
LEASD AGREDMtrNT

THIS LEASB AgREENmiT, rnade and entered as of tho lst rloy of May,2023, by alrd
betwe€n BROOKSHIRE BROTHBRS, INC., (tho txncllord') and Sqbtno Courty, (the '"Tensflt")i

WITN[ SSETET

WHBREAS, lalrdlotrd dssiros to loaso to Tenaot and Tsnurt deeirw to leilo fion1 Luf,dlold,
e 1889 6quaro foot building loclted at 275 M01fl St eot in aocordarco with tho oonditiong cnd
provisions haeaftor set fodh.

NOW TI{ER.EFORB, in considomdon of the promises, the mutual covsDant8 lerein
collainod, and other good a,ttd vshuble conrldoratioq tho recoipt ald adequacy of which ue horeby
acknowlodgorl, the partlss horto agtee ar follows:

L ISASBD PBEI\,qSBS. In cpruidcration of the covenonts, conditions and stiprila,tiors
herEin contairod, Landlord doee hemby lease, demise aod lot lmto Tenant thgt cerlain stor6 building
conoietkrg ofepproxirutoly 1889 square foet (mfoued to horein at tho 'rl.cased Promiso!,) located
275 Msffr Strcot, City of llomphill, lbxa.e. The Loasod Ptomisos arc a part of a rhoppkg coarer
(heroir callod rrtho Shopping Conted), 'itre use and occupation by Tomtrt of the Loaeet Premisos
shall hclud€ the nonexclusivc right to u8€ common arpas with others iroluding but not limitcd to
the autotubllo paddng areos, dr.lvoways, footways and seruloe roads as horcaftec provided (ihe

'Common Areas').

2. IEBU, Tte tern of tho Loaso shall b€ for a poriod of throo yeffs (3) (the 'Primary
Teno'r), oorrmenclng on May 1,2023 aud eoding on April30,2026. Tenant shallhxvo atr optioo to
ronew for au additlonal ttrree-yoar tem. Tenant sha1l give Lt|ldlord 120-d8y v/rittem notiie of irs
intout to rcnsrr/ thig L€qse.

3. RB,1rllAt Tenanl shall pay to Landlord, or itr agent, at P,O. Box i688, Lufki!, Teu(ag
75902, or al suoh other place as Landlori nuy designalo in writiug to Tefftrt, m, ar'.nusl rmtal for
the Loasod Premises of $9600 during tho Pritrary lerm of this Loaso, sa a gusraote€d lEntal,
peynble by May I of oooh yoat during the tom hereof, Rental commencerueat wi[ bogin lvlay l,
2023. If rental is not peid on or before the teath dry afto if is duo, Tonant ogryoe to pay a latc
charge of 10 percart (I0%) of tho total,

4, USE OF PBEI,ISBS, Duriag the tem of thir Loas€, Teomt shsll conthually occrpy
aod oporate its busiueso lioor tfio Lessed ]remifes. Tonaut shaU not usc tho Lcued Prerrigps for
ongryiig in tho sale of grooery or pharmooyproduots . Tsllant rnay hsvo 24hourperday aoces to
its upaco and may inctall e seourity systom st Teru[t'B sxpons€,

5, MAINTENANCEAND RIIPAIR OP BUf-LDING. Landlord shall maintaln ard keop in
good ,tpclrlhe {ouhdntion, roo{ aad oxtsriot ghrcturo of snid buildlng, sxcluding glasa windows,
and shallfuilho mslolnin and keep in good ropoh all weter, gas and ol€ctdo sorvic€ sy8toms to tho
poht ofonlrl of rhe building ofwhich iho Leassal Pmmises ffo spart. Tensnlr u, Tenutrt'r sole cost
and oxpensg shzrll maiutain nnd koop lo good ropair thc interior of the Leuqed Promises, iacludlng
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all interlor walls E rd portltloos, oetllngs, floors and floor oovorings, all glass windowe, otom fronts,
d,oors and door olosurcs, all lnterlor plumbing ryrtoms aud latorior olootrioal wiring (oxcopt to tho
extont that suoh fu tho lendlord's rosponsfullity ar horeinabovo provlded), a[ ltghting fixturcr, and
all hoating, veatllatiflg aad air conditiooing (HVAC) syste&6 aud equipmeui, Lsndlord shsU

wsntrnt HVAC forlhoftst one (1) year of tho Prmary Term. Tenant shell keep fte intsrior of tho
Leaeod Pmoiscr cleau, olsat of debds and litter, and in a presentatlo condition. Tenont shall not
rcmoyo or djshtrt 8ry sub-flooring,

6, CONDIIION OF PRIMISES, Upon oxecutlon horof, the Landlord ehall deliver tho
Leared Prunlsq to Tenant in its "AS IS, WI{ERE IS" conditloa, atrd Temut ehall be sololy
tesponriblo foi the preparation of the Leasod Preroisea for Tenart['s rse afld occupaiioo.

7. IMPROVEMEI\IS BY TENANI, Ten nt, Et Tonant't sole expenso, is allowod t0 do
oosmetro lmprovomods to the Loased Plenrses. All iorprovemnts must bo hr oorplianoo wlth
City and Clovommetrt Codes, Temnt, upotr tormi ation her€of, shsl hoy€ the ight to rsmove its
hade fixtures, o(ulpmo0t fumlhrl€, fktures, stock nnd merclundieo plocod on, attaohod or 0ffixed
to ruch Leasod Pr!filros by Tonfl.nt, provided that Te116!t is hot then in default under the tsnms of
this Leaso and provlded furdret thatTonont shall rcpair forthwith any dardogo crused to tho Leo6cd
Premiscs by t-he reo:oval of ruch property at its sole mst. Tonant and Landlord horoby agree to
hdomol$ tho othor from and to hold the othor hormless for any ond *ll labor nnd materlal oharges
lnorured in oonnecliou with any pemdtted improvemenh, altemtions or addidons puformod by the
hrdernnifling pqrty.

S. IULIIXE!. Telsnt shall pay oll water, gas md eleokic charges and deposits made
insured in co neotion wlth tho Tonant's use of such utllldes ot the Leosed Prem{seo,

9, SIGNS AND DISI],AY,S. All signngo will be subject to all npplioable govomrnental
code. Tonant moy Install its elgnsgo on all exposed eides of tho Leased Premjses. A8 to any
pormitted exteriorsign, euch sign sholl be sttschql to tho Leased Prsmisor ln suoh a mamret a8 not
to causo any da:loge th€reto. Arry pefidtted sigu shollbo oralrtahed il agood nnd souud ooldltioo
by lonant, d its solo oqrcnse, md ohall bs rcanwd from the Leasod Prmises upon ths €oaphation

hereof. If appliooblo, rrny uee, incfuding inetellntlon, malntsnarice, r'Eair and utilitios cost, by
Tonant of shopping contor pylou sign shall be at tho solo cost ffid experds 0f Tenstrt, Tsnant 6ha11

be sololy mrponelble and shall bs iisbls to ths Landlord lot aty damago orused to ttro Leaged
Prsmicos ff s resl t of ths hstsllatlon, maintenaace, or trmoval of any such sign. Tonarf will not
keop or ditphy aay sig1r ou or h the Leassd Prembee, whjoh would mzr, defrcs or detract fiom t[:e

rypeorame of the t eued Promises.

10, LAM AND GOYERNMENIAL REGULATIONS, TouEnt agre€s to ploeptt
conryly wll!. all lows, nrlos rd orders of Fedeml, Stdo and mudcipai govommonts aud all of theh
dspartments applicabto to the Lessed Prtmises' interior, store ftonts, doon md doot olorurcs, all
interlorphmbing systotra and interlor olectdcal wiring, md any signagc placod by the Teoaat upon
tho Lessed Pr€misgs. Tenant:furthet agrees that il will condrct ita busiress in such a manner a! not
to oro8tg Bny nuisance.
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1 1, INS?ECITON, Laadlod may enlen upon und inspoct the Leared Pmrnises during the
oomel busiooss houts of Tcnant, ond Landlord agrmr to exerclse ltr right in such a wey as not to
unrasonably lntorforo with the businsss of Ten0nt.

12. CASUALTy pAMAGE. Tenont shell givo immediate notioo to L8ndlord of Bny
olgnlfioant oasualty affoothg ths Lcased Premlsee. In tho ovent ths Loerod ?reuisee arb
reconstruoted after oasuslty damage, Tonant shall be solely rospotrsiblo for rebullding and
roplncement of atry leasehold lmprovomonts made by it and fixturcs owrod by lt at its expenso.

13, COMMON AREA. "Common Area" meat|s that p0fi of the Shopping Center intondetl
for tho oommon uso of Bll tenaots, idoludlng among o ther facilities (as suoh mry be applioeblo to the
Shopprag Cgnter), paddng ar€as, privsle slrests Brrd a.lloys, laodscaplng, curbs, loadlng area
sidewalks, mall and promenados (onolosod or othorwise) lighting feollitios, drinkiug fountaine,
public toilots, and the like but oxcludlng spac6l$ btdldlogs (now or horoallu oxldtlng) de,signnrsd

for rental shrots sxd alloys, maLrtained by a public ar:thority, atees within the Shopping Centor
which uy ftomtim€ to timo not be oontolled by Latdlord, or s.rsas 1e06od to a slnglo purpoao usor
(such as a bank or o f8st-food tostaurallt) where 0cccss i! restdoted,

Tenant and .lts emplayoos snd ouotomers shall have the nonexclusivo right to uue the
Comrron ArBa (oxctudlug roofs of buitding ln tho Shopping Conter), such uso [o be in common
with Lmdlord, othu tenants ln tho Shopplng conter and o*ret pe$offi !€finitted by tho Lmdlord to
uso the same, aud subject to suoh roqeonable ruler and regul*tions govoming uter ar Landlod from
tlne to xime p1.e,ecribes. For orffi!0p10 and without limiting tho genorality of Landlord's ability to
estsblish rules and regulstions govorning all aspoots of the Common Aroas, Torant Egrcos as
follows:

(q) TBU@I u4y not solicit bueinoss within the Common Area nor tako any action thd wouH
intecforo with tho rights of other ponons to uss the Corr[non Aren,

(b) Landtord ,!By tempor*rily olooo any part of tho Coumron Arpa as nsccssary to ru,ko
ropairg altonriior,s or to provont tho public fi'om obraining preso(iptlvo right$.

(o) Tte use of any part of the roof ie rcserved to Landlcnd. Landlord oay allow Tenant
access to the roof, zubject to Fuch componsatlon atrd reetdctions as detorminod by Landlord in its
sole discmtion

(i) Tonart may aesign 3 resenred padting spots from rite plan for customer patking upoa
Ladlonl h sppmval Thcso cathot bo uy exiedng Hoadioap Parfting amas. Roservoti Padcing

signs t0 be imtslbd at Ten8rt's sole eu)ense.

Lendtotd is responsiblo for fho opq'6tlor, auotgomont ard lraiutotrance of the Cmnroo:r

Atpas. Ths ma:rner of maintondloo ls in the discretion of Landlodi howover, tho Coursron Areo
wlll genera[y be in kseling with siroilat shoppiag centcrs withrn the inmsdisto areo fot t sfunilar
.TENDNt MK. LA}'IDLORD MAKES NO RESPRESENTATION OR WANRANTY REGAXDING
WHETHTR OR}iOTLANDLOI{D WIIIPROVIDE SECT)-]Y SERVICES OR, IF SO, WHAT
FORM OF SECI/TIY SERVICBS WILL BB PROVIDED.
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Ia addition to the Rent providod for hemln, Touq^rt shall pay to Landlottt at tho end of sach
calondar yoat dukrg tho temo of this Lcase, Tonantrs pro rato shart (?SA") of tho followilg
operi*ing experuas (refened to ae "Operating Exponnes") of tho Shopping Csntol l

(a) &ll r€al cstate t6x.es or otber 16ll estato ohargos lwiod on or asesssed agalnst the
Ptoporty (iuctrding od valotom taxos, gonornl and tpeolol assetsrnonts, psrldng
surrchargos, any lax or exoise on lcnts, Bny tax or charge for govommsntal sorvicgs
(suoh as sfeot molntolanoo or ftre prct€ction) and any tax ol ohugo whklr replaoes
any ofsuch above-doscribcd *rtal sstBtc ohargee"; provlded, howove4, thie rliall not
include any franohise, mffgiq gstator lnherltlncc or gonual inoome tax; ard

(b) inswemce prcm1urru for tho insufanc€ plrvlded by Landlord,

Tenant's PSA is bssedupon 1,889 squars foot, Within sixty (60) &ys afta'the end of sacl calendar
yeor, l,aadlord shatl fumlsh to T6!a[t fl Btat€oant, together wilh supportlng documontotion
ressonably eaoeptable to Temut, ehowing the total Oporating Exponsos for tho Shoppkrg Center,
and Tonontrs?SA ofsuch OpemthgBxpo[so8. Tenant shsl] poy to L&ndlord TeiEnt's PSA of ruoh
Operating Bxp€ases withh thirty (30) d4ys of rcceipt of Laodlord's stat€@ont. Amounte not paid
withln $aid tlme sl'qll bs6r htetBst at tho hwful mu.imum rato urtil p&id,

15, FEIIIX)NAJ, PROPBRTY TAXES. Torrat$ is }iable for all taxes levied egainst
Tomnt's porsonal ptopolty &rd tt"do tixhrcs in the Leased Premiser, If any taxos aro lsvied agsinst
Landloril orl,andlordre property and if Landlond electo to pay the same or lf the assossed valls of
th6 Lmdlord 's ptoporty is inoroased by inclusion of pcrsonel property and trade fixtures place<l by
Tenant iu the Leasql Prtmisea aud Landlord oleots to psy tho taxos bored on such irrcreasq Tonant
mu$ psy to Lnndtord upoa demed that prt of ruoh toxm for which 'l'euan! is primarily 'liable

hcrundcr,

16, BAIII.{E}HDOMAIN. Io thc ovsnt of atry coado:mnalion proceedings, Tenlrfi hercby
egreos th6t the procoeds awaded h any euch oondom.notion proceedlng os tnursfer iu llou of
sondemnAlion shoil bolong sololy to the Landlord, oad that the Tenant shaLl hove no chim therefotq
oxcept fot suoh awnrd ae ti€ Tanant hny ba cnlilled to recorsr from such outhority @ut not from
Landtord) for tho takiae of its leasolold irnprovo:ronts, and Temnl's loss of buslnes.s, but only if
suoh award does not rcduce tho omourt wbich would otherwise bo plyablo to Landlotd.

1?. ASSIONMENT AND zuql,.E fiIN-C. Tslant sh6ll uot assign thir Loaso b whole or
in parl, or subJol all or uy purt of the Loa36d Prcmisoq without the pdor written conrert of
Landlord,

18. DEruT. The Tsnnnt shall be deffnod in dsfuult horeof Lr the svent Tonant shall (o)

default ln thE pmmpt payrEnt of lcIt or aoy othor &mount when lhe sntns h due and romain in
violation of or continuo to fall to moko such pByrront for eporiod of (10) days followlng the rtcoipt
of wdttor notiae of ouoh t'arlure; or (b) default ln failurp to porform auy of the other oovonanto,

oonditiou8 and Egmomsnts performoblo by Tonant hereund* for a perlod of tblrtry (30) dayr
followlng reoeipt of writtsn notifica.tion of Tenantfs failut t0 comply henwitlt; or (c) fite a
volute'ypotition in banhuptoy, bo adjudgxl bankrupt, bo placod iu or subja:tod to a rcceivemhip,

or mr{<e a[ asqlgxmoht fottlrobenofit of creditorg. Upon such dsfault, Landlord may inunoaligtoly
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snterupon and toko possossion of thc Leaced Premiees, by foroo if rtecossaty, end romovo ot expol
Tenant arrd auy othor ponons who may bo occupying the Lonsod Prenrlsee or any prt of them, mlst
the Leaeed htmlses ot slrch ta'm 6s tho Landlord doome advisable, ond r€eeive tho rfft for tho
rcletting. Temot, who ahall romain llabls for ony d eficionoy, agrteu to pay ttro Landlord on deanand
any doflclo$cy tlut may a.riro by roaaoa of sruh reletting, Upon ru"entry of seld Loaaod Pmmises,
Landlord nray removo all or any part oftho peaolalproperty ofTonant therreonm ulnhgahd Btom
it at some suiteble place at TenBD.tt oxpenso. A waivcr by Lendlord or Tonnnt of auy breech or
broachoo o{ any of tho provirions of this Leaso sball ttol be dsemed a wohe{ of any subsoqueot
broooh; any broaoh eholl be deemod a oontinulng breaoh eo long as tlle defarrlt contlnues.

1.9, SUBORDII'{AfiON. Tenart horcby agoos that thls Leaso shall bo suborrdinate to any
flr8t mortSagr€ or flllt de€d of tJust sad all renolvalr, modifio0tiotrs, consolidstioor, roplacetnentr
atrd oxtoflsions thoroof, heroaftcr plsoed upo tho Loassd Prernigos.

20. OUIET POSSBSSION. l,aldlord coveranr thol, upon paylrrg the rcnt as hereln
povidod and porfomlng all covenantr a[d agre€rtrents hertln sontained, Tenaot shalland ruay
poaoeflrlly and quietS have, hold and oqjoy the oxchxlvo right to the Leased Prcmises. It is agned
6nd udantood tbat any holdlng ov6r by Teda[t of ths Loased Prumisos at tho expiralloa of the
Lsa,so tormslaJl, in tho absenco of a writtsn agrcEmout to tho coohary, operats srd be consh:ued as

a toumcy flnm nonth-to-month ot a rental equal to 150 perceirt of tho amormt of the guarantood
montbly leat as ahvo ptovkled.

. 21, LIABIIJTY INSURANCE, At all timos during the toun of the Loaao, at its sol€
fipemo, and as B. palt.of the consld€mtion for this Lealo, Tonant shall keep hr force oad effect
public liebilry and properby dfl-tnBge lnflrance with rcspect to the Le asod Pr€rtrises r,nd the businoae

opcratod ther€jn. The luoitr of p$lic llability coystage sh6ll ts uot loss thsn $1,000,000,00 eaoh
ocourrance, $1,000,000.00 ooch acoldont, and $2,000,000,00 geneml aggrcgato. Such insuranco
eholl nf,ms Ludlotd and T6n6nt Bs the nemed insueds ond ch*llprovide that it will not bo caooolod
or ohauged withoutlem fhal thirty (30) dnys prior written rotlce to Landlord. Snch insursnce ehall
bo with a company or mmpanios authodzerl to be in business in Texae zmd a copy of the policy or
pollcics or duly oxesutcd cortifioeb oroertifioatos of insurorce shell bo dolivercd to Lsodl0Jd with
adoqusto proof of tho timely pa)4!en[ of ell promiums duriug ihe term of thls Lease, Such policy
shall bs eldorssd to wsive subrogathtr egalnst Lnrdlord.

22, PI{OPERTY DAMAGE INSURA-}-IC-8. l'effot agrtss tbrt it rhafl keop ils fDcures,
memhsndlse and equipnont i.nsured againrt loos or domago by firo, with thr usual cxtsnderl
covslflgo ondo$emetrts. Tcnafit waives auy and cvery clnjm whlch arides ot may oise in its favor
Bgninst Landlod dudng the tem of this Loase frn any uud all loas of, or durage to, any of its
pmp€rly looated withln or upou the Loased Promises, which loss or domago h covored 0r rcquh€d
tobeoovom1 horounder by valid nnd mlloctiblc flrc and o<tondod oovorage ineuronoopolieies. Said

walvcr shall bo h {dditiou to, and tlot in limltatlon ol dotogstio! of, any othtr walvo or rcica.so

cottaked ia this Looso witrtr rospoct to any loss of or darnage to proportf of Tonarxt, Tenant shall
givo immediate uotice of fia waivsr to its Insursr,

23. N93QES. All noticot authorizsd or mqul'ed lo be glvetr wdoriho tettms of thls Leoeq

or under la.w, shdl bs doomod to bnvo beeu givon when iloliversd psrsonalty to tho lartics hetdo, or
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when deposited in thc United Stahs Mail, properly starnped, and sent by registered orcertified nmi[,
Ntuul receipt rcquestcd, to the psfiies hereto st the tbllowiDg oddl€sses:

Luudlord:
BROOKSHIRE BROTHERS, INC,
Real Estate Depafiment
P. O. Box 1688

Lut'kin, Teras 75902

Tenant:
SABINE COUN'TY
do County Judge Daryl Melron
P.O. Box 716
Henphill, TX 75948

or: at such other addresses as either party may designatc to the other party in !vdtirg.

26, BINDING Elil'ECT, 'lhis ogreernent shall be b:lclirg upou ald inure to the benefit of
the pa(ies hercto and their respective heirs, assigns, successors, executoni an(l otlntin istrators.

27. ENTIRE AGRF;IIMENT. Th is instnlment const itutes [he eDtire agrcernent betrvetrr t he
partics, aud lhis Lcase shall not be orally modified, altercd, anrcnded or rrscinded inasmuch ns it is

specitically ngrced that this inst,r.menI can be clranged, modilied, altercd, or amended only by an

agreemerrt in writing, signed by the proper representatives ol encb ol the pnrties hereto or their
rcspective successors in interest.

28. PARACRA-PH llEApINGS, Tlie paragrnph headings contairred in this l.ease are
providud lor convenienf rtt'erence only and shall not be consideLed for any putpose ii nrmlyzing or'
construing tbe il)feutions of the parries witb respect t0 this cofltl,,lct.

29, M1SCEILANEOUS:

(a) Options: SolongasTenlrrl isnot indethult hereuncler', Tenarrt shnll haverheoptiouto
reLrerv this Lease tbr three (3) one ( I ) yeor temu each ("Rerer.vrl Period"), follorving the expiration
of the Primary Tenn, Tetrattt shtll give Luldlord rhree (3) nonths written [otice prior to lhc
erpiration of fhe Pfimary Tenn orany RenervalPedod of its iuteul to exffcisc nn optiorr.

TENANT: LAN D LOR D:

BITOO BRO .INC.

By: L.Un.-, By:
Irn Alston, ent &
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Date:

APPLICAIILE TIME PBRIODS FOI{ TNIS LEA{iE ACREEMENT:

The Conrm€ncemert Date Shdll Be: Mny l, 2023

"I'he Ren trlComrmcnrerrcnt Datc Shnll Be: tllay t,2023

The Prlmury 'l'erm Expirrtion Datc Is: April30, 2026
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