
LAND LEASE 
DIRECT TRANSPORTATION LLC 

DBA WESTERN SHUTTLES 

This lease ("Lease") is made effective this _ day of ,2018 by and between 
Adams County, Colorado, located at 4430 S. Adams County Parkway, Brighton, Colorado, 
80601 ("Landlord") on behalf of the Front Range Airport, and Direct Transportation, LLC DBA 
Western Shuttles, a U.S. company incorporated in the State of Colorado, with offices located at 
1086 Mobile Street, Aurora, Colorado, 80011 ("Tenant"). 

Adams County owns and operates the Front Range Airport ("Airport"), located at 5200 
Front Range Parkway, Watkins, Colorado 80137, in Adams County, Colorado. 

For and in consideration of the mutual covenants hereinafter contained, the parties agree 
as follows: 

1. Lease and Description. Upon the terms and conditions hereinafter set forth, the 
Landlord hereby leases to the Tenant, and the Tenant hereby leases from the Landlord, those 
certain premises situated at the Front Range Airport, Adams County, Colorado, known as 5101 
Imboden Road, Watkins, Colorado 80137 ("Premises"), the configuration and legal description of 
which are set forth on the Site Plan attached hereto as Exhibit "A" and incorporated herein by 
this reference. Airport shall continue to utilize the Quonset building for storage. 

2. Business Purpose. The Premises shall be used for the operation of a commercial 
airport shuttle bus service under the terms and conditions of this Lease which shall not be 
construed as creating or vesting in the Tenant or any subtenant or assignee a fee interest in the 
Premises. 

The shuttle bus Facility and the leasehold interest created hereby are to be used for staging and 
maintaining a fleet of shuttle buses for the use of transporting airport users to various hotels, 
Front Range Airport, and Denver International Airport. The tenancy created hereby is subject to 
the terms of this Lease, the Minimum Standards of Front Range Airport, all applicable federal, 
state and local laws and ordinances. The Minimum Standards shall be provided by the Landlord 
to the Tenant in writing upon the approval of this Lease and thereafter from time to time as they 
are amended. 

3. Term. The initial term of this Lease is 5 years, commencing, August 1, 2018, and 
ending July 31, 2023. Thereafter, additional five (5) year renewal terms may be offered at the 
Landlord's sole discretion up to a total of fifty (50) years provided the Tenant is in full 
compliance with the terms of the Lease and the Minimum Standards of Front Range Airport, and 
the Landlord has determined that the building is in good repair. The Tenant may terminate this 
Lease without penalty at the end of the original or any extended lease term by giving the 
Landlord written notice of its intent to tenninate at least ninety (90) days prior to the end of the 
applicable lease term. 
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4. Rent. The rent for said leasehold space for the five-year tenn of this Lease, 
commencing upon execution hereof, shall be Twelve Thousand and no/lOO Dollars ($12,000.00) 
per year, computed at the annual rate of One thousand Five Hundred ($1,500.00) per acre times 
eight (8) acres as shown on Exhibit "A". 

a. Future Rental Periods. Commencing August I, 2023, and every year thereafter, the 
annual rental sum shall be increased by 3% per year. 

c. Rent payments. The initial rent payment is due upon execution of this Lease, and 
the annual rental payments thereafter are due the first day of the Lease anniversary month for all 
years of the Lease after the first year. The annual rental payment shall be made at 5200 Front 
Range Parkway, Watkins, Colorado 80137, or at such other address as the Landlord notifies the 
Tenant in writing during the original or any extended tenn of the Lease. In the event that rent is 
not paid within ten (10) days of the Lease atmiversary month, Tenant shall pay upon any 
installment of rent a late charge penalty for each month or fraction thereof during which the rent 
or a portion thereof is not paid, equal to five percent (5%) of the amount of such rent (plus 
accrued late charge penalties, if any) due and payable. The amount of the late charge penalty 
shall be added to the amount due and the total thereof shall be subject to a late charge for each 
succeeding month or fraction thereof in the amount of five percent (5%) of the total. 

5. Assignment of Lease. The Tenant may sublease or sell the shuttle bus facility for 
the purpose described in paragraph 2, above, for a tenn and under such tenns and under 
conditions as the Tenant may determine in its sole discretion, provided: (I) the Tenant receives 
the Landlord's approval of the rental or sale, which shall not be unreasonably withheld; (2) the 
Tenant provides the Landlord and maintains a current list of the names, addresses and telephone 
numbers of subtenants or purchasers; and (3) subtenants or purchasers agree in writing to abide 
by all the tenns and conditions of this Lease. 

6. Utilities. Tenant hereby covenants and agrees to pay all monthly or other regular 
charges for heat, light, and water, and for all other public utilities which shall be used in or 
charged against the Premises during the full terms of this Lease. Tenant, at its sole expense is 
responsible for all utility extensions and/or upgrades to any existing or future buildings on the 
premise with prior consent of the landlord. 

7. Taxes. The Tenant shall pay all property and other taxes that are assessed against 
the Premises. 

8. Occupancy. The Premises (for new construction) shall not be occupied or used for 
any purpose until a Certificate of Occupancy is issued for any building constructed thereon. 
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9. Repair and Maintenance. 

a. At its sole expense, the Tenant shall keep the Premises and all improvements 
thereon in good repair and in a safe, sanitary, orderly and usable condition. The Premises shall at 
all times be maintained in accordance with any applicable Building Code, Zoning Regulation, or 
Ordinance of Adams County. 

b. Good Condition: Tenant shall keep Premises in good order and working 
condition and will do all necessary and appropriate maintenance and repair work at its sole 
expense. If Tenant fails to maintain the Premises, Landlord may perform such maintenance and 
invoice Tenant for all costs incurred. Prior to commencing work, Landlord will provide Tenant 
with thirty (30) days written notice and right to cure, and the applicable provisions of paragraph 
27 below shall apply. 

c. Waste: The Tenant shall place and regularly empty suitable trash containers on 
the Premises. It shall not permit rubbish, debris, waste material, anything noxious or detrimental 
to safety or health, anything likely to create objectionable odors or a fire hazard or anything 
subject to deterioration to accumulate on the Premises or to be improperly disposed of. The 
Tenant shall not allow any waste, liquids or other materials that could cause malfunction of the 
Landlord's sewage plant or impede the normal chemical or biological workings of the plant to 
become part of the plant's influence. 

d. Care of Petroleum products and Other Material by Tenant: Tenant shall handle, 
use, store and dispose of fuel petroleum products, and all other materials (including but not 
limited to hazardous materials) owned or used by it on the Airport in accordance with all 
applicable federal, state, local and Airport statutes, regulations, rules and ordinances. No waste 
or disposable materials shall be released on the ground or in the storm sewer. Should such 
materials be spilled or escape from storage or in any way contaminate the Airport or property 
adjacent to the Airport through activities ofthe Tenant, the Tenant shall be responsible for the 
clean up, containment and otherwise abatement of such contamination at Tenant's sole cost and 
expense. Further, Tenant shall notify the Landlord and appropriate governmental agency of such 
occurrence immediately. Should the Tenant fail to do so, the Landlord may take any reasonable 
and appropriate action in the Tenant's stead. The cost of such remedial action by the Landlord 
shall be paid by the Tenant. 

e. Snow: At its sole expense, the Tenant shall remove snow and ice from all paved 
areas of the Premises. 

f. Pavement: At its sole expense, the Tenant shall repair and maintain all paved 
areas of the Premises and their subsurfaces in a safe and structurally sound condition. 

10. Use. The Tenant shall conduct on the Premises only the business for which it is 
leased and shall not use the Premises for any illegal purpose. 
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II. Liens and Insolvency. The Tenant shall keep the Premises free from any liens 
arising from work performed thereon or materials furnished thereto. If the Tenant becomes 
insolvent or voluntarily or involuntarily bankrupt, or if a receiver, trustee or other liquidator is 
appointed for the Tenant, the Landlord may cancel this Lease by appropriate legal means. 

12. Rent After Default. If any or all of the Premises is sublet, sold or otherwise 
occupied by anyone other than the Tenant, after any default in the payment of rent by the Tenant, 
the Landlord may collect rent or other periodic payments from subtenants, purchasers or other 
occupants, but such collection and/or the Landlord's agreement to a third person's use or 
occupancy of the Premises shall not be deemed a waiver of any term or condition of this Lease. 

13. Access. The Tenant shall allow the Landlord and/or its agent's access to the 
Premises during business hours upon 24 hours' notice for the purpose of inspection. In case of 
emergency the Landlord may have access at any time. Nothing herein shall be construed to limit 
the authority of Adams County building inspectors under existing law. 

14. Liability Insurance. The Tenant shall maintain liability insurance by a company or 
companies acceptable to the Landlord insuring the Tenant against claims based on personal 
injury or death and damage or destruction of property that arise from the intentional or negligent 
acts of the Tenant, its agents, employees or servants or by means of any form of transportation, 
including owned, non-owned and hired automobiles, to the extent required by Exhibit "B" 
attached hereto and incorporated herein by this reference. The Landlord shall be included on all 
such policies as a named insured, and a true copy of those policies shall be furnished to the 
Landlord. Every such policy shall provide that it cannot be canceled without at least thirty (30) 
days prior written notice to the Landlord. 

15. Accidents - Indemnity. The Tenant shall bear the risk of damage or destruction of 
all personal property on the Premises. The Landlord shall not be liable for any damage to 
persons or property on the Premises sustained by the Tenant or others, whether caused by defects 
now on the Premises or due to conditions hereafter arising in any building or other improvement 
or appurtenance thereon, including but not limited to lack of repair, fire, bursting or leaking 
water, gas, sewer or steam pipes, or the acts or omissions of the Tenant, any subtenant, purchaser 
or other occupant of the Premises or any invitee on the Premises, or the happening of any 
accident from any cause in or about any improvement on the Premises. 

16. Fire Insurance. At its sole expense, at all times after commencement of 
construction on the Premises, the Tenant shall carry fire and extended coverage hazard insurance 
(including vandalism and malicious mischief protection) on all buildings commenced on the 
Premises, the policy or policies of which shall name the Landlord as an additional insured to the 
extent of the Landlord's interest in such buildings. A true copy of all such policies shall be 
furnished to the Landlord. Every such policy shall provide that it cannot be canceled without at 
least thirty (30) days prior written notice to the Landlord, no such policy shall contain a 
deductible clause greater than $1,000 per claim. In the event ofloss, the Tenant shall pay such 
deductible amount. 
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17. Casualty Loss - Application of Proceeds. In the event of any casualty loss to any 
improvement covered by insurance, the proceeds of such insurance shall be used to repair or 
replace such improvement and return the Premises to its original condition. The proceeds shall 
be first applied to the cost of clean-up, to the extent required by the Landlord. Upon the 
sublease or sale of any part of the Premises, the Tenant shall require the subtenant or purchaser to 
obtain hazard insurance at the subtenant's or purchaser's sole expense containing the same 
provisions as those set forth in paragraph 17, above, and including the Landlord and the Tenant 
as additional named insured, as their interests may appear. 

18. Condemnation. The Landlord may condemn the Premises if it desires to use the 
Premises for other airport purposes. If it does so, it shall provide a minimum of two years 
advanced notice and compensate the Tenant for the value of the remaining original lease term, if 
the condemnation occurs during that term, and for the value of the remaining then-current lease 
term extension, if the condemnation occurs during a lease term extension. Landlord shall 
compensate the Tenant for the remaining life of all improvements the Tenant has constructed on 
the Premises based on a 30-year life for each such improvement. If the Landlord and Tenant 
disagree as to the value of the remaining life of the Lease or an extension thereof or any 
improvement Tenant has constructed on the Premises, each shall retain an appraiser to value 
those items. If those appraisers are unable to agree on such valuations, they shall appoint a third 
appraiser, and that appraiser's valuations shall be conclusive and binding on both parties. If the 
Tenant has already given written notice of lease termination as provided in paragraph 3 above, at 
the time it receives the Landlord's notice of condemnation, the Premises shall be surrendered to 
the Landlord at the end of the then-current lease term without regard to the provisions of this 
paragraph. 

19. Tenant's Right of Cancellation. In addition to any other remedies available to the 
Tenant, this Lease shall be subject to cancellation by the Tenant if any one or more of the 
following events occur: 

a. Abandonment: If the Airport is permanently abandoned as an operating airport by 
the Landlord, the Tenant shall be entitled to cancel this Lease, remove all improvements it 
constructed on the Premises and have returned to it all prepaid rents. 

b. Supervening Event: If any act of God prevents the Tenant from using the 
Premises for the purpose provided in paragraph 2 above, for six consecutive months, it may 
cancel this Lease. However, neither party shall have any liability to the other for the results of 
any such act. 

c. Landlord's Breach of Lease: Tenant may cancel this Lease if the Landlord 
breaches any of its obligations under this Lease and fails to remedy such breach within sixty (60) 
calendar days after the Tenant's delivery of written notice of the breach to the Landlord. 
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25. Default and Re-Entry. Unless resulting from events described in paragraphs 18 or 
19, above, the Tenant's violation of any of its obligations hereunder, other than failure to pay 
rent, shall entitle the Landlord to terminate this Lease upon thirty (30) days prior written notice. 
[fthe default or violation is cured within the said thirty (30)-day period, or if the violation is not 
capable of complete cure within the said period but cure is commenced within the period, the 
Landlord shall have no right of termination. However, if the default or violation is not cured, or 
cure of the violation is not begun, within the thirty (30)-day period, the Lease shall be deemed 
terminated at the end of that period without further action by the Landlord. Upon termination the 
Tenant shall be entitled to recover any prepaid rent and other fees, and the Landlord shall be 
entitled to possession of the Premises. [fthe Tenant fails to vacate the Premises, the Landlord 
shall have the right to evict the Tenant pursuant to Colorado law. Upon Tenant's failure to pay 
rent within 20 days of the due date, Landlord may terminate this Lease and may evict Tenant 
pursuant to Colorado law. 

26. Nonwaiver of Breach. The failure of either party to insist on strict compliance 
with any term or condition of this Lease shall not be deemed a waiver or relinquishment of the 
right to require strict compliance with such term or condition, or any other term or condition of 
this Lease in the future. 

27. Holding Over. [fthe Tenant holds over after the end of the original term of this 
Lease or any extended term hereof, the Tenant shall pay the Landlord rent in an amount equal to 
150 % of the Lease rate then in effect. Such holding over shall not constitute renewal of this 
Lease but shall be a month-to-month tenancy only, with all other terms and conditions of this 
Lease applicable. 

28. Landlord's Warranties. The Landlord warrants that it is the owner of the Premises 
free and clear of all liens and encumbrances, that it has the authority to enter into this Lease and 
that the Premises is free from contamination by hazardous substances. 

29. Hazardous Substances. The Tenant shall not permit hazardous substances upon 
the Premises except those that are normally associated with aeronautical-like purposes. 

30. Motor Vehicle Parking. Motor vehicles shall be parked only within designated 
parking areas. 

31. Aircraft Parking. Aircraft shall not be parked on taxiways, aprons or other 
pavement on the Premises in a manner that unduly obstructs access to adjacent hangars. Only 
airworthy aircraft shall be parked on the Premises outside the hangar. 

32. Jurisdiction and Venue. The parties acknowledge that this Lease is entered into in 
the State of Colorado, and they agree that the courts of Adams County, Colorado, shall have 
jurisdiction and be the sole venue to resolve all disputes between the parties arising from this 
Lease or concerning the Premises. 
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33. Indemnifi cati on. The Tenant shall bear the entire loss or damage to all 
improvements to the Premises, whether by windstorm, fire, earthquake, snow, water run-off or 
any other cause whatsoever. The Tenant hereby indemnifi es the Landlord against and holds it 
harmless fro m all demands, claims, costs, causes o f acti on and judgments, as well as from all 
costs of investigating and de fending the same, ari sing fro m or growing out of the acts or 
omiss ions of the Tenant , its contractors, agents, members, stockho lders, employees, invitees, 
servants, subtenants, successors or assigns in cOlU1ection with their occupancy of any porti on of 
Front Range Airport, including the Premises. 

fN WITNESS WH EREOF the parties have executed thi s Lease this ___ day of 
~ _ __ 2018. 

TENANT: 

Date: 7 .::ru.D 2{fl1 8" 

LAN DLORD: ATTEST: 

ADAMS COUNTY 
BOARD OF COUNTY COMMISSIONERS 

By: _________ ___ By: 
Cha irperson County Attorney's Office 

Date : Date: 
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EXHIBIT "A" Premises 
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EXHIBIT "8" 
Page I of2 INSURANCE 

The Tenant will be required to procure and maintain, at its own expense and without cost to the Landlord, the kinds 
and minimum amounts of insurance as follows: 

I. Comprehensive General Liability 

In the amount of not less than one million dollars combined single limit. 
Coverage to include: 

A. Premises 
B. Products/Completed Operations 
C. Broad Fonn Comprehensive, General Liability 
D. Front Range Airport Authority and Adams County as Additional 

Insured 

II. Comprehensive Automobile Liability 

In the amount of not less than $500,000 combined single limit for bodily 
injury and property damage. 

III. Employers Liability, Worker's Compensation and Unemployment 
Insurance 

The Tenant shall secure and maintain employer's liability, Workman's Compensation 
Insurance and Unemployment Insurance that will protect it against any and all claims 

from injuries to and death of workmen engaged in work under this contract. 

Certificate of Insurance 

resulting 

The Tenant shall not commence work under this contract until it has submitted to the landlord, and received approval 
thereof, certificates of insurance showing that it has complied with the foregoing insurance. 

All referenced insurance policies and/or certificates of insurance shall be issued to include the Front Range Airport 
Authority as an "additional insured". The name of the bid or project must appear on the certificate of insurance. 

1. Underwriters shall have no right of recovery or subrogation against the Front 
Range Airport Authority; it being the intent of the parties that the insurance 

so affected shall protect both parties and be primary coverage for any 
the described insurance. 

policies 
and all losses covered by 

2. The clause entitled "Other Insurance Provisions" contained in any policy 
including Front Range Airport Authority as an additional named insured shall not 

apply to Front Range Airport Authority. 
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EXHIBIT "B" 
Page 2 of2 

3. The insurance companies issuing the policy or policies shall have no recourse against 
Front Range Airport for payment of any premiums due or for any assessments under any 
form or any policy. 

4. Any and all deductibles contained in any insurance policy shall be assumed by and at the 
sole risk of the Tenant. 

If any of the said policies shall be or at any time become unsatisfactory to the Landlord as 
to form or substance, or if a company issuing any such policy shall be or at any time 
become unsatisfactory to the Landlord, the Tenant shall promptly obtain a new policy, 
submit the same to the Landlord for approval and thereafter submit a certificate of 
insurance as herein above provided. Upon failure of the Tenant to furnish, deliver and 
maintain such insurance as provided herein, this contract, at the election of the Landlord, 
may be immediately declared suspended, discontinued or terminated after 60 days written 
notice to the Tenant. Failure of the Tenant in obtaining andlor maintaining any required 
insurance shall not relieve the Tenant from any liability under the contract, nor shall the 
insurance requirements be construed to conflict with the obligations of the Tenant 
concerning indemnification. 
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