.  

 

** MAYOR HOYDICK MOVED TO TABLE THE FOLLOWING AGENDA ITEMS: 

 

LEASE RENEWAL/RENT ADJUSTMENT NEGOTIATION AND STRATEGY 

WHILE AWAITING POTENTIAL OWNERSHIP TRANSFER 

 

NEW LEASE STRATEGY WHILE AWAITING POTENTIAL OWNERSHIP 

TRANSFER 

 

TENANT RENT ESCALATION ISSUE WHILE AWAITING POTENTIAL 

OWNERSHIP TRANSFER 

 

** MR. FLATTO SECONDED. 

** THE MOTION PASSED UNANIMOUSLY. 

 

Ms. Martinez left the meeting. 

 

APPROVAL OF LEASE RENEWAL HANGARS 1-4 WITH IMMEDIATE UTILITY 

REPAIRS REQUIRED BY STRATFORD ARMY ENGINE PLANT REMEDIATION 

PROJECT 

 

Mr. Flatto asked if there was an estimated cost for the proposed work and what kind of timeline 

was being proposed.  

 

Ms. Muoio said that the most critical work would be the fire suppression system and utility 

infrastructure connections. There also needs to be rehabilitation of the parking lot, safety and 

security modifications for the fence line, interior renovations and façade upgrades. 

 

Mr. Michael Phillips from Atlantic Aviation, then addressed the Commission and said that the 

total for the renovation was $9 million.  

 

Discussion followed about the terms in the Atlantic Aviation lease.  

 

** MAYOR HOYDICK MOVED TO TABLE THE APPROVAL OF THE LEASE 

RENEWAL HANGER 1-4 WITH IMMEDIATE UTILITY REPAIRS REQUIRED BY 

STRATFORD ARMY ENGINE PLANT REMEDIATION PROJECT.  
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** MR. FLATTO SECONDED. 

** THE MOTION PASSED UNANIMOUSLY. 

 

AIRPORT MANAGER’S REPORT 

 

Ms. Muoio presented her report. 

                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                 

ADJOURNMENT 

 

** MAYOR HOYDICK MOVED TO ADJOURN. 

** MR. FLATTO SECONDED. 

** THE MOTION PASSED UNANIMOUSLY.  

 

The meeting adjourned at 6:02pm. 

 

Respectfully submitted 

 

S. L. Soltes 

Telesco Secretarial Services 
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CITY OF BRIDGEPORT LEASE EXTENSION AGREEMENT 

BRIDGEPORT-SIKORSKY AIRPORT 

 

DATED  _____________________, 2022, 

 

BETWEEN 

 

CITY OF BRIDGEPORT (AS LANDLORD) AND 

BRIDGEPORT AIRPORT SERVICES, INC. d/b/a ATLANTIC AVIATION 
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LEASE EXTENSION HANGARS 1-4 

 

 This Lease and Operation Agreement (“Lease” or “this Agreement”) made and executed this 
____ day of _____________________, 2022 but effective for the term set forth in Section 3 by and 
between the CITY OF BRIDGEPORT (the “City”), a municipal corporation organized and existing under 
the laws of the State of Connecticut, and BRIDGEPORT AIRPORT SERVICES, INC. D/B/A ATLANTIC 
AVIATION a corporation duly authorized to do business in the State of Connecticut (“Tenant”)  

 WHEREAS, the City and the Tenant entered into a certain Lease and Operation Agreement 
dated September 1, 1995 that allowed the Tenant to occupy the premises known as Hangars 1 & 2.  
The term of the Hangars 1 & 2 Lease, after all options to renew, expired on September 30, 2015, but 
was extended until September 30, 2016, pursuant to a Standstill Agreement dated September 30, 
2015.  The term was further extended until September 30, 2022, pursuant to an Amendment to 
Standstill Agreement, dated June 9, 2017. 

 WHEREAS, the City and Tenant also entered into a certain Lease and Operation Agreement 
dated September 5, 2002 that allows the Tenant to occupy the premises known as Hangars 3 & 4.  
The term of the Hangars 3 & 4 Lease, after all options to renew, expires on September 30, 2022.  

 WHEREAS, on June 18, 2012, the City and Tenant entered into an Amendment to City of 
Bridgeport Lease and Operation Agreement with Bridgeport Airport Services, Inc. Dated September 
1, 1995 (Lease for Hangar 1 & 2) and City of Bridgeport Lease and Operation Agreement with 
Bridgeport Airport Services, Inc. Dated September 5, 2002 (Lease for Hangar 3 & 4).  

 WHEREAS, the terms for both leases expire on September 30, 2022, and the Tenant desires 
to continue to lease Hangars 1-4 beyond said date.   

 WHEREAS, the City desires to make available quality aeronautics-related facilities for use by 
the general public where applicable, thereby enhancing the possibility of an increase to commercial 
and industrial development in the inner-city urban area serviced by the Airport and, to that end, is 
agreeable to the undertakings of the Tenant set forth herein, subject to the terms and conditions 
herein specified.  

 WHEREAS, the City and the Tenant have the authority to enter into this Lease, extending the 
Tenant’s right to possess Hangers 1-4.  

 NOW THEREFORE, KNOW YE THAT: 

1. Leased Premises. 

City for and in consideration of the rents, additional rents, terms, covenants and conditions 
herein defined, reserved and contained, does hereby demise and lease to Tenant, and Tenant does 
hereby hire and lease from City that certain real property known as Hangars 1-4, shown and 
described in Schedule A attached hereto, together with  any improvements existing on such real 
property as of the date of this Agreement (such real property and existing improvements being 
collectively defined as the "Leased Premises"), together with certain rights, services, licenses and 
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privileges at the Airport, all subject at all times to all of the terms, obligations, restrictions, conditions, 
specifications and covenants hereinafter contained, either by attachment hereto or by reference 
thereto.  The Leased Premises consist of approximately 96,000 sq.ft. of hangar space, 26,691 sq.ft. 
of office space, 411,403 sq.ft. of apron space, and 44,945 sq.ft. of vehicle parking space. The final 
lease area to be amended based on A-2 survey completed by the tenant. Following completion of 
the A-2 survey, it will be annexed here as Schedule A-1.  

Modification to the limits of the Leased Premises in the area closest to Runway 11-29 may 
be required in the future, as the Airport pursues projects outlined in the FAA-Approved Airport 
Master Plan Update and Airport Layout Plan (ALP), completed in February 2021. Reclassifying 
Runway 11- 29 to accommodate current FAA design standards potentially required by more frequent 
use by larger aircraft in the future may require greater separation distances between adjacent 
facilities.  This may result in an inward shift of the existing nonmovement area boundary line on the 
Leased Premise’s apron and modification of Taxiway D.  The boundary map will need be updated at 
that time to reflect any required lease line modifications and rent calculations based on apron square 
footage, as set forth in Section 4 herein, shall be adjusted accordingly.  To the extent that a 
modification to the Leased Premises is required as a result of the foregoing, Landlord shall be 
responsible for providing an updated survey.   

 2.  Certain Definitions. 

Whenever used in this Lease: 

a. “Additional Rent” shall mean any other payment (other than Annual Base Rent) required to be 
made by the Tenant.  

b. “Aircraft” shall mean new or used aircraft of every kind and description, including but not limited 
to, sea planes and rotary wing and accessories and equipment thereof.  

c. “Aircraft Products” shall mean Aircraft engines, parts, instruments, accessories, equipment and 
supplies (including radio and electronic equipment and ground support and Maintenance 
equipment) and all other products used in aviation, Aircraft or relating to the operating, servicing 
and Maintenance of Aircraft. 

d. “Airport” means the Bridgeport-Sikorsky Airport. 
e. “Airport Fuel Fee” is defined in Section 4.C herein.   
f. “Annual Base Rent” is defined in Section 3.A. herein.  
g. “Avionics” shall mean that branch of electronics which relate to aviation and includes all radio, 

navigational and electronic control equipment.  
h.  “Capital Improvements” means any addition or alteration to the Leased Premises that (1) 

substantially adds to the value of the Leased Premises or appreciably prolongs the useful life of 
the Leased Premises; (2) becomes part of the Leased Premises or is permanently affixed to the 
Leased Premises and ownership vests with the City upon Termination of the Lease; and (3) is 
intended to become a permanent installation.   Capital Improvements include, but are not limited 
to, roof replacement, hangar door restoration, repair and replacement of Ramp, repair and/or 
replacement of Fuel Farm.  

i. “City” refers to the City of Bridgeport.  
j. “CAA” refers to the Connecticut Airport Authority.  
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k.  “Existing Improvements” refers to all improvements existing on the real property as of the date 
of this agreement.  

l. “FAA” shall refer to the Federal Aviation Administration.  
m. “Fixed Base Operator” shall mean any persons, corporation or company operating subject to an 

agreement with the City, whereunder such person, corporation or company provides and offers 
to the public the Mandatory Services and Optional Services hereinafter described and uses the 
Airport as a base or terminal for the commercial operations expressly permitted by such 
agreement.   

n. “Fixed Base Operation” or “FBO” shall mean the business conducted at the Airport by the Fixed 
Base Operator.  

o. “Gross Receipts” as used in this Lease shall mean the actual payment to Tenant in consideration 
of the sale or lease of all goods and services furnished by Tenant, and made on or from the Leased 
Premises.  It shall include any form of payment, including but not limited to cash, note, 
conditional sale contract or any debt instrument and shall include base rent under Subleases.  
Gross receipts shall not include (1) the amount of any federal, state or local excise, sale or use 
taxes; (2) the amount of any refund or credit for returns, overcharges or amount of any refund 
or credit for returns, overcharges or amount of any refund or credit for returns overcharges or 
trade-ins; (3) the amount of any case volume or other discounts actual allowed or paid; (4) any 
interest or other investment income earned on funds on deposit, and the amount of any interest, 
finance charge or other add-on charged in respect of deferred cash payments; (5) receipts from 
the sale or disposal of capital or operating equipment of supplies owned by Tenant and acquired 
for its own use in the conducts or its operations; (6) revenues of Subtenants and Sublease rent 
reimbursement of Annual Base Rent under this Lease; (7) additional rental payments from 
Subtenants in respect of real estate taxes and operating expenses shall be excluded from Gross 
Receipts of Tenant; (8) revenues from sales of Aviation fuel; (9) the proceeds of any financing or 
borrowing by, or equity investment, in Tenant; (10) the proceeds of any sale or assignment of 
this Lease; (11) any proceeds of insurance or condemnation; (12) Subtenant security deposits 
(unless and until applied to pay Sublease base rent), or (13) amounts received by Tenant whose 
inclusion in the Gross Receipts of Tenant would result in a double payment to City.   

p. “Hangars 1-4” refers to the premises identified in Schedule A. 
q. “Index” shall mean the United States Department of Labor, Bureau of Labor Statistics Consumer 

Price Index for all Urban Consumers, U.S. City Average, “All Items” (1982-1984 equals 100).  If 
the CPI Index is discounted or revised, the average rate of inflation shall be determined by 
reference to the index designated as the successor or substitute index by the government of the 
United States.  

r. “Lease” refers to this City of Bridgeport Lease Extension Agreement: Bridgeport-Sikorsky Airport 
entered into between the City and the Tenant.  

s. “Leased Premises” is defined in Section 1 herein.  
t. “Legal Requirements” refers to all laws, statutes, and ordinances (including, but not limited to, 

building codes and zoning regulations and ordinances), Environmental Laws and the orders, 
rules, regulations and requirements of all federal, state, county, and municipal governments, any 
agencies, officers, departments, boards and commissions thereof, which may now or hereafter 
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be applicable to the Leased Premises of the Airport, or any part thereof, or the use or manner of 
use of all or any part of the Leased Premises or Airport.  

u. “Maintenance” shall mean the maintenance, storage, repair, modification, overhaul, 
demonstration, outfit and service of aircraft avionics, instruments refurbishment, aircraft 
engines and/or airframes and all aircraft products, performed by personnel holding applicable 
certificates issued to them by the Federal Aviation Administration as required for the work being 
performed.  Maintenance shall include the ancillary sale and installation of Aircraft Products.   

v. “Mandatory Services” is defined in Section 5 herein.  
w. “Optional Services” is defined in Section 6 herein.  
x. “Permitted Use” shall mean, collectively, use of the Leased Premises for the uses permitted and 

required in Sections 5, 6 and 7 of this Agreement, and any other lawful uses which are ancillary 
to, or in support of, the foregoing specific permitted and required uses.  

y. “Ramp” is synonymous with Apron and is the area where aircraft park, load, and unload.   
z. “Subtenant” shall mean a sublease, or license, of all or any portion of the Leased Premises.  
aa. “Tenant” refers to Bridgeport Airport Services, Inc., doing business as Atlantic Aviation.  
bb. “Term of the Lease” is defined in Section 3 of this Agreement. 

 
3. Term of Lease. 

A.  Term of the Lease.   The term of this Lease shall be a twenty-year period, 
commencing October 1, 2022 and terminating on September 30, 2042. 

B. Lease Extension.  If the Lease shall not have been terminated 
pursuant to any provisions hereof and no Events of Default exist hereunder, then Tenant may, at 
Tenant's option, extend the term of this Lease for two (2) successive additional terms of five (5) years 
each (each an "Extension Term," collectively the "Extension Terms") commencing on the expiration 
of the original term, or the immediately preceding Extension Term, as the case may be.  Tenant may 
exercise such option by giving City written notice at least six (6) months prior to the expiration of the 
original term or the immediately preceding Extension Term, as the case may be.  Upon the giving by 
Tenant to City of such written notice and the compliance by Tenant with the foregoing provisions of 
this paragraph, this Lease shall be deemed to be automatically extended upon all the covenants, 
agreements, terms, provisions and conditions set forth in this Lease. 

4. Rent and Fees Payable to City.  

A. Annual Base Rent.  Tenant shall pay the City an “Annual Base Rent” in 
consideration for the letting hereunder in the following amount: 

Hangar  96,000 sq.ft. $7.00/sq.ft. $   672,000.00 
Office Space 26,691 sq.ft. $13.00/sq.ft. $   346,983.00 
Apron  411,403 sq.ft. $0.37/sq.ft. $   152,219.11 
Vehicle Park 44,945 sq.ft. $0.37/sq.ft. $      16,629.65 
TOTAL ANNUAL BASE RENT:   $1,187,831.76 
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Base Rent shall be paid in monthly installments, each being one twelfth of the Annual Base Rent, pro-
rated based on the commencement and termination of the Term or any Extension Term.  Base Rent 
shall be delivered in advance, on the first of the month, by check payable to the City of Bridgeport.  
To the extent that the square footage is adjusted based on Tenant’s providing a survey or the Airport 
requiring movement of the boundaries of the Leased Premises as discussed in Section 1 above, the 
Annual Base Rent will be adjusted accordingly.  
 

i. Adjustments to Base Rent – CPI.  Commencing October 1, 2025 and 
every three years thereafter, including any Extension Term, the Base Rent payable for the upcoming 
year shall be increased to an amount equal to the product of the Base Rent in Paragraph 4.A. above 
multiplied by a fraction, the denominator of which shall be the Consumer Price Index (as hereinafter 
defined) figure published for September 2022, and the numerator of which shall be the Consumer 
Price Index figure for September of the adjustment year (provided that such fraction shall not in any 
event be less than 1).  As used herein, the term "Consumer Price Index" shall mean the United States 
Department of Labor's Bureau of Labor Statistics' Consumer Price Index, All Urban Consumers, All-
Items, or the successor of such index, or if no successor index is designated, then such other index as 
City reasonably shall designate. Should City lack sufficient data to make the determination specified 
herein on the date of any such adjustment, Tenant shall continue to pay the monthly rent payable 
immediately prior to such adjustment date.  As soon as City obtains the necessary data, it shall 
determine the rent payable from and after such adjustment date and shall notify Tenant of the 
adjustment in writing.  Should the monthly rent for the period following such adjustment date exceed 
the amount previously paid by Tenant for such period, Tenant shall forthwith pay the difference to 
City. In no event shall the rent due in any year be less than the rent due in the immediately preceding 
year, and in no event shall an increase in rent based on any adjustment in Section 4(A)(i)-(ii) be 
retroactive. If the adjustment calculation indicates a decrease in the rental rate, the rent shall not 
decrease but shall instead remain the same as the previous rental rate. 
 

ii. Fair Rental Value Appraisal.  Commencing October 1, 2027, the City 
shall have a right to adjust Base Rent to take into account then current market conditions based upon 
rental income that airport property would most likely command in the open market for general 
aviation, aeronautical use, indicated by the current rents paid for comparable space, for similar uses 
at comparable facilities at other airports within the same region, as of the date of the appraisal (the 
“Fair Rental Value Appraisal” or “Fair Rent”).  If Landlord and Tenant cannot agree on the Fair 
Market Rent, each party shall, by notice to the other, appoint a disinterested and licensed M.A.I. 
Real Estate Appraiser of national reputation and renown with at least five years of experience in 
appraising airport properties throughout the United States to determine the Fair Market Rent.   
Each party shall bear their own cost and expense in retaining the appraiser.  In determining the 
Fair Market Rent, each appraiser shall give appropriate consideration to the terms of the Lease 
and shall state in writing the basis for their determination of the Fair Market Rent.  If the two 
appraisals are within 15% of each other, the Fair Market Rent shall be the median of the two 
appraisals.  If the two appraisals are more than 15% apart, the two appraisers shall appoint a 
third appraiser meeting the criteria above, with both parties sharing equally in the cost and 
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expense of retaining the third appraiser, who will select which of the two proposed 
determinations of Fair Market Rent most closely approximates the third appraiser’s 
determination of Fair Market Rent and that will constitute the Fair Market Rent and shall be final 
and binding on the parties.   

 
iii. Notwithstanding CPI adjustments, the City may not adjust Base 

Rent for Fair Rent more than once every five (5) years. In no event shall the rent due in any year be 
less than the rent due in the immediately preceding year. .    

B. Additional Rent.  As Additional Rent for the Leased Premises, Tenant shall 
pay City, monthly, five percent (5%) of aeronautical and ten percent (10%) non-aeronautical Gross 
Receipts received by Tenant for the prior calendar month.  Within ten (10) days after the expiration 
of each month, Tenant shall pay said Additional Rent, as well as, prepare and deliver statements of 
Gross Receipts to City.  Said statements shall be organized in such a manner as to separate 
aeronautical from non-aeronautical Gross Receipts.  The statements shall be prepared and certified 
by Tenant’s Finance Department.  During the Term of the Lease, Tenant shall maintain complete 
records of all sales and services and business conducted by Tenant at the Leased Premises, including 
records of all receipts.  All such records shall be kept in accordance with good accounting practices 
and maintained for inspection for a period of not less than seven (7) years.  City hereby reserves the 
right, upon reasonable prior notice to Tenant, to review, examine and/or audit records of Tenant 
with respect to the calculation of Additional Rent at the offices of Tenant and at mutually convenient 
times during Tenant’s normal office business hours.   

C. Aviation Fuel.   As further Additional Rent for the Leased Premises, during 
the Term of the Lease, Tenant shall pay a fee (the “Airport Fuel Fee”) per gallon of aviation fuel sold 
or pumped by Tenant at the Leased Premises.  The initial fee shall be twelve ($0.12) cents per gallon 
of fuel sold, however said fee shall be subject to change based on market conditions, upon thirty (30) 
days notice from City.  The Airport Fuel Fee shall be paid monthly, to City, within ten (10) days after 
the end of each calendar month and shall be accompanied by a signed report by Tenant, showing 
sales of Aviation Fuel during the specified prior month and the calculation(s) performed to determine 
the Airport Fuel Fee payment being made to City.  Excluded from the aviation fuel used to compute 
the Airport Fuel Fee shall be sales or deliveries to any Federal, State or municipal government agency.  
All aviation fuel delivered each month to any facility, site and/or storage equipment owned, leased 
or operated by Tenant and/or Subtenants at the Airport, including any aviation fuel owned by others 
and delivered to such facility, site, and/or equipment of Tenant for the purpose of fueling Aircraft on 
a “flow through” basis for a pumping or “on board” fee, shall be included in the gallonage reported 
and the Aviation Fuel Fee calculated thereon subject to the exclusions in this Section, except there 
shall be excluded therefrom (i) any aviation fuel on which an Airport Fuel Fee has already been or is 
otherwise being paid to the City, whether by Tenant or a third-party, and (ii) any aviation fuel used 
by or for Tenant as part of a maintenance or repair procedure, as in an engine test cell.  If no sale or 
delivery of aviation fuel was made during any calendar month, Tenant shall submit the required 
report indicating that no sale or delivery was made by Tenant for such month. 
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D. Payments of Annual Base Rent and Additional Rent.  All rental payments shall 
be addressed to the Airport Manager, Bridgeport-Sikorsky Airport, Stratford, Connecticut, unless 
directed by the City in writing to address them to another unit.  Rental payments shall be deemed 
made on the date that they are received by the City.  If any amount to be paid by Tenant to City under 
the provisions of this Lease remains unpaid for more than fifteen (15) days after the respective due 
date, City may assess against Tenant a penalty for late payment at a rate of one and one-quarter 
(1.25%), per month, on such unpaid amount.  The penalty shall be billed to and added to the account 
of Tenant each month thereafter until payment is made.   

5. Mandatory Airport Services. Tenant, throughout the Term of the Lease shall 
provide, or cause a contractor, subcontractor or Subtenant of Tenant to provide, the following 
services (hereinafter “Mandatory Services”) at, or from, the Leased Premises, including to Aircraft 
requiring such services on the Ramp, unless excused by reason of impossibility, law or breach by City:  

(A) Fuel Sales.  The sale and storage of aviation petroleum products, including 
fuel, propellants and lubricants, or any product or products incident to the 
use of Aircraft, including the use of fueling vehicles to service Aircraft.   
Fueling vehicles shall be constructed and equipped in accordance with all 
applicable Federal Aviation Administration and National Fire Protection 
Association (NFPA) rules, regulations and guidelines.  

(B)  Aircraft storage and tie-downs.  Aircraft parking, storage, and tie down 
services provided for transient Aircraft and Aircraft based at the Leased 
Premises and on the Ramp; provided that Tenant shall have the right to 
charge and collect and retain fees for services provided by Tenant to Aircraft 
on the Ramp, including tie-down services and any other services Tenant is 
required or permitted to provide pursuant to this Lease.  

(C)  Line-service and pilot/passenger services and facilities.  Ground support 
services and equipment, customer waiting lounge, pilot briefing room, 
restrooms, telephone facilities, and other customer and pilot services.   

6.   Optional Services.  During the Term of the Lease and any exercised Extension Term, 
Tenant may include, but shall not be obligated to include, within its operation under this Lease, the 
following businesses, services and activities (including the insuring and financing thereof) 
(hereinafter “Optional Services”) in accordance with commercially reasonable, published and 
uniformly applicable, Airport standards (and such businesses, services or activities pay be provided 
by a contractor, subcontractor or Subtenant of Tenant): 

(a) Aircraft charter, including Aircraft charter, air taxi, air freight and commuter 
service; however, it is mutually understood that Aircraft arrivals may be subject 
to such landing fees as City may uniformly apply to Aircraft utilizing the Airport;  

(b)  Aircraft management services; 

(c)   Aircraft fractional share management; 
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(d)  Aircraft rental.   Rental of Aircraft that are properly certified and maintained in 
accordance with applicable Federal Aviation Regulations; 

(e)  Aircraft  sales,  including selling, leasing  and financing  of  both  new  and  used 
Aircraft,  power  plants,  engine  parts  and  accessories,  radios,  Avionics  and 
supplies, Aircraft parts and accessories, instruments, pilot supplies, 
miscellaneous aviation parts and supplies, and similar items; 

(f)  Miscellaneous  sales  and  services (aviation  related), including buying, storing, 
selling and furnishing automotive fuels and lubricants for aviation ground 
support equipment based at the Airport to third parties both at wholesale and 
retail; 

(g) Rental of hangar space, including rental of space for hangaring of Aircraft and 
other aeronautical activities and/or services; 

(h)  Fuel farm, as detailed herein in Section 9.  

(i)  Instruction and training (flight and Maintenance), including Aircraft flight and/or 
Maintenance  instruction   by  properly certified  instructors  with  ratings  and 
qualifications, operating   or maintaining Aircraft that are properly certified and 
maintained in accordance with applicable Federal Aviation Regulations. 

(k)  Avionics Maintenance and repair; 

(l)   Public facilities, including provision of counter space for automobile rentals 
(excluding space for rental automobiles) and public telephones and customer's 
restrooms; 

(m) Aviation legal services; 

(n) Aircraft catering services;  

(o)  FAA office space rental;  

(p) Flight attendant services; 

(q) Ground transportation services;  

(r) Limousine services; 

(s) Homeland Security office space rental; 

(t) Overnight accommodation services (Airport specific – pilots/Maintenance/FAA); 

(u) Schedule and dispatch services; 

(v) Customs offices; 

(w) Sale and/or rental of other aviation-related products and services: and 
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7. Other Rights Granted to Tenant.   In addition to other rights granted to Tenant 
hereunder, City does hereby grant Tenant the right to conduct business at the Airport, together with 
all the ancillary rights required for the performance of the services allowed hereunder and fulfillment 
of its obligations and responsibilities all subject during the Term of the Lease, to all of the terms, 
obligations, restrictions, conditions, specifications, and covenants contained in this Lease.  Such 
ancillary rights shall include, but not be limited the following: 

(a) The right to use, maintain and operate the improvements and related facilities 
now existing on the Leased Premises, for the Permitted Use. 

(b) The right to perform Maintenance upon any Aircraft and Aircraft Products of its 
customers; 

(c)  The right to conduct business and to use the Leased Premises for any aviation  
related  uses,  including  the  servicing  of ground vehicles and equipment  and 
any one or more uses and purposes related and incidental to  the  conduct  of a  
full-service  and  full-facility Fixed  Base  Operation, or  the  general conduct  of  
any  aviation-related business conducted in accordance with all applicable Legal 
Requirements (or any other business conducted in accordance with all applicable 
Legal Requirements related to the herein mentioned Permitted Use, services and 
facilities and not excluded hereby); 

(d)  The right to land, take off, fly, taxi, tow, load, and unload Aircraft and other 
equipment in any lawful activity if incidental to the conduct of the operations 
permitted in this Lease; 

(e) The right to use, in common with others, all public areas and facilities, equipment, 
improvements, services and accessories of the Airport, including, without 
limitation, but subject to all regulations reasonably required by City for proper 
management of the Airport, the runways, landing areas, taxiways, aprons, 
roadways, parking areas, terminal(s), runway lights, landing lights, signals, radio 
aids and other operating aids usual and necessary for the conduct of air 
operations. The right to ingress and egress from the Leased Premises to the 
public areas of the Airport via the public road leading to the Airport are extended 
to Tenant, its employees, agents, authorized persons, business invitees and 
guests; 

(f) The right to acquire, install, operate and maintain on the Leased Premises the 
Improvements, facilities, equipment and supplies required or appropriate for the 
performance of the operations permitted by the terms of this Lease; 

(g)  The right to train its personnel and to conduct demonstration flights; 

(h)  The right to store on the Leased Premises its Aircraft, Aircraft Products and 
Aircraft of its customers; 
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(i)  The right to receive, store load, unload and deliver persons and personal property 
consisting of cargo and mail and the right to operate management, 
administration, accounting, and supervisory offices and facilities if incidental to 
the conduct of operations permitted under this Lease; and 

(j) The right to provide food services of every nature or kind to its employees, invitees 
and guests in compliance with whatever governmental regulations are 
applicable for such services. 

8. Operating Requirements. 

(a) Refuse.   Tenant agrees that it shall not permit hazardous or unreasonably 
objectionable fumes, smoke or odors apart from those experienced in normal 
Aircraft and Airport activities, and that no unsightly accumulation of boxes, 
barrels, packages, junk, waste paper or other article shall be permitted on the 
Leased Premises. 

 
(b) Inspections.  It is understood and agreed by the parties hereto that City and 

other interested regulatory local, State, and Federal agencies shall have the right 
to enter the Leased Premises at any time during emergency or crisis situations 
and at other reasonable times after reasonable prior notice to Tenant for 
inspection of its operations, facilities and equipment, and for any purpose 
necessary to the performance, by any such agency, of its obligations or the 
exercise of its governmental functions.   Inspections provided for herein above 
will include but not be limited to investigation as to compliance by Tenant with 
applicable Legal Requirements pertaining to building codes and repairs, safety, 
fire protection, sanitation, flight operations and Maintenance, and general 
bookkeeping as these apply to the terms of this Lease. 

 
(c)  Airport Manager's Directions.   Tenant agrees to send on a timely basis to City 

and display to the public (if required under applicable Legal Requirements) 
copies of any and all permits, licenses, and other evidence of compliance with 
applicable Legal Requirements.  Tenant hereby recognizes the authority of the 
Airport Manager in supervising the conduct of aviation activities at the Airport, 
and agrees to comply with the Airport Manager's rightful written directions, 
which compliance is understood to be mandatory.   The written directions may 
involve such matters as temporary relocation of parked Aircraft or other vehicles 
and equipment, and temporary use of associated ramp areas.  Continual or 
repeated disregard of the rightful written direction shall be deemed to be a 
default under this Lease. 

 
(d) Airport Security.   Tenant shall comply with all applicable Federal and State 

regulations and Airport directives regarding security of the Airport operations 
areas.  Tenant shall be responsible for the consequences of any unauthorized 
access to the Airport's operation areas, which access was gained through the 
Leased Premises due to the negligence of Tenant, its Subtenants, or the 
customers thereof, and Tenant shall directly pay or reimburse City for any legal 
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fine, penalty and judgment imposed against City by any Federal and State 
Regulatory Agencies or as a result of any legal action against City, resulting from 
access to the Leased Premises due to the negligence of Tenant or its Subtenants 
or the customers thereof. 

 
9. Fuel Farm and Pipeline.   The Tenant may use portions of the Leased Premises as 

fuel farm areas and may construct, install use, maintain, repair and replace such facilities and 
appurtenances thereto as may be approved by the City in writing, which approval shall not be 
unreasonably withheld or delayed.  The rights granted herein by the City to the Tenant are granted 
as part of the Leased Premises.  Any rights granted to the Tenant by the City under this Section 9 shall 
be construed to grant to the Tenant the right until termination or expiration of this Agreement to 
construct, install, inspect, use, operate, maintain, change the size of, renew, replace and repair one 
or more pipelines or other conduits, with such appurtenances including fuel storage tanks as are 
from time to time needed for the transportation and storage of fuel, together with the right to enter 
land of the City in connection therewith.    All pipelines, other conduits and appurtenances thereto 
including fuel storage tanks from time to time installed by the Tenant within such rights shall become 
the sole property of the City on or before the termination of this Agreement.  The City agrees that it 
will not at any time disturb or damage any pipeline, conduit or appurtenances including fuel storage 
tanks of the Tenant within any rights area and that it will not, at any time, construct or permit to be 
constructed any structure of any description which will limit or interfere with the rights of the Tenant 
under this Agreement.  In the event of a relocation, substitution or addition to the Leased Premises, 
or any part thereof, the City may grant such additional rights or relocate existing rights to the extent 
reasonably necessary to enable the Tenant to continue the operational use of its fuel farm and 
pipeline under this Agreement.   

 
10. Insurance.   Tenant, at its expense, agrees to obtain and keep in full force and effect 

at all times during the Term of the Lease and all extensions the following minimum liability insurance 
policy or policies covering all aspects of this Lease, at no cost to City, the same being carried with an 
insurance company or companies reasonably acceptable to City based on A.M. Best and Company 
rating: 
 

(a)   Commercial General Liability Insurance, including contractual liability, premises 
and operations, products and completed operations and broad form property 
damage coverages, providing for a limit of liability of not less than Five Million 
Dollars ($5,000,000) for each occurrence, aggregate, for all damages arising out 
of bodily injuries to, or death of, one or more persons and/or damage to or 
destruction of property in any one accident or occurrence. 

  
(b)  Comprehensive Automobile Liability Insurance covering all motor vehicles, 

including those owned , hired or non-owned, if any, which are used in connection 
with this Agreement with a total limit of liability of not less than One Million 
Dollars ($2,000,000) for each occurrence, aggregate, for all damages arising out 
of bodily injuries to or death of all persons and/or damage to or destruction of 
property in any one accident or occurrence.  
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(c) Workers Compensation and Employers Liability Insurance covering, in 
accordance with statutory requirements, obligations towards employees in the 
event of injury or death sustained in the course of employment. 

 
(d) Property Insurance.  Tenant shall procure coverage in an amount not less than 

One Million Dollars ($1,000,000) to insure against direct damage or loss to the 
Leased Premises, including all improvements and betterments, covering the 
interest of City of Bridgeport/Bridgeport-Sikorsky Airport and any City 
department which may have an interest.  Coverage shall be broad enough to 
provide for:                                     

 
(1) Standard broad form fire and associated perils policy, 
(2) Repair and replacement basis, 
(3) Agreed amount clause, 
(4) Full replacement value, 
(5) No co-insurance requirements, and 
(6) Flood, and quake 

 
(e)   Business Interruption.  Coverage for the amounts payable by the Tenant under 

this Agreement during any period of interruption of Tenant’s business, with 
proceeds payable directly to the City. 

 
(f)  Endorsements.  
 

(1) Policies required under Subsections (a) through (e) above shall be 
endorsed to include the following: 

  
NOTICE OF CANCELLATION.  In the event of nonrenewal, or 
cancellation, Tenant's insurer shall give written notice to the Airport 
Commission c/o Airport Manager 1000 Great Meadow Road 
Stratford, CT 06615, indicating that such cancellation or non-
renewal shall not be effective in less than 30 days from date notice 
is received by registered mail. 
 

(2) Coverage shall be endorsed to include the following: 
 

i. Additional Named Insured - Naming City of 
Bridgeport/Bridgeport-Sikorsky Airport and any department or 
agency of City as an additional insured, as their interest may 
appear. 

 
ii. Knowledge of Occurrence- Standard Wording 

 
iii. Notice Of Occurrence -Standard Wording 
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(h) Certificate of Insurance  - Prior to the occupancy  of the Leased Premises under 
this Lease, a properly authorized certificate of insurance evidencing that the 
above described  coverages  are  in effect by endorsement, including the 
required minimum notice of cancellation with elimination of the verbiage "will 
endeavor".  Further, the certificate shall clearly show: 

 
(1) Description of work - Lease/maintenance operation 
(2) Location (exact as possible) Bridgeport-Sikorsky Airport   
(3) City/Department (to which services are being provided) Bridgeport-

Sikorsky Airport 
(4) City/Department as additional insured - City of Bridgeport and 

Bridgeport-Sikorsky Airport as their interest may appear. 
 

(i)   Increase in Coverages.   Insurance coverage required to be maintained by Tenant 
shall be subject to adjustment, from time to time, to comply with any changes in 
minimum   requirements   reasonably   determined   necessary   by   City   for   its 
protection, provided (1) coverage  limits shall be increased if, increased limits 
would be customary under then-currently accepted business standards and are 
reasonably required to protect City and Tenant against claims covered thereby, 
(2) City shall not request an increase more often than once every two (2) years, 
(3) City shall provide Tenant with not less than six (6) months prior written notice 
of any  required  increases,  and  (4)  increases  shall  only  be  effective  on  dates 
coinciding with the renewal of Tenant's insurance policies. 

 
(j)  Subrogation.  Notwithstanding anything in this Lease to the contrary, City and 

Tenant each hereby waive  any and  all  rights of  recovery, claims, actions, or 
causes of action against the other, its officers, agents and employees with 
respect to  any  injury,  death,  loss,  or  damage  to  persons  or  to  the  Airport,  
Leased Premises, or any part thereof, or to any personal property of any of the 
aforesaid, as a result of fire, the elements, or any other cause which is insured 
against under the terms of the policies of casualty insurance that either party 
has in effect or is required to provide hereunder.   Any waiver hereunder shall 
apply only to the extent of any proceeds actually received by City or Tenant (as 
the case may be) with respect to such injury, death, loss or damage, regardless 
of cause or origin thereof, including negligence of either party hereto, its agents, 
officers, or employees.  Each party shall include, in each of its insurance policies 
covering loss, damage or destruction by fire  or other insured casualty; or 
worker's compensation or employer's liability (and, with respect to any 
equipment in the Leased Premises leased by Tenant, in the insurance policies 
covering equipment carried by Tenant or the lessors of such equipment) a waiver 
of the insurer's right of subrogation against the other party.   If such waiver is 
unobtainable or unenforceable, the insured party shall obtain from its insurer an 
express agreement that such policy shall not be invalidated if the insured waives, 
or has waived before the casualty or liability, the right of recovery against any 
party responsible for a casualty or liability covered by such policies.  If such 
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waiver shall cease to be obtainable, the insured party shall so notify the other 
party promptly after learning thereof. 

 
11. Loss of Use of Leased Premises.  

 
(A) Abatement of Rent.  The Tenant shall not be obligated to make any payments to 

the City, as called for by Section 4, during any time when all or substantially all 
of the Leased Premises shall be unusable for the Tenant's business purposes 
through no fault or negligence of Tenant, its employees and agents. In the event 
the Leased Premises are unusable for the Tenant's business purposes through 
no fault or negligence of the Tenant, its employees and agents, the payments 
called for by Section 4 shall be proportionately and equitably abated. 
 

(B) Closure of the Airport.   In the event that the Airport shall be closed for any 
period of time in excess of two (2) days by any order or direction of the City or 
any other governmental authority or agency or by any order or direction of any 
court of competent jurisdiction, the payments· called for by Section 4 shall abate 
for the period of such closing. 
 

(C) Condemnation.  If the whole or any substantial part of the Leased Premises shall 
be taken by any paramount public authority under the power of eminent 
domain, then the term of this Lease shall cease as to the part so taken from the 
day the possession of that part shall be taken for any public purpose, and from 
that day the Tenant shall have the right either to cancel this Lease or to continue 
in the possession of the remainder of the Leased Premises.   

 
12. Indemnification.   The Tenant, for itself, its successors and assigns, hereby releases, 

relinquishes and agrees to indemnify, protect, save harmless and defend the City, its officers, agents 
and employees from any and all claims, suits, actions, demands and liability for cost, loss, damage or 
injury to property of every name and description (whether it be that of either of the parties hereto 
or of third persons) and to persons (whether they be third persons or agents or employees of either 
of the parties hereto or of third persons) if caused by the negligence of the Tenant, provided, 
however, that the Tenant shall not be liable for any loss, damage or injury, occasioned by the 
negligence of the City, its agents or employees, and further provided that each party shall give to the 
other prompt notice in writing of any claim made or suit instituted which in any way directly or 
indirectly, contingently or otherwise may affect the other party.  Each party shall have the right to 
compromise and defend the same to the extent of its interest therein.  Such indemnity shall not be 
limited by reasons of any insurance coverage.   

13.  Maintenance of Leased Premises.   Tenant shall be responsible for all maintenance 
of land and improvements on the Leased Premises, which shall be kept in a clean and presentable 
condition.  Tenant shall be responsible for removal of snow and ice from the Leased Premises, 
including the ramp.  The Tenant shall conduct snow removal in such a manner as to not cause a 
hazard or obstruct visibility and access for aircraft, vehicular traffic, janitorial services, waste disposal, 
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gate activation system, and all maintenance of every kind and description including, but not limited 
to, structural repairs and replacements, on the Leased Premises.   

14. Utilities and Other Essential Services.   Tenant, at its sole cost and expense, shall be 
responsible for installation and maintenance of all required or desired utility systems and 
connections at the Leased Premises, including, but not limited to,  electricity, gas, internet, wi-fi, and 
telephone.  Tenant shall be responsible for the supply of water to the premises following the 
improvements specified in Section 18(a) below.  Notwithstanding the foregoing, Landlord shall 
remain responsible for sewer until such time as the plans for redevelopment of Stratford Army Engine 
Plant sewer is completed.   

15. Signs.  Tenant has the right to erect advertising and identification signs  at  the public 
entrance  to the Airport and on the Leased Premises  and the right to erect directional  signs on land 
owned by City adjacent to roadways leading to the Leased Premises as shall be approved by City, 
which approval will not be unreasonably  withheld, delayed or conditioned. 

16. Assignment and Subletting.   Any assignment or sublease of this Agreement or of 
the Leased Premises, in whole or in part, shall be subject to the City’s prior written consent, which 
City shall not unreasonably withhold, delay or condition.  City’s failure to respond to a written request 
for consent within forty-five (45) days of the delivery of Tenant’s request to City shall be deemed to 
constitute City’s irrevocable consent to such request.  This provision does not obligate Tenant to seek 
approval for Subleases which relate exclusively to the storage of Aircraft.   

17.  Covenants By City.  City covenants to observe and perform the following covenants 
at all times during the term of this Lease.   

A. Quiet Enjoyment. City represents and warrants to Tenant that Tenant shall have 
the quiet and peaceful enjoyment of the Leased Premises so long as no Event of 
Default exists, and that the rights therein granted to Tenant are in conformity 
with any and all applicable Federal State, and local laws, regulations and policies, 
and any and all other binding obligations of City with respect to the Airport. 

B. Police; Fire Protection. City agrees that it will provide fire and police protection 
to the Leased Premises at all times during the term of this Lease in accordance 
with the principles of good Airport management and in compliance with any and 
all regulations of the Federal Aviation Administration (FAA). 

C.   Airport Operating Standards.   City shall maintain and operate the Airport at all 
times during the Term of the Lease in accordance with its obligations to the 
United States under applicable Federal laws and regulations.  Existing  runways  
shall  not  be  shortened,  whether physically, or by legal displacement of landing 
threshold, and the Airport shall maintain, in effect, any currently existing 
avigation easements benefiting the Airport.  Subject to its foregoing obligations, 
City reserves the right and Tenant agrees that City shall have the right to  develop 
or improve the  landing and approach areas of the Airport as its sees fit, together 
with the right to prevent Tenant from erecting or permitting to be erected any 
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building or other structure on the Airport which reduces the usefulness of the 
Airport for Aircraft operating or constitutes a hazard to Aircraft, provided, 
however, that no such development or improvement shall be made which has 
the effect of denying Tenant enjoyment of the Leased Premises. 

D. Roads and Taxiways. City shall maintain all Airport roadways and taxiways 
providing access to the Leased Premises in good condition and repair. 

E. Future Encumbrance.  City shall not grant or permit any encumbrance to the title 
to the Leased Premises, or the Airport, which shall adversely affect Tenant's 
Permitted Use of the Airport and Leased Premises.  

F. Adherence to Deed Restriction.  City covenants not to release, seek or permit 
the release of the restrictive covenant in a Quit Claim Deed from the United 
States of America and Reconstruction Finance Corporation to the City, dated 
February 3, 1949, recorded in Volume 237, Page 451 of the Stratford Land 
Records limiting the use of the airport property to ''public airport purposes". 

G. Airport Maintenance of Common Areas.  City, at its sole cost and expense, shall 
at all times maintain in good operating condition the runways, taxiway and 
Airport roadways and parking areas at the Airport, except the Leased Premises.  
City shall in a timely manner remove snow from runways, taxiways and Airport 
roadways.  City shall stripe all taxiways at the Airport except those on the Leased 
Premises. 

18. Capital Improvements 

At its sole cost and expense, Tenant shall make the following Capital Improvements to the 
Leased Premises within the time frame specified.  It is anticipated that said improvements will be 
valued at approximately Nine Million ($9,000,000.00) Dollars.  All Capital Improvements made during 
the Term of this Lease and any extension shall be deemed a fixed part of the Leased Premises and 
owned by the City. 

A. Tenant shall be responsible for 2/3 of the costs associated with the Fire 
Suppression System and Water Source Relocation discussed in Paragraphs 
4.2, 4.3 and 4.5 of the Tripartite Settlement Agreement dated June 29, 2010 
(“Tripartite Settlement Agreement”) provided that all other contingencies of 
the Tripartite Settlement Agreement are met.  

B. Following Completion of the Fire Suppression System and Water Source 
Relocation described in the above referenced paragraphs, Tenant will 
perform upgrades to the fire suppression system serving Hangars 1,2,3 and 
4.  

C. Modification and reconnection of sewer line, in collaboration with the 
redesign of the sewer supporting the Stratford Army Engine Plant.  To the 
extent that Tenant pays a sewer connection fee for the connection of the 
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sewer line, Tenant shall receive a credit against rent owned in the full 
amount of the sewer connection fee paid.  

D. Rehabilitation, renovation and/or reconstruction of the ramp and vehicle 
parking area within the Leased Premises as necessary at Tenant’s discretion.   

E. Hangar door rehabilitation or replacement as necessary at the Tenant’s 
discretion. 

F. Redesign and construction of front entrance, including relocation of vehicle 
parking outside of Aircraft Operating Area (AOA).  To be completed by 
October 31, 2023. 

G. Environmental assessment of the decommissioned fuel farm to be 
completed by October 31, 2023.  To the extent that the Environmental 
assessment reveals contamination requiring remediation, Tenant will 
promptly notify Landlord and negotiate in good faith to enter into a cost 
sharing arrangement with respect to the required remediation.  Following 
remediation if required, Tenant will retain a qualified, licensed and insured 
contractor to remove remaining structures of decommissioned City fuel 
farm.    

H. Utilize existing Main Street curb cut to separate T-hangar access and 
corresponding Main Street beautification. To be completed by October 31, 
2023. 

I. Improvements to fence and access gate, as needed.  To be completed by 
October 31, 2023. 

J. New exterior façade. 
K. Interior renovations. 

19. Defaults.  The following events shall be an "Event of Default” hereunder: 

A.  Tenant Defaults: 

i. Nonpayment of Base Rent or Additional Rent within ten (10) days of the 
payment’s due date. 

ii.   If Tenant shall fail to perform or comply with any of the provisions 
contained in this Lease not related to rental payments, or if Tenant shall 
cease business operations and abandon the Leased Premises, and 
Tenant shall not have remedied the same within the thirty (30) days of 
notice hereof from City, this Lease shall be deemed to have been 
breached and Tenant shall be in default. Notwithstanding  the foregoing,  
in the case of a non-monetary  default which cannot with due diligence 
be cured within a period of thirty (30) days, Tenant shall have such 
additional time to cure same as may reasonably be necessary, provided 
(1) Tenant commences to cure such failure   within  the  thirty  (30)   day  
period  and  proceeds  promptly, effectively, continuously, and with due 
diligence to cure such failure after receipt of said notice, and (2) within 
such initial thirty (30) day period, Tenant provides City with notice 
describing with reasonable specificity the steps Tenant shall take to 
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effect such cure and the time which is anticipated to be required to 
effect such cure. 

iii. If the entity that is the Tenant at the time in question shall consent to an 
adjudication as bankrupt or file a petition in bankruptcy or such petition 
shall be filed against Tenant (and such involuntary filing is not dismissed 
within 90 days.  

B. City Defaults: In the event of a breach of any covenant of City, which if not 
fully rectified within thirty (30) days of Tenant’s delivery of notice of breach to City, this Lease 
shall be deemed to have been breached and City shall be in default.  Notwithstanding  the 
foregoing,  in the case of a default which cannot with due diligence be cured within a period 
of thirty (30) days, City shall have such additional time to cure same as may reasonably be 
necessary, provided (1) City commences to cure such failure   within  the  thirty  (30)   day  
period  and  proceeds  promptly, effectively, continuously, and with due diligence to cure 
such failure after receipt of said notice, and (2) within such initial thirty (30) day period, City 
provides Tenant with notice describing with reasonable specificity the steps City shall take 
to effect such cure and the time which is anticipated to be required to effect such cure. 

20. Termination. This Lease may be terminated by either party after Default and any 
requisite notice specified in p. 19. 

21.  Force Majeure.   Neither City nor Tenant shall be deemed to be in breach of this 
Lease by reason of failure to perform any of its obligations hereunder, if while, and to the extent that 
such failure is due to embargoes, shortages of materials, acts of God, acts of the public enemy, acts 
of superior government authority, rebellion or any other condition or circumstances whether similar 
to or different from the foregoing (it being agreed that the foregoing enumeration shall not limit or 
be characteristic of such conditions or circumstances) which is beyond the control of City or Tenant 
(excluding any financial inability to perform) or which could not be prevented or remedied by 
reasonable effort and at reasonable expense. 

22. Agent for Service of Process upon City.   City Clerk of City of Bridgeport or his/her 
successor in office is hereby appointed as agent for service of process upon City for any action arising 
out of or as a result of this Lease, such appointment to be in effect throughout the Term of this Lease, 
including may supplements hereto and any extensions thereof, if any, and six (6) years thereafter, 
except as otherwise provided by statute.   

23.  Notices. Any notice, demand, consent, approval, direction, agreement or other 
communication required or permitted hereunder or under, any other documents in connection 
herewith, shall be in writing and shall be directed as follows:  

 If to City:   

  City of Bridgeport  
Attn: Airport Manager 
1000 Great Meadows Rd.  
Stratford, CT 06497 

With a copy to:  
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Office of City Attorney 
999 Broad Street, 2nd Floor 
Bridgeport, CT 06604 
Attn: City Attorney 
 

If to Tenant:  
 
 Michael Phillips, General Manager 

Atlantic Aviation  
 900 Great Meadow Rd.  

Stratford, CT 06615 
michael.phillips@atlanticaviation.com 
 

With a copy to:  
Kevin Walsh, Assoc. General Counsel 
Atlantic Aviation  
5201 Tennyson Pkwy  
Plano, TX 75024 
Kevin.Walsh@atlanticaviation.com 
 

 
Notices shall be (i) personally delivered (including delivery by Federal Express, United Parcel 

Service or other comparable nation-wide overnight courier service) to the offices set forth above, in 
which case they shall be deemed delivered on the date of delivery (or first Business Day thereafter if 
delivered other than on a Business Day or after 5:00 p.m. New York City time to said offices); (ii) sent 
by certified mail, return receipt requested, in which case they shall be deemed delivered on the date 
shown on the receipt unless delivery is refused by the addressee in which event they shall be deemed 
delivered on the date of delivery is refused or (iii) sent by means of email, in which case they shall be 
deemed delivered at the time and on the date of receipt thereof is confirmed by email or telephonic 
acknowledgment. "Business Days" means all days, excluding Saturdays, Sundays and all days 
observed by the State of Connecticut or the Federal Government as legal holidays. 
 

It is understood and agreed that nothing hereinabove contained shall preclude the parties 
hereto from subsequently agreeing, in writing, to designate alternate persons (by name, title and 
affiliation) to which notices are to be addressed; alternate means of conveying such notices; and/or 
alternate locations to which the delivery of such notices are to  be made, provided such subsequent 
agreements are concluded pursuant to the adherence to this Section  26.A.  
 

24. Tenant’s Obligation to Surrender Leased Premises.  Upon expiration or termination 
of this Lease; Tenant shall peaceably quit, deliver up; and surrender the Leased Premises to City free 
of all claims, and in good order, repair, and condition so that the Leased Premises shall be 
surrendered to the City in the same condition as they were at the time Tenant took possession of the 
Leased Premises, reasonable wear and tear excepted.  Upon such expiration or termination, City may, 
pursuant to applicable lawful process, enter upon, re-enter, possess, and repossess itself of the 
Leased Premises and may have, hold, and enjoy the Leased Premises and all rental and other income 
therefrom, free of any claim by Tenant with respect thereto. Notwithstanding anything to the 

mailto:michael.phillips@atlanticaviation.com
mailto:Kevin.Walsh@atlanticaviation.com
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contrary contained in this Lease, Tenant shall have no obligation to remove any Capital 
Improvements constructed by Tenant on the Leased Premises and Tenant shall not be required to 
restore the Leased Premises, or any portion thereof, to its condition on the date that Tenant assumed 
possession of the Leased Premises by removing such Capital Improvements. 

25.  Provisions Required by Federal Government. 

A.  Federal Authority.   This Lease shall be subordinate to the provisions of any 
existing or future agreement between the City and the United States relative to the operation and 
maintenance of the Airport, execution of which has been or may be required as a condition 
precedent to the expenditure of federal funds for the development of the Airport.  

B.   Leased Premises to be Operated for Use and Benefit of Public.   Tenant agrees to 
operate Leased Premises for the use and benefit of the public.  Tenant further agrees to: (1) furnish 
good, prompt and efficient service adequate to meet all the demands for its service at the Airport; 
(2) furnish said service on a fair, equal and nondiscriminatory basis to all users thereof; and (3) charge 
fair, reasonable and nondiscriminatory prices for each unit of sale or service provided that the Tenant 
may be allowed to make reasonable and nondiscriminatory discounts, rebates or other similar types 
of price reductions to volume purchasers.  

C.  No Exclusive Rights.   The Tenant agrees and understands that nothing contained 
in this Lease shall be construed as granting or authorizing the granting of an exclusive right within 
the meaning of 49 U.S.C §40103(e) and §47107(a)(4).  

D.  Nondiscrimination.   The Tenant, its agents and employees will not discriminate 
against any person or class of persons by reason of race, color, sex or national origin in providing any 
services or in the use of any of its facilities provided for the public, in a manner prohibited by Part 15 
of the Federal Aviation Regulations.  The Tenant further agrees to comply with such enforcement 
procedures as the United States might demand that the City take in order to comply with the grant 
assurances. 

E.  Obstructions.   City reserves the right to take any action it considers necessary to 
protect the aerial approaches of the Airport against obstruction, together with the right to prevent 
Tenant from erecting, or permitting to be erected, any building or other structure on the Airport 
which, in the opinion of the Lessor, would limit the usefulness of the Airport or constitute a hazard 
to Aircraft.  

F.   Lessor’s Rights Clause.   City reserves the right, but shall not be obligated to 
Tenant unless otherwise agreed herein, to maintain and keep in repair the airfield and all publicly 
owned facilities on the Airport, together with the right to direct and control all activities of Tenant in 
this regard.   

G.  Compliance with Laws, Etc.  The Tenant shall at all times comply with the Airport 
Minimum Standards, Federal, State and Local Laws, ordinances, codes and other regulatory 
measures now in existence or, as may be hereafter modified or amended, applicable to the specific 
type of operation contemplated.  The Tenant and all subtenants shall procure and maintain during 
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the Term of the Lease all licenses, permits and other similar authorizations required for the conduct 
of Tenant and Subtenants business operations.   

26.   Miscellaneous.  

A.  Entire Agreement.  The  terms  and  provisions  herein  contained  constitute  
the entire  agreement  between  the  parties  and  shall  supersede  all previous communications  
representations or agreements, either oral or written, between the parties hereto with respect to 
the subject matter hereof, and no agreement or understanding  varying  or extending  the same shall 
be binding  upon either party hereto unless in writing and duly executed  by the party to be bound 
thereby.  The invalidity of any single  paragraph  or  clause  shall  not  serve  to  invalidate  the 
remainder of the Lease and the remaining terms and conditions of this Lease shall then continue in 
full force and effect. 

B. Successors.  All terms of this Lease shall be binding upon, inure to the benefit 
of and be enforceable by the parties hereto and their respective legal representatives, successors 
and assigns. 

C. Interpretation.  City and Tenant acknowledge each to the other that both 
they and their counsel have reviewed  and revised this Lease and that the normal rule of construction  
to the effect  that any  ambiguities are to be resolved  against the drafting party shall not be employed 
in the interpretation of this Lease or any amendments or exhibits hereto.  

D. Counterparts.  This Lease may be executed in any number of counterparts, 
each of which so executed shall be deemed an original; such counterparts shall together constitute 
but one agreement.  Electronic, facsimile or photocopied signatures shall be considered as valid 
signatures.  

E. Governing Law.  This Lease shall be governed and construed according to the 
laws of the State of Connecticut, United States of America, without reference to its conflicts of law 
rules. 

F. Notice of Lease.  This Lease shall not be recorded.   However, upon request 
of either party, Tenant and City shall execute a Notice of Lease in accordance with Connecticut 
General Statutes Section 47-19, which may be recorded on the Stratford Land Records. 

G. Captions.  Wherever appropriate in this Lease; personal pronouns shall be 
deemed to include the other genders and the singular to include the plural.  The captions hereof are 
inserted only as a matter of convenience and for reference and in no way define,  limit  or  describe  
the  scope  of  this Lease nor  the  intent  of  any provision thereof.  All Section and Section references 
set forth herein shall, unless the context otherwise specifically requires, be deemed references to 
the Sections of this Lease. 

H. Severability.  If any term, covenant, condition or provision of this Lease, or 
the application thereof to any person or circumstance, shall ever be held to be invalid or 
unenforceable, then in each such event the remainder of this Lease or the application of such term, 
covenant, condition or provision to any other person or any other circumstance (other than those as 
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to which it shall be invalid or unenforceable) shall not be thereby affected, and each term, covenant, 
condition and  provision  her of  shall  remain  valid  and enforceable to  the fullest  extent  permitted 
by law. 

I. Jury Trial.  Tenant and City both waive a trial by jury of any or all issues arising 
in any action or proceeding between the parties hereto or their successors, under or connected with 
this Lease, or any of its provisions.   

J. Authority to Sign.  Each of the persons signing below on behalf of any party 
hereby represents and warrants that they are signing with full and complete authority to bind the 
party on whose behalf they are signing to each and every term of this Agreement.  

 

 

In Witness Whereof, the parties have executed this Lease on and as of the date first written 
above.   

 

CITY OF BRIDGEPORT    BRIDGEPORT AIRPORT SERVICES, INC. d/b/a 
      ATLANTIC AVIATION 
 
 
_____________________________  ___________________________________ 
By:        By: 
Its:  Airport Manager                                                  Its: 
Duly authorized     Duly Authorized 
  



24 
 

SCHEDULE A – LEASED PREMISES GENERAL LAYOUT 

 

 

 

 

 

 

                Boundary of Leased Premises 


