
 
 LICENSE AGREEMENT FOR TEMPORARY PARKING 

 

This License Agreement for Temporary Parking (“License Agreement”) is made this _____ day 

of _____________, 2024, by and between PARK CITY MUNICIPAL CORPORATION, a 

Utah municipal corporation (“City”), and JACKSON ROCK SPRINGS STAGES, INC, a 

Wyoming S Corporation, DBA LE BUS (“Licensee”) to set forth the terms and conditions under 

which Licensee may temporarily use property leased by the City in Park City, Utah. City and 

Licensee are referred to in this License Agreement individually as a “Party” and collectively as 

“Parties.” 

 

WHEREAS, employee parking benefits the residents and visitors of Park City as a traffic 

mitigation tool; and 

 

WHEREAS, one of the goals of the City is to reduce traffic impacts of large developments 

and special events in Park City. 

 

NOW THEREFORE, based upon mutual consideration herein, the adequacy of which is 

hereby acknowledged, the City and Licensee agree as follows: 

 

1. Property.  The area known as the existing Richardson Flat Park and Ride Lot in 

Summit County, Utah, which property is more particularly described in Exhibit “A” attached 

hereto and incorporated herein (the “Property”). 

 

2. Commencement Date.  This License Agreement shall be valid upon execution by 

the Parties. 

 

3. Term.  This License Agreement shall be valid from 12:00 a.m. on the 21st day of 

January 2025, until 11:59 p.m. on the 4th day of February 2025, unless revoked earlier or 

extended by City in writing. Revocation or extension may be given by delivering three (3) days’ 

written notice to the Licensee. 

 

4. Use of the Property.  Consistent with the terms and conditions of the Ground Lease 

dated April 30, 2010, described in Exhibit “B” attached hereto and incorporated herein, Licensee 

is hereby granted a revocable License to non-exclusive use of the Property for parking consistent 

with the Construction Mitigation Plan and Flagstaff Annexation Agreement.  Licensee may not 

charge for said parking and shall restrict such parking to buses and permitted employees and 

patrons only. City shall be responsible for the operation of lighting, lot pavement sweeping, snow 

removal, trash removal, and access to the Property.  The current parking area may not be expanded. 

Bus or shuttle transportation to or from the Property shall be organized, managed, and paid for by 

the Licensee. 

 

The following conditions apply to use of the Property: 

 

a) The Property shall be open from 5:30 a.m. to 2:00 a.m. daily. Licensee will 

maintain a 24-hour operation with a mechanic/bus cleaner working at night when the 

buses are not in service.   
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b) Licensee shall comply with all City laws and regulations in the use of the 

Property, including obtaining required permits for any temporary structures placed on the 

Property. 

c) Licensee shall have access to one hundred ten (110) parking spaces only. 

d) Each vehicle utilizing the Property pursuant to this License Agreement must 

display a City-issued permit. Vehicles not displaying a permit will be subject to fines and 

or immobilization/towing. 

e) The City is responsible for lighting, lot sweeping, snow removal, trash removal, 

sanitation, and access control required during the use of the parking. 

f) For use of the parking lot, the Licensee shall pay the City $10 (ten dollars). 

g) No parking of multiple axle trucks, equipment, or tractor trailers is allowed in the 

lot. 

h) No storage of equipment, supplies, or materials is allowed in the lot. 

i) Buses and shuttles will be operated only on the park and ride access road and 

designated bus drop off pickup road, as depicted in Exhibit “C” attached hereto and 

incorporated herein. 

j) Licensee shall be responsible for security of lot users and vehicles. 

 

5.  Indemnification. 

 

Definitions. In this Agreement, the following definitions apply: 

 

a) “Indemnifiable Losses” means the aggregate of Losses and Litigation Expenses. 

 

b) “Litigation Expense” means any reasonable out-of-pocket expense incurred in 

defending a Proceeding or in any related investigation or negotiation, including court 

filing fees, court costs, arbitration fees, witness fees, and attorneys’ and other 

professionals’ fees and disbursements. 

 

c) “Loss” means any amount awarded in, or paid in settlement of, any Proceeding, 

including any interest but excluding any Litigation Expenses. 

 

d) “Proceeding” means any investigation, claim, judicial, administrative, or arbitration 

action or lawsuit, or other cause of action of every kind or character, brought by third 

parties against the City, its agents, employees, or officers, that arises out of this 

Agreement or the performance of this Agreement by Licensee or its Subcontractors or 

subconsultants of any tier, or anyone acting under Licensee’s direction or control, 

including after the expiration or termination of this Agreement. 

 

i. Indemnification. Licensee shall indemnify the City and its agents, 

employees, and officers against all Indemnifiable Losses arising out of a 

Proceeding, except to the extent the Indemnifiable Losses were caused 

by the negligence or willful misconduct of the City.  

 

ii. Obligation to Defend. Licensee shall, at its sole cost and expense, defend 

the City and its agents, employees, and officers from and against all 
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Proceedings, provided that Licensee is not required to defend the City 

from any Proceeding arising from the sole negligence of the City or its 

agents, employees, or officers. 

 

iii. Tender. Licensee’s obligation to defend will arise upon the City’s tender 

of defense to Licensee in writing. If the City fails to timely notify 

Licensee of a Proceeding, Licensee will be relieved of its indemnification 

obligations to the extent that Licensee was prejudiced by that failure. 

Upon receipt of the City’s tender of defense, if Licensee does not 

promptly notify the City of its acceptance of the defense and thereafter 

duly and diligently defend the City and its agents, employees, and 

officers, then Licensee shall pay and be liable for the reasonable costs, 

expenses, and attorneys’ fees incurred in defending the Proceeding and 

enforcing this provision. 

 

iv. Legal Counsel. To assume the defense, Licensee must notify the City of 

their intent to do so. Promptly thereafter, Licensee shall retain 

independent legal counsel that is reasonably acceptable to the City. 

 

v. Settlement. After Licensee assumes the defense of a Proceeding, 

Licensee may contest, pay, or settle the Proceeding without the consent 

of the City only if that settlement (1) does not entail any admission on 

the part of the City that it violated any law or infringed the rights of any 

person, (2) provides as the claimant’s sole relief monetary damages that 

are paid in full by Licensee, and (3) requires that the claimant release the 

City and its agents, employees, and officers from all liability alleged in 

the Proceeding. 

 

vi. Waiver. Licensee expressly agrees that the indemnification provision 

herein constitutes the Licensee’s waiver of immunity under Utah Code § 

34A-2-105 for the purposes of this Agreement. This waiver has been 

mutually negotiated by the parties. The provisions of this section shall 

survive the expiration or termination of this Agreement. No liability shall 

attach to the City by reason of entering into this Agreement except as 

expressly provided herein. 

 

vii. No Limitation. The indemnification obligations of this Agreement shall 

not be reduced by a limitation on the amount or type of damages, 

compensation, or benefits payable by or for the Licensee or 

Subcontractor under workers’ compensation acts, disability benefits acts, 

or other employee benefit acts. 

 

viii. Interpretation. The parties intend that the indemnity and defense 

provisions in this section shall be interpreted so as to be enforceable to 

the fullest extent permitted by law, but nothing herein shall be interpreted 

to violate public policy. 
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ix. Environmental Indemnity. Licensee shall indemnify the City, its agents, 

employees, and officers for any Indemnifiable Losses from a Proceeding 

arising out of Licensee’s violation of federal, state, or local 

environmental laws or regulations, and shall include but not be limited 

to all cleanup and remedial costs, diminution in value of property, and 

any fines or fees imposed as a result. 

 

6.  Insurance. 

At its own cost and expense, Licensee shall maintain the following mandatory insurance 

coverage to protect against claims for injuries to persons or property damage that may arise 

from or relate to the performance of this Agreement by the Licensee, its agents, 

representatives, employees, or Subcontractors for the entire duration of this Agreement or 

for such longer period of time as set forth below. Prior to commencing any work, Licensee 

shall furnish a certificate of insurance as evidence of the requisite coverage. The certificate 

of insurance must include endorsements for additional insured, waiver of subrogation, 

primary and non-contributory status, and completed operations.  

 

a) Commercial General Liability Insurance. Licensee shall maintain commercial 

general liability insurance on a primary and non-contributory basis in comparison to all 

other insurance, including the City’s own policies of insurance, for all claims against 

PCMC. The policy must be written on an occurrence basis with limits not less than 

$2,000,000 per occurrence and $4,000,000 aggregate for personal injury and property 

damage. Upon request of the City, the Licensee must increase the policy limits to at least 

the amount of the limitation of judgments described in Utah Code § 63G-7-604, the 

Governmental Immunity Act of Utah (or successor provision), as calculated by the state 

risk manager every two years and stated in Utah Admin. Code R37-4-3 (or successor 

provision). 

 

b) Automobile Liability Coverage. Licensee shall maintain automobile liability 

insurance with a combined single limit of not less than $2,000,000 per accident for bodily 

injury and property damage arising out of the ownership, maintenance, and use of owned, 

hired, and non-owned motor vehicles. This policy must not contain any exclusion or 

limitation with respect to loading or unloading of a covered vehicle. 

 

c) Workers’ Compensation Insurance and Employer’s Liability. Licensee shall 

maintain workers’ compensation insurance with limits not less than the amount required 

by statute, and employer’s liability insurance limits of at least $1,000,000 each accident, 

$1,000,000 for bodily injury by accident, and $1,000,000 each employee for injury by 

disease. The workers’ compensation policy must be endorsed with a waiver of subrogation 

in favor of “Park City Municipal Corporation” for all work performed by the Licensee, its 

employees, agents, and Subcontractors. 

 

d) Umbrella/Excess Coverage. The insurance limits required by this section may be 

met by either providing a primary policy or in combination with umbrella / excess liability 

policy(ies). To the extent that umbrella/excess coverage is used to satisfy the limits of 
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coverage required hereunder, the terms of such coverage must be following form to, or 

otherwise at least as broad as, the primary underlying coverage, including amending the 

"other insurance" provisions as required so as to provide additional insured coverage on a 

primary and non-contributory basis, and subject to vertical exhaustion before any other 

primary, umbrella/excess, or any other insurance obtained by the additional insureds will 

be triggered. 

 

e) Insured Parties. Each policy and all renewals or replacements, except those policies 

for Professional Liability, and Workers Compensation and Employer’s Liability, must 

name the City (and its officers, agents, and employees) as additional insureds on a primary 

and non-contributory basis with respect to liability arising out of work, operations, and 

completed operations performed by or on behalf of the Licensee. 

 

f) Waiver of Subrogation. Licensee waives all rights against the City and any other 

additional insureds for recovery of any loss or damages to the extent these damages are 

covered by any of the insurance policies required under this Agreement. Licensee shall 

cause each policy to be endorsed with a waiver of subrogation in favor of the City for all 

work performed by Licensee, its employees, agents, and Subcontractors.  

 

g) Quality of Insurance Companies. All required insurance policies must be issued by 

insurance companies qualified to do business in the state of Utah and listed on the United 

States Treasury Department's current Department of Treasury Fiscal Services List 570 or 

having a general policyholders rating of not less than "A-" in the most current available 

A.M. Best Co., Inc.'s, Best Insurance Report, or equivalent. 

 

h) Cancellation. Should any of Licensee’s required insurance policies under this 

Agreement be cancelled before the termination or completion of this Agreement, Licensee 

must deliver notice to the City within 30 days of cancellation. The City may request and 

Licensee must provide within 10 days certified copies of any required policies during the 

term of this Agreement. 

 

i) Additional Coverage. Notwithstanding anything to the contrary, if Licensee has 

procured any insurance coverage or limits (either primary or on an excess basis) that exceed 

the minimum acceptable coverage or limits set forth in this Agreement, the broadest 

coverage and highest limits actually afforded under the applicable policy(ies) of insurance 

are the coverage and limits required by this Agreement and such coverage and limits must 

be provided in full to the additional insureds and indemnified parties under this Agreement. 

The parties expressly intend that the provisions in this Agreement will be construed as 

broadly as permitted to be construed by applicable law to afford the maximum insurance 

coverage available under Licensee’s insurance policies. 

 

j) No representation. In specifying minimum Licensee’s insurance requirements, the 

City does not represent that such insurance is adequate to protect Licensee from loss, 

damage or liability arising from its work. Licensee is solely responsible to inform itself of 

types or amounts of insurance it may need beyond these requirements to protect itself. 
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7. Assignment/Sublease.  This License may not be assigned or the Property sublet. 

 

8. Entire Agreement.  This License Agreement constitutes the entire and only 

agreement between the parties and it cannot be altered except by written instrument, signed by 

both Parties. 

 

 

DATED THIS _______ day of ___________________, 2024. 

 

PARK CITY MUNICIPAL CORPORATION, a  

      Utah municipal corporation 

 

By: _____________________________________ 

MATT DIAS, City Manager 

 

Attest: 

 

________________________________ 

City Recorder 

 

Approved as to Form: 

 

 

__________________________________________ 

City Attorney 
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LICENSEE: 

JACKSONROCK SPRINGS STAGES, INC., a 

Wyoming S corporation, DBA LEBUS 

 

 

_________________________________ 

Signature 

Name Printed: 

 

_________________________________ 

Title: 

 

_________________________________ 
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Bryan Copyak



 
EXHIBIT “A” 

PROPERTY DESCRIPTION 
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EXHIBIT “B” 

GROUND LEASE 
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EXHIBIT “C” 

BUS AND SHUTTLE PARK AND RIDE ACCESS ROAD AND DESIGNATED BUS 

DROP OFF PICKUP ROAD 
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INSR ADDL SUBR
LTR INSR WVD

DATE (MM/DD/YYYY)

PRODUCER CONTACT
NAME:

FAXPHONE
(A/C, No):(A/C, No, Ext):

E-MAIL
ADDRESS:

INSURER A :

INSURED INSURER B :

INSURER C :

INSURER D :

INSURER E :

INSURER F :

POLICY NUMBER
POLICY EFF POLICY EXP

TYPE OF INSURANCE LIMITS(MM/DD/YYYY) (MM/DD/YYYY)

COMMERCIAL GENERAL LIABILITY

AUTOMOBILE LIABILITY

UMBRELLA LIAB

EXCESS LIAB

WORKERS COMPENSATION
AND EMPLOYERS' LIABILITY

DESCRIPTION OF OPERATIONS / LOCATIONS / VEHICLES (ACORD 101, Additional Remarks Schedule, may be attached if more space is required)

AUTHORIZED REPRESENTATIVE

INSURER(S) AFFORDING COVERAGE NAIC #

Y / N

N / A
(Mandatory in NH)

ANY PROPRIETOR/PARTNER/EXECUTIVE
OFFICER/MEMBER EXCLUDED?

EACH OCCURRENCE $
DAMAGE TO RENTED

$PREMISES (Ea occurrence)CLAIMS-MADE OCCUR

MED EXP (Any one person) $

PERSONAL & ADV INJURY $

GENERAL AGGREGATE $GEN'L AGGREGATE LIMIT APPLIES PER:

PRODUCTS - COMP/OP AGG $

$

PRO-

OTHER:

LOCJECT

COMBINED SINGLE LIMIT
$(Ea accident)

BODILY INJURY (Per person) $ANY AUTO
OWNED SCHEDULED BODILY INJURY (Per accident) $AUTOS ONLY AUTOS

AUTOS ONLY
HIRED PROPERTY DAMAGE $

AUTOS ONLY (Per accident)

$

OCCUR EACH OCCURRENCE $

CLAIMS-MADE AGGREGATE $

DED RETENTION $ $
PER OTH-
STATUTE ER

E.L. EACH ACCIDENT $

E.L. DISEASE - EA EMPLOYEE $
If yes, describe under

E.L. DISEASE - POLICY LIMIT $DESCRIPTION OF OPERATIONS below

POLICY

NON-OWNED

SHOULD ANY OF THE ABOVE DESCRIBED POLICIES BE CANCELLED BEFORE
THE    EXPIRATION   DATE    THEREOF,    NOTICE   WILL   BE   DELIVERED   IN
ACCORDANCE   WITH   THE   POLICY   PROVISIONS.

THIS  IS  TO  CERTIFY  THAT  THE  POLICIES  OF  INSURANCE  LISTED  BELOW  HAVE BEEN ISSUED  TO THE  INSURED  NAMED ABOVE  FOR THE  POLICY PERIOD
INDICATED.   NOTWITHSTANDING  ANY   REQUIREMENT,  TERM  OR  CONDITION OF  ANY  CONTRACT OR  OTHER  DOCUMENT  WITH  RESPECT  TO  WHICH  THIS
CERTIFICATE  MAY  BE  ISSUED  OR  MAY  PERTAIN,   THE  INSURANCE  AFFORDED  BY  THE  POLICIES  DESCRIBED  HEREIN  IS  SUBJECT  TO  ALL  THE  TERMS,
EXCLUSIONS  AND  CONDITIONS  OF  SUCH  POLICIES.   LIMITS  SHOWN  MAY  HAVE  BEEN  REDUCED  BY  PAID  CLAIMS.

THIS CERTIFICATE IS ISSUED AS A MATTER OF INFORMATION ONLY AND CONFERS NO RIGHTS UPON THE CERTIFICATE HOLDER. THIS
CERTIFICATE DOES NOT AFFIRMATIVELY OR NEGATIVELY AMEND, EXTEND OR ALTER THE COVERAGE AFFORDED BY THE POLICIES
BELOW. THIS CERTIFICATE OF INSURANCE DOES NOT CONSTITUTE A CONTRACT BETWEEN THE ISSUING INSURER(S), AUTHORIZED
REPRESENTATIVE OR PRODUCER, AND THE CERTIFICATE HOLDER.

IMPORTANT: If the certificate holder is an ADDITIONAL INSURED, the policy(ies) must have ADDITIONAL INSURED provisions or be endorsed.
If SUBROGATION IS WAIVED, subject to the terms and conditions of the policy, certain policies may require an endorsement. A statement on
this certificate does not confer any rights to the certificate holder in lieu of such endorsement(s).

COVERAGES CERTIFICATE NUMBER: REVISION NUMBER:

CERTIFICATE HOLDER CANCELLATION

© 1988-2015 ACORD CORPORATION. All rights reserved.

The ACORD name and logo are registered marks of ACORDACORD 25 (2016/03)

ACORDTM CERTIFICATE OF LIABILITY INSURANCE

WCF Mutual Insurance Company

12/12/2024

Moreton & Company - Utah
P.O. Box 58139
Salt Lake City, UT  84158-0139
801 531-1234

Chad Hawkins
801 531-1234 801-531-6117

chawkins@moreton.com

Jackson Rock Springs Stages In
542 S 2350 W
Salt Lake City, UT  84104

10033

A

Y

1299085 08/01/2024 08/01/2025 X
1,000,000

1,000,000
1,000,000

** Workers Comp Information **

Blanket Waiver of Subrogation

Park City Municipal Corporation
PO Box 1480
Park City, UT  84060

1 of 1
#S2053655/M1988363

JACKSONROCClient#: 29458

CHADH
1 of 1

#S2053655/M1988363
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             WORKERS COMPENSATION AND EMPLOYERS LIABILITY INSURANCE POLICY            WC 43 03 05

                             (Ed. 7-00)

WC 43 03 05
(Ed. 7-00)

©  Copyright 2000 National Council on Compensation Insurance, Inc. All Rights Reserved.

Policy No. 1299085

This endorsement changes the policy to which it is attached and is effective on the date issued unless otherwise stated.

Insured JACKSON-ROCK SPRINGS, STAGES, INC.
Endorsement No.

Premium
Endorsement Effective 08/01/2024

542 S Delong St
Salt Lake City, UT 84104-3909

WCF Mutual Insurance CompanyInsurance Company
Countersigned by

      UTAH WAIVER OF SUBROGATION ENDORSEMENT

This endorsement applies only to the insurance provided by the policy because Utah is shown in Item 3.A. of the Information
Page.

We have the right to recover our payments from anyone liable for an injury covered by this policy. We will not enforce our
right against the person or organization named in the Schedule. (This agreement applies only to the extent that you perform
work under a written contract that requires you to obtain this agreement from us.)

This agreement shall not operate directly or indirectly to benefit anyone not named in the Schedule. Our waiver of rights does
not release your employees' rights against third parties and does not release our authority as trustee of claims against third
parties.

Schedule

1.  Waiver Type Blanket

Any person or organization for whom the named insured has agreed by written contract to
furnish this waiver.

Contractor Name STATE OF ARIZONA

Address PO BOX 3399 GRAND CANYON, AZ 86023

Contract Description
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