








































































































































































































E.01 Landlord's Right of Entry. 

(a) Landlord or its agents may enter the Premises during regular business 
hours to: 

(i) Show the premises to prospective tenants, prospective purchasers, 
investors, or lenders; 

(ii) Make repairs for any reason the Landlord deems necessary; 

(iii) Conduct improvements or alterations for any reason Landlord 
deems necessary; 

(iv) Maintain or repair structural components of the Building systems 
and equipment; 

(v) Post notices of nonresponsibility; 

(vi) Determine whether the tenant is complying with the lease terms; 

(vii) Place customary For Sale or For Lease signs on or about the 
premises; 

(viii) Address an emergency situation; or 

(ix) Take any other action Landlord deems necessary. 

(b) To facilitate Landlord's access in accordance with Section E.Ol(a), Tenant 
shall ensure that Landlord shall at all times have a key with which to unlock all the doors 
in the Premises[, excluding Tenant's vaults, safes, and secure areas designated in advance 
by Tenant]. In an emergency, Landlord shall have the right to use any means that 
Landlord may deem proper to open the doors in and to the Premises. 

E.02 Conditions to Landlord's Entry. Landlord's access permitted in Section E.01 is 
subject to the following conditions: 

(c) Landlord shall use its good faith efforts to give Tenant at least 24 hours 
prior written notice (delivered as required under Section D.22 of this Lease) of its 
intention to enter the Premises (no such notice being required in the event of an 
emergency); 

(d) Landlord may only show the Premises to prospective tenants during the 
last eighteen (18) months of the Term; and 

(e) Landlord shall not unreasonably interfere with Tenant's operations in the 
Premises. 

E.03 No Abatement of Rent; Waiver. No entry pursuant to the express terms of Section 
E.01 shall be construed under any circumstances as a forcible or unlawful entry into the 
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Premises, or an eviction of Tenant or result in an abatement of Rent. Tenant hereby 
waives any claim against Landlord or its agents or representatives for damages for any 
injury or inconvenience to or interference with Tenant's business or quiet enjoyment of 
the Premises except for damage directly caused by Landlord's gross negligence or willful 
misconduct. 

F ALTERA TIO NS 

F.01 Landlord's Prior Consent and Tenant's Obligations 

(a) Landlord's Prior Consent. Tenant shall not make or allow to be made any 
alterations, additions, or improvements in or to the Premises (collectively, "Alterations") 
without first obtaining Landlord's Prior Consent, provided, however, if Landlord grants 
its consent to any Alterations, the terms and conditions of this Article F hereof shall 
govern such Alterations. 

(b) Tenant Work. Tenant agrees that all work performed by Tenant in 
completing the Alterations (the "Tenant's Work"): 

(i) Shall be completed at Tenant's sole cost and expense; 

(ii) Shall be completed in a first class, good and workmanlike manner; 

(iii) Shall not impair or affect the structure of the Building; 

(iv) Shall not affect or require changes to any other part of the Building 
other than the Premises; 

(v) Shall not affect the exterior of the Premises or the Building; 

(vi) Shall not violate or render invalid the certificate of occupancy for 
the Building or any part thereof; 

(vii) Shall not cause any liens to attach to all or any part of the 
Premises, the Building, or the Building Complex; 

(viii) Shall not affect or interfere with the rights of any other tenant or 
occupant of the Building Complex; and 

(ix) Shall comply with the provisions this Lease, the Rules and 
Regulations, and all applicable Laws. 

Tenant shall obtain, at its sole expense, all permits required for Tenant's Work. 

(c) Tenant's Deliveries. With respect to any Alterations: 

(i) Plans and Specifications. Tenant shall submit to Landlord detailed 
plans and specifications (including layout, architectural, mechanical, and 
structural drawings) for each proposed Alteration and shall not commence any 
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such Alteration without first obtaining Landlord's prior written approval of such 
plans and specifications, which approval shall be in the sole and absolute 
discretion of Landlord. Tenant shall be solely responsible for ensuring that the 
plans and specifications reflect Tenant's requirements for each proposed 
Alteration. Landlord reserves the right to disapprove any plans and specifications 
in part, to reserve approval of items shown thereon pending its review and 
approval of other plans and specifications, and to condition its approval upon 
Tenant making revisions to the plans and specifications or supplying additional 
information. Any review or approval by Landlord of any plans and specifications 
or any preparation or design of any plans by Landlord's architect or engineer (or 
any architect or engineer designated by Landlord) with respect to any Alterations 
is solely for Landlord's benefit, and without any representation or warranty 
whatsoever to Tenant or any other Person with respect to the compliance thereof 
with any Laws, the adequacy, correctness, or efficiency thereof or otherwise. 
Tenant shall reimburse Landlord for all costs and expenses incurred by Landlord 
in connection with the review and inspection of Tenant's Work, including, but not 
limited to architects', engineers', consultants', and attorneys' fees incurred by 
Landlord in connection with the review of the Tenant's plans and specifications 
for Tenant's Work, all changes and modifications thereto, and the Landlord's 
inspection of Tenant's Work; 

(ii) Governmental Authorities. Tenant shall, at Tenant's sole cost and 
expense, obtain all permits, approvals, and certificates required by any 
governmental authorities, including Landlord, for each Alteration. Upon the 
request of Tenant, Landlord, at Tenant's sole cost and expense, shall join in any 
applications for any permits, approvals, or certificates required to be obtained by 
Tenant in connection with any permitted Alteration (provided that the provisions 
of the applicable Law shall require that Landlord join in such application) and 
shall otherwise cooperate with Tenant in connection therewith, provided that 
Landlord shall not be obligated to incur any cost or expense, including, without 
limitation, attorneys' fees and disbursements, or suffer any liability in connection 
therewith; and 

(iii) Insurance. Tenant shall furnish to Landlord duplicate original 
policies or certificates thereof of worker's compensation (covering all persons to 
be employed by Tenant and Tenant's contractors and subcontractors in connection 
with each Alteration) and comprehensive public liability (including property 
damage coverage) insurance in such form, with such companies, for such periods 
and in such amounts as Landlord may reasonably approve, naming Landlord and 
its agents, any lessor, and any mortgagee, as additional insureds. 

(d) Tenant's Performance Obligations. Tenant shall perform its Alterations in 
accordance with and subject to each of the following: 

(i) Contractors. All Alterations shall be performed, at Tenant's sole 
cost and expense, by Landlord's contractor(s) or by contractors, subcontractors, or 
mechanics approved by Landlord. 
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(ii) Compliance. All Alterations shall be made and performed in strict 
conformance with the plans and specifications therefor as approved by Landlord, 
all Laws, the Rules and Regulations, and all rules and regulations relating to 
Alterations promulgated by Landlord in its reasonable judgment. If, as a result of 
any Alterations performed by Tenant, any alterations, installations, improvements, 
additions, or other physical changes are required to be performed or made to any 
portion of the Building or the Building Complex ( other than the Premises) to 
comply with any Law(s) (the "Resulting Alterations"), which Resulting 
Alterations would not otherwise have had to be performed or made at such time, 
Landlord, at Tenant's sole cost and expense, may perform or make such Resulting 
Alterations and take such actions as Landlord shall deem necessary and Tenant, 
within five (5) business days after demand therefor by-Landlord, shall provide 
Landlord with such security as Landlord shall require, in an amount equal to 
125% of the cost of such Resulting Alterations, as estimated by Landlord's 
architect, engineer, or contractor. Upon completion of any Alteration, Tenant, at 
Tenant's sole cost and expense, shall obtain certificates of final approval of such 
Alteration required by any governmental authority and shall furnish Landlord 
with copies thereof, together with the "as built" plans and specifications for such 
Alterations. 

(iii) Materials and Liens. All materials and equipment to be 
incorporated in the Premises as a result of any Alterations or a part thereof shall 
be of first-class quality and no such materials or equipment ( other than Tenant's 
Owned Property (as hereinafter defined below)) shall be subject to any lien, 
encumbrance, chattel mortgage, or title retention or security agreement. In 
addition, no Alteration shall be undertaken prior to Tenant's delivering to 
Landlord either: (A) a performance bond and labor and materials payment bond 
(issued by a surety company and in a form each satisfactory to Landlord), in an 
amount equal to one hundred percent ( 100%) of the cost of each such Alteration 
(as estimated by Landlord's architect, engineer, or contractor); or (B) such other 
security as shall be satisfactory to Landlord or required by any lessor or 
mortgagee. Within seven (7) business days] after notice to Tenant of the filing or 
imposition of a mechanic's lien against the Premises, the Building, or the Building 
Complex for work claimed to have been done or materials claimed to have been 
furnished thereto, Tenant shall, at Tenant's sole cost and expense, discharge of 
record or bond around such mechanic's lien in a manner acceptable to Landlord 
and Tenant shall indemnify and defend Landlord against and save Landlord 
harmless from all losses, costs, damages, expenses, liabilities, suits, penalties, 
claims, demands and obligations, including, without limitation, reasonable 
counsel fees, resulting therefrom. If Tenant does not comply with the foregoing 
provisions, Landlord may discharge or bond around any such lien, charge, order, 
or encumbrance, and Tenant agrees to reimburse Landlord (as Additional Rent) 
for all losses, costs, damages, and expenses resulting therefrom or incurred in 
connection therewith, together with interest thereon (at a rate equal to the Interest 
Rate), promptly upon demand. All materialmen, contractors, artisans, mechanics, 
laborers, and any other persons now or hereafter furnishing any labor, services, 
materials, supplies, or equipment to Tenant with respect to any portion of the 
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Premises, the Building, or the Building Complex, are hereby charged with notice 
that they must look exclusively to Tenant to obtain payment for same. Notice is 
hereby given that the Landlord shall not be liable for any labor, services, 
materials, supplies, or equipment furnished or to be furnished to the Tenant upon 
credit, and that no mechanic's or other lien for any such labor, services, materials, 
supplies, or equipment shall attach to or affect the estate or interest of the 
Landlord in and to the Premises, the Building, or the Building Complex. 

(iv) Approved Architects, Contractors, Mechanics, and Laborers. All 
Alteration(s) shall be performed only under the supervision of an independent 
licensed architect approved by Landlord. Tenant shall not, at any time prior to or 
during the Term, directly or indirectly, employ, or permit the employment of, any 
contractor, mechanic, or laborer in the Premises, whether in connection with any 
Alteration or otherwise, if such employment would interfere or cause any conflict 
with other contractors, mechanics, or laborers engaged in the construction, 
maintenance, or operation of the Building Complex by Landlord, Tenant, or 
others, or of any adjacent property owned by Landlord. If any such interference or 
conflict exists, Tenant, upon demand of Landlord, shall cause all contractors, 
mechanics, or laborers causing such interference or conflict to leave the Building 
Complex immediately. 

F.02 Ownership of Alterations. Within thirty (30) days of the Expiration Date, Landlord 
shall indicate in writing to Tenant: (a) whether the Alterations shall be owned by 
Landlord; (b) if Landlord will require that the Alterations be removed by Tenant before 
the Expiration Date; and ( c) if Landlord will remove the Alterations on Tenant's behalf 
before or after the Expiration Date. Unless otherwise indicated by Landlord, all 
Alterations made by Tenant shall become the property of Landlord and shall be 
surrendered to Landlord on or before the Expiration Date. Notwithstanding the foregoing, 
movable equipment, trade fixtures, personal property, furniture, or any other items that 
can be removed without material harm to the Premises will remain Tenant's property 
(collectively, the "Tenant Owned Property") and shall not become the property of 
Landlord. 

F.03 End of Term Restoration. Tenant shall remove at its sole cost and expense all 
Alterations required by Landlord to be removed by Tenant under this Lease and all 
Tenant Owned Property before the Expiration Date and shall surrender the Premises to 
Landlord in the same condition the Premises were in prior to installation of the 
Alterations unless otherwise provided for in this Lease. Tenant shall repair at its sole cost 
and expense all damage directly or indirectly caused to the Premises or the Building by 
the removal of any Alterations or Tenant Owned Property. If Tenant fails to remove 
Alterations or Tenant Owned Property as required hereunder, such failure shall constitute 
an immediate Event of Default and, in addition to all of Landlord's rights and remedies 
hereunder, Landlord may elect (but shall not be obligated) to remove same and Tenant 
shall pay to Landlord, within fifteen (15) days of receipt of demand, all costs and 
expenses incurred by Landlord in connection with such removal. For any Alterations 
designated under Section 1.02 to be removed by Landlord on Tenant's behalf, Tenant 
shall pay to Landlord, within fifteen (15) days of receipt of demand, all costs and 
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expenses incurred by Landlord in connection with such removal. Notwithstanding 
anything in Article D.26 to the contrary, Landlord may retain Tenant's Security Deposit 
until it has been reimbursed all amounts due under this Section. 

F .04. If Tenant fails or refuses to pay all costs and expenses of removing Alterations or 
Tenant Owned Property as outlined herein, Landlord may apply all or any portion of such 
Security Deposit toward the payment of such unpaid costs relative to the removal of 
Alterations and Tenant Owned Property. The retention or application of all or any part of 
the Security Deposit shall not constitute an election of remedies by Landlord or a waiver 
of any of Landlord's rights or remedies hereunder. Tenant's obligations under this Section 
F.03 shall survive the expiration or earlier termination of this Lease. 

G Repairs and Maintenance 

G.01 Repairs by Landlord. 

(a) Landlord shall keep the foundation of the Building, the structural 
soundness of the roof of the Building and the structural soundness of the floors and 
exterior walls of the Building (excluding doors, doorframes, storefronts, windows, 
frames, and glass), in good order, repair, and condition; provided, however, that Tenant 
shall promptly give Landlord notice in writing of the need for such repair and Landlord 
shall have a reasonable time to respond; and provided further that Landlord shall not be 
responsible for repairs which arise out of or result from the any act or omission of, or 
Alterations made by, Tenant, its agents, concessionaires, officers, employees, licensees, 
customers, invitees, or contractors, in which case such repairs shall be performed by 
Tenant or, at Landlord's option, by Landlord, at Tenant's sole cost and expense and 
Landlord shall be reimbursed therefor upon demand. Unless expressly stated otherwise in 
this Lease, all other repairs and maintenance to the Premises shall be at Tenant's sole cost 
and responsibility. 

(b) Notwithstanding anything contained in this Lease to the contrary, the 
Indemnified Parties shall not be liable or responsible for, and Tenant waives all claims 
against the Indemnified Parties for injury, death, or damage to persons or property 
sustained by Tenant or any person claiming by, through, or under Tenant arising out of, 
related to, or in connection with the performance or nonperformance of any work 
(including improper or defective work) by any contractor, subcontractor, laborer, or 
material vendor. 

( c) Landlord shall use its reasonable efforts to minimize interference with 
Tenant's use and occupancy of the Premises in making any repairs, alterations, additions, 
or improvements; provided, however, that there shall be no Rent abatement or allowance 
to Tenant for a diminution of rental value, no actual or constructive eviction of Tenant, in 
whole or in part, no relief from any of Tenant's other obligations under this Lease, and no 
liability on the part of Landlord, by reason of inconvenience, annoyance, or injury to 
business arising from the performance of any such repairs, alterations, additions, or 
improvements or the storage of any materials in the Premises or in any hallways in 
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connection therewith, and Landlord shall have no obligation to undertake such work on a 
so-called priority or overtime basis. 

G.02 Repairs by Tenant. 

(d) Except to the extent that Landlord is specifically responsible for 
maintenance under Section G.01 of this Lease, Tenant shall, at Tenant's sole cost and 
expense, throughout the term of this Lease, and at no expense whatsoever to Landlord, 
maintain the Premises, its surrounding walls, floor, ceiling, roof, exterior entrances, 
service areas, and all improvements therein and all appurtenances thereof in good order, 
condition, and repair, making all needed maintenance, repairs, and replacements, 
including, without limitation: 

(i) Maintaining lighting, heating, and plumbing fixtures and heating, 
ventilating, and air-conditioning equipment and systems, and the fire protection 
sprinkler system in good order, condition, and repair making all needed 
maintenance, repairs, and replacements; 

(ii) Making repairs and replacements as needed to storefronts, signs, 
moldings, mullions, frames, doors, hardware, partitions, walls, ceilings, floors, 
and fixtures; 

(iii) Keeping all glass, including that in windows, doors, fixtures, and 
skylights, clean and in good condition, and to replace glass which may be 
damaged or broken with glass of the same quality; 

(iv) Keeping all pipes and drains inside or outside the Premises clean 
and free of blockage and accumulation of hair, debris, or waste of any kind 
emanating from the Premises, and removing all such waste with proper traps 
approved by Landlord so as to prevent such waste from accumulating in any 
drains or pipes or being discharged through any drains or pipes into any system of 
pipes or sewers located outside the Premises; 

(v) Making all repairs, alterations, additions, or replacements to the 
Premises required or recommended by any law, ordinance, or regulation of any 
public authority or by fire underwriters or underwriters' fire prevention engineers, 
keeping the Premises equipped with all safety appliances so required; 

(vi) Repainting and redecorating the Premises and cleaning carpets at 
reasonable intervals; and 

(vii) Promptly removing all accumulated snow, ice, and debris from all 
roadways, sidewalks, and curbs located upon or adjacent to the Premises. 

Tenant shall promptly make all repairs to the Premises of every kind and 
nature, ordinary and extraordinary, foreseen and unforeseen, whether necessitated by 
wear, tear, obsolescence, or defects, latent or otherwise, necessary to keep the Premises in 
good order and condition. Tenant shall not permit or suffer any overloading of the floors 
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of the Building. Notwithstanding the foregoing, all damage or injury to the Premises or to 
any other part of the Building and Building Systems, or to its fixtures, equipment, and 
appurtenances, whether requiring structural or nonstructural repairs, caused by or 
resulting from any act or omission of, or Alterations made by, Tenant, Tenant's agents, 
employees, invitees, or licensees, shall be repaired at Tenant's sole cost and expense, by 
Tenant to the reasonable satisfaction of Landlord (if the required repairs are nonstructural 
in nature and do not affect any Building System), or by Landlord (if the required repairs 
are structural in nature or affect any Building System). 

( e) When used in this Article, the term "repairs" shall include replacements, 
restorations, and/or renewals when necessary. The necessity for and adequacy of repairs 
pursuant to this Article shall be measured by the standard which is adopted by Landlord 
for the Building. If replacement of equipment, fixtures, units, systems, and appurtenances 
thereto are necessary, Tenant shall replace the same with equipment, fixtures, units, 
systems, and appurtenances of the same quality when new, and shall repair all damage 
resulting in or by such replacement. If Tenant fails after thirty (30) days notice to proceed 
with due diligence to make repairs required to be made by Tenant, the same may be made 
by Landlord at the expense of Tenant, and the expenses thereof incurred by Landlord, 
with interest thereon at the Applicable Rate, shall be forthwith paid to Landlord as 
additional rent after rendition of a bill or statement therefor. Tenant shall give Landlord 
prompt notice of any defective condition in the Building or in any Building System, 
located in, servicing, or passing through the Premises. 

(f) Tenant shall give notice to Landlord, promptly after Tenant learns thereof, 
of: (i) any accident in or about the Premises; (ii) all fires in the Premises; (iii) all damages 
to or defects in the Premises, including the fixtures, equipment, and appurtenances 
thereof; and (iv) all damage to or defects in any parts or appurtenances of the Building's 
sanitary, electrical, heating, ventilating, air-conditioning, elevator, and other systems 
located in or passing through the Premises or any part thereof. 

(g) Tenant's obligations in this section are in addition to other obligations of 
the lease, including but not limited to paying rent. 

City of Big Spring, a Texas municipal corporation, 

Todd Darden, City Manager 

Weeks Broadcasting, Inc., a Texas corporation, 

John Weeks, President 
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Approved as to Form Only 

Andrew W. Hagen 
City Attorney 
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Insurance Addendum to Lease 

This insurance addendum is part of the lease. 

A. Tenant agrees to -

1. Maintain the following coverages at its own cost and expense: 

a. Commercial property insurance written on a causes of loss - special form 
(formerly known as "all risks" form) covering Tenant's personal property, 
fixtures, and leasehold improvements in the Premises, and naming 
Landlord as as a loss payee as their interest may appear 100 percent of 
replacement cost of [l] all items included in the definition of Tenant's 
Rebuilding Obligations and [2] all of Tenant's furniture, fixtures, 
equipment, and other business personal property located in the Premises. 

b. Business Owner's insurance written on an occurrence basis, including 
contractual liability, covering Tenant's operations within the Premises, 
naming Landlord, Landlord's property manager, if any, and Landlord's 
Lienholder, if any, as "additional insured," and having limits of not less 
than $1,500,000 each occurrence and $3,000,000 general aggregate. 

d. Business auto liability insurance written on an occurrence basis and 
having a combined single limit of not less than $1,000,000. 

e. Umbrella Liability. Coverage shall be $2,000,000 for each occurrence, and 
$2,000,000 aggregate. 

f. Workers' compensation insurance in the statutory amount or higher. 
Employer's liability insurance having limits of not less than $500,000 each 
accident for bodily injury by accident, $500,000 each employee for bodily 
injury by disease, and $500,000 bodily injury by disease for entire policy. 
The Workers' Compensation insurance must have a waiver of subrogation 
in favor of Landlord. 

g. Tenant or Tenant's Contractor will obtain and maintain (to the extent 
reasonably procurable) construction liability insurance at all times when 
demolition, excavation, or construction work is in progress on the 
premises. The insurance will have limits of not less than $1,000,000 for 
property damage and $3,000,000 for one person and $1,000,000 for one 
accident for personal injury and must protect Landlord and Tenant, as well 
as any other person or persons Tenant may designate, against all liability 
for injury or damage to any person or property in any way arising out of 
demolition, excavation, or construction work on the premises. 
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h. Each insurer must be [1] an admitted carrier licensed by the Texas 
Department of Insurance; [2] rated A or greater in A.M. Best Company, 
Inc. Financial Strength Rating (FSR); and [3] rated VII or higher in A.M 
Best Financial Size Category (FSC). 

1. The City of Big Spring shall be named as an additional insured on all 
policies. 

2. Deliver certificates of insurance that include NAIC number(s), additional insured 
status and waiver of subrogation to Landlord before entering the Premises and thereafter within 
ten days of the expiration of the policies. 

B. Landlord and Tenant agree that -

1. The commercial property insurance policies maintained will contain (a) optional 
coverage for agreed value to eliminate the coinsurance clause, (b) optional coverage for 
replacement cost, ( c) increased limits of ordinance or law coverage to cover increased cost of 
construction, (d) increased limits for debris removal coverage, and (e) a waiver of subrogation 
clause in favor of the other party . 

2. The commercial general liability insurance will be primary to the maintaining 
party and not contributory to any similar insurance carried by the other party and will contain a 
severability-of-interest clause. 
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