Blackwell Rentals, llc               ___________________      
Telephone:  812-333-5300


                        
  P.O. Box 2509

 Facsimile:   812-332-0989


        Bloomington, IN   47402

Unit Number:
___________________________
1st Monthly Rent Installment:  $___________








FURNISHED/UNFURNISHED


Security Deposit:
$__________________

Date Lease Begins:
___________________
Date Lease Ends:
___________________

Move-In Date/Time:
___________________
Main Tenant Contact:
___________________










Name/Number

Summit Ridge Lease Agreement


THIS LEASE AGREEMENT (“Lease”) is made this _____ day of ______________________, 200___ by and between Blackwell Rentals, LLC (“Landlord”) and the individual(s) listed below (hereinafter referred to jointly and severally as “Tenant”):

_________________________________________
__________________________________________

_________________________________________
__________________________________________
_________________________________________
__________________________________________
Landlord hereby leases to Tenant, for private residence, the premises commonly known as:

______________________________________________________________, Bloomington, Indiana 47403 (“Premises”), which Lease shall be upon the following terms and conditions:

1.
Term of Lease.  The term of this Lease shall begin on ________________________, 200         and end on ________________________, 200____, unless sooner terminated or renewed per the terms and conditions of this Lease.  Move-out must be completed as scheduled by Landlord on or before the final day of the Lease.  

2.
Rent.  The total rent for the term of this Lease shall be the amount of _______________________ ______________________________________Dollars ($_________________________) payable in advance in twelve (12) equal monthly installments of __________________________________ Dollars ($____________________).  Rent installments shall be paid monthly beginning  
             , 200    via one (1) check and made payable to Blackwell Rentals.  Rent shall be made payable in advance on or before the first (1st) day of each month without deduction or demand by mailing rent installments to P.O. Box 2509, Bloomington, Indiana 47402 or by personally delivering them to 820 Auto Mall Road, Bloomington, Indiana 47401.

3.
Partial Payments.  The Tenant agrees to pay the full amount of each rent installment when due.  Any partial payment of rent will be accepted (without prejudice to any enforcement of Landlord’s rights and remedies) but full late fees, as outlined in Paragraph Four below, will continue to accrue until said rent is paid in full.

4.
Late Payment.  Tenant agrees to make all payments on or before the due date.  Failure to do so causes Landlord to incur damages in the form of added administrative expense and time, in an amount which is uncertain.  Accordingly, Tenant agrees that it is reasonable for the Landlord to charge a fee in the form of liquidated damages.  In the event that any rent installment is not paid in full on or before its due date, then Tenant agrees to pay a late payment fee in the amount of Ten Dollars ($10.00) for each day that said rent installment remains unpaid, up to a maximum amount of Seventy Dollars ($70.00) for each such late rent installment.
  A bad check constitutes nonpayment and a charge of an additional Twenty-Five Dollars ($25.00), in addition to the above-referenced late fees, will be assessed to cover service and administrative fees for any check written by Tenant which is returned unpaid from the bank for any reason.  Landlord reserves the right to accept only certified funds after one (1) Tenant check has been returned unpaid by the bank.

5.
Security and Damage.  Tenant has deposited with Landlord the amount of ___________________ ___________________Dollars ($__________________) and will deposit the additional amount of _____________________________________________ Dollars ($__________________) on or before _____________________________, 2008 as a security deposit for the performance of each and every provision of this Lease.  Tenant may not deduct any rent payments from the security deposit.  Tenant authorizes Landlord to deduct charges from the security deposit, if applicable, as follows: 

A.
Damage.  The cost associated with contracting for and the payment of any repairs, replacements, repainting (necessitated in association with wall repair of any hole or wall damage – other than holes, in reasonable number, made by standard straight pins, thumb tacks or nails no larger than four-penny size), cleaning and other such expenses relating to the Premises, fixtures, appliances, systems and furniture (if applicable) incurred by the Landlord as a result of Tenant’s actions, excepting normal wear and tear.

B.
Utilities.  The cost of any unpaid bills for utilities for which the Tenant is responsible and which are left unpaid at the termination of this Lease.  Tenant is responsible for the cost of water and electric utilities for the entire lease term and any extensions thereto.

C.
General Cleaning.  The cost of any cleaning expenses incurred by Landlord for appliances, fixtures, counters, cabinets, sinks and other such items.

D.
Carpet Cleaning.  The cost of professionally cleaning the carpet upon the termination of the Lease.  This is a standard charge and will automatically be deducted.

E.
Abandoned Property and Debris.  The cost of disposing of any abandoned property or debris left in or around the Premises after Tenant has vacated the Premises. 

F.
Rent and Late Fees.  Any unpaid rent, late fees, bad check fees or portions thereof as provided by the terms of this Lease

G.
Legal Fees.  The cost of any attorney fees, court costs, discovery costs or other such costs incurred by Landlord as a result of Tenant’s breach of any term of this Lease, or the defense of any lawsuit in which Landlord is deemed not in breach.

H.
Non-Consummated Lease.  In addition to all contractual obligations hereunder and all other legal or equitable remedies available to Landlord, the full amount of the security deposit will be forfeited if Tenant fails to consummate this Lease Agreement and does not take possession of the Premises.

This provision shall in no way limit Landlord’s right to recover amounts which may be owed by Tenant in excess of the security deposit.  Upon the termination of this Lease an itemized list of damages will be mailed to Tenant at an agreed upon forwarding address (to be provided by Tenant).  If the balance of the security deposit is in excess of the damages, then said balance will be returned to Tenant at the agreed upon forwarding address, without interest, within forty-five (45) days after the termination of this Lease or any subsequent renewals of this Lease.  Landlord will not divide any security deposit refund among separate tenants and is not responsible for apportioning the balance of any security deposit among tenants.  If the amount of damages caused by Tenant is in excess of the security deposit amount, then Tenant agrees to pay to Landlord the amount of any such excess within fifteen (15) days from the date of said notice. 

6.
Inspections.  A joint inspection with at least one (1) tenant to this Lease will be scheduled upon both move-in and move-out.  The move-in inspection shall take place prior to Tenant’s move into the Premises at a date and time as scheduled by Landlord.  Only those persons a party to this Lease shall be permitted to participate in such inspections.  An inspection report and inventory shall be completed during the move-in inspection describing the condition of the Premises and shall be signed by at least one tenant to the Lease prior to move-in.  The inspection report and inventory shall be made a part of this Lease.  A joint move-out inspection and inspection report and inventory shall also be conducted after Tenant has vacated the Premises.  Any damage to the Premises caused by an act or omission of Tenant (or guest or invitee of Tenant) and not identified on the move-in inspection report and/or inventory, other than normal wear and tear, shall be the Tenant’s responsibility.  Tenant’s possession of the Premises indicates Tenant’s acceptance of the Premises in an “as-is” condition. 

7.
Use of Premises.  Tenant agrees to use the Premises exclusively as a private residence only for those individuals identified as a tenant in this Lease.  Tenant agrees not to make any changes of any nature to the Premises without first obtaining Landlord’s written consent.  Tenant agrees not to store items or personal property outside the confines of the interior of the Premises.  Tenant further agrees to abide by all rules or regulations governing the subject neighborhood where the Premises are located, a copy of which are attached hereto as Exhibit A.  Landlord reserves the right to amend or modify said rules, as Landlord believes reasonably necessary and Tenant agrees to abide by such amendments and modifications.  Tenant may not use the Premises to give instruction in music or physical training.  Tenant agrees not to cause or permit any disturbance, noise or other annoyance detrimental to the reasonable comfort of the neighborhood (three or more warnings of this disturbance offense shall be deemed just cause for eviction and shall constitute a default of this Lease).

8.
Upkeep.  Tenant agrees, during the term of this Lease, to take good care of the Premises, its fixtures, appliances and equipment (including light bulbs and smoke detector batteries).  Tenant agrees to keep the Premises, at Tenant’s sole cost and expense, in a clean, aesthetically pleasing and sanitary condition.  Tenant agrees to take appropriate precaution against the presence of insects, bugs and vermin (Landlord is not responsible for and this Lease will not be affected by the presence of insects, bugs and vermin but Landlord will arrange for treatment, if necessary, at Tenant’s cost).  Tenant agrees to promptly notify Landlord of any damage or need for repairs to the Premises.  Tenant agrees to refrain from activity in or around the Premises that could damage or decrease the value of the Premises.  Tenant agrees to place all trash in suitable containers and dispose of said trash in the area designated for disposal or pick-up or trash.  At the termination of this Lease, for any reason, Tenant agrees to return the Premises to Landlord in the same condition as received by Tenant, normal wear and tear excepted.  Tenant agrees to be responsible for any loss or damage caused by an act or omission of Tenant, Tenant’s family, guests, invitees, agents, employees or any other person that Tenant permits to be in or around the Premises.   

9.
Utilities.  Tenant agrees to place all applicable utilities in the name of Tenant prior to the Lease start date and to leave all such utilities in Tenant’s name for the entire duration of the Lease.  In the event that Tenant fails to honor the aforementioned obligation regarding the placement of utilities in Tenant’s name and Landlord is billed for utilities used during the lease term, then Landlord may charge Tenant an administrative fee of $25.00 per occurrence.  Tenant also agrees to pay for all such utilities in a timely manner.  Tenant agrees that Landlord shall not be responsible for any failure in utility service arising from causes beyond Landlord’s reasonable control.  It is Tenant’s responsibility to arrange for utilities prior to the beginning of Tenant’s tenancy.  Failure to do so may result in the Premises being without utilities upon Tenant’s move-in as all utilities may be removed from Landlord’s name prior to Tenant’s move-in.  Utility provider information is as follows:



SBC/Ameritech (phone)  



1-800-742-8771



Duke (electric)




800-521-2232



CBU (water)




812-349-3930



Insight (cable)




812-332-9486

10.
Access.  Tenant shall permit Landlord or Landlord’s agents and employees to enter the Premises during all reasonable hours to examine and protect the Premises, to show the Premises to prospective buyers or renters, to make repairs, additions, alterations, preventive maintenance or treatment and for any other reasonable necessity requiring such entry.  Landlord will attempt to give Tenant reasonable notice of any such intended entry into the Premises, when possible. Landlord may enter the premises at any time in the event that Landlord determines that an emergency or other situation exists which requires immediate attention.

11.
Maintenance.  Landlord agrees to keep the Premises, including any furniture and appliances furnished, in reasonable repair during the term of this Lease.  Tenant agrees to promptly report the need for maintenance to Landlord, including emergency maintenance.  When the need for maintenance has been caused by the willful or irresponsible conduct of Tenant, Tenant’s family, guests, invitees, agents, employees or any other person that Tenant permits to be in or around the Premises, Landlord will repair the Premises on account for Tenant.  The cost of any such repair work necessitated by Tenant, Tenant’s family, guests, invitees, agents, employees or any other person that Tenant permits to be in or around the Premises shall be billed to Tenant and paid by Tenant within ten (10) days of such billing.  Further terms and conditions regarding the maintenance of the Premises are as follows:

A.
Tenant Negligence.  Tenant accepts and understands that Tenant will be responsible for charges associated with the Landlord’s maintenance, repair or replacement caused by Tenant negligence, including but not limited to, such items as stopped-up stools, malfunctioning garbage disposals due to improperly disposed items (such as glass, coins, bottle caps, silverware, excessive food product, etc.), damage caused by running the dishwasher with stopped-up sink, improper use of appliances, busted locks, lost keys (to be charged at the rate of $10.00 per key), holes in the walls and ceiling, excess moisture (i.e. sloppy showering), burned out light bulbs and other such items.  Labor for Landlord’s maintenance labor is charged at the rate of $25.00 per hour for work completed during normal business hours and $50.00 per hour for work completed during times outside normal business hours (weekends, evenings, etc.).  In the event that Tenant fails to make payment for such maintenance within ten (10) days, said amount shall be subject to interest at the rate of eighteen percent (18%) per annum and may be deducted from Tenant’s security deposit.

B.
Excessive Utilities.  Landlord shall not be responsible to Tenant for reimbursement of excessive water/sewer bills due to running or overflowed stools, busted pipes or faucets, the reimbursement of excessive electric bills resulting from open or broken doors or windows, or other such charges.  It is Tenant’s responsibility to promptly report the need for the maintenance of such items to Landlord. 

C.
Securing Premises.  Tenant agrees to take appropriate precaution against unauthorized entry into the Premises by locking and securing doors and windows.  Tenant agrees to promptly report doors and windows that will not lock to Landlord.  

D.
No Reduction in Rent.  Tenant agrees that no reduction of rent shall be claimed or allowed to Tenant due to any inconvenience or discomfort arising as a consequence of any maintenance, repair or replacement made in or around the Premises when such maintenance, repair or replacement is beyond the reasonable control of Landlord.  

12.
Personal Property.  Tenant is responsible for obtaining and maintaining insurance on Tenant’s personal property.  Landlord is not responsible or liable in any way for damage or loss to Tenant’s personal property.  Landlord advises Tenant to obtain such renter’s insurance.  Any personal property left in the Premises after the termination of this Lease for any reason shall be deemed abandoned.  Tenant hereby authorizes Landlord to dispose of any such personal property as Landlord deems advisable and Tenant hereby expressly releases Landlord of and from any and all claims and liability for damage or loss of personal property left in or around the Premises by Tenant upon the termination of this Lease or the abandonment of the Premises.

13.
Joint and Severally Liable.  Each individual signing this Lease as a tenant agrees to be jointly and severally liable to the Landlord for the full performance required hereunder and for any damages resulting from a breach or default of Tenant’s obligations.  “Joint and severally liable” is a legally binding phrase which means, among other obligations, each individual signing this Lease as a tenant is legally responsible to the Landlord for any and all obligations required hereunder (rent, damages or otherwise) versus a pro-rata share of any such obligation.

14.
Tenant Disputes.  Landlord is not responsible in any way for resolving disputes among or between the individual tenants to this Lease.


15.
*Pets.  Tenant agrees that no pet or animal of any kind is permitted in or around the Premises at any time for any reason (i.e., no pet-sitting is allowed).  Tenant agrees not to allow any family member, guest, invitee, agent, employee or any other person that Tenant permits to be in or around the Premises to allow a pet or animal in or around the Premises, even on a temporary basis.  Violation of this provision constitutes a default of this Lease.  In the event of Tenant’s violation of this provision for any reason, Landlord will charge, and Tenant agrees to pay, a fee of up to $500.00 per occurrence plus the cost associated with any flea, odor or stain removal.  Aquariums larger than twenty (20) gallons are also not permitted.

16.
Subletting.  Tenant agrees not to sublet or assign the Premises without Landlord’s prior written consent.  Any such sublet or assignment without Landlord’s prior written consent shall be void.  Landlord agrees not to unreasonably withhold its consent.  Should Landlord consent to a sublet or assignment, a sublet fee of Fifty Dollars ($50.00) will be charged to Tenant.  Regardless of any such sublet or assignment, Tenant shall remain fully liable and responsible for all terms and condition of this Lease. In the event of such a sublet or assignment, the subletting parties must sign a sublease agreement (provided by Landlord) and an application form.  Tenant agrees to act as Landlord to said subletting parties and Tenant agrees to pay rent to Landlord.

17.
Winterizing.  Tenant agrees to take appropriate winterizing precautions to help insure that the plumbing servicing the Premises does not freeze.  For example, Tenant agrees that the heat within the Premises shall not be turned below sixty (60) degrees Fahrenheit and that electricity and water will remain on and in Tenant’s name throughout the term of this Lease.  Tenant’s failure to take appropriate winterizing precautions could result in Tenant being assessed charges associated with any maintenance, repair or replacement necessitated by such failure.

18.
Prohibited Items and Actions.  Tenant agrees not to keep any water beds on or about the Premises, or any other article or item that would be likely to damage the interior or exterior of the Premises or be hazardous to life or property.  Tenant agrees not to act in a manner that might cause injury to Tenant or others and to refrain from activity that might damage the Premises or surrounding common areas. 

19.
Parking.  Landlord does not guarantee parking for each individual signing this Lease as Tenant.  The number of parking spaces is controlled by local zoning regulations as of the time the subject complex was constructed.  Landlord shall not be liable for any towing charge or damage to vehicle resulting from unauthorized parking by Tenant or others.

20.
Destruction of Premises.  In the event that the Premises become uninhabitable by reason of fire, accident or other cause beyond Tenant’s reasonable control and totally not caused by the negligence of Tenant, Tenant’s family, guests, invitees, agents, employees or any other person that Tenant permits to be in or around the Premises, then rent shall be due only up to the date of such damage or destruction.  If Landlord chooses to rebuild/repair the Premises, Landlord may provide adequate alternative living accommodations at Landlord’s expense without abatement of rent.    

21.
Default and Remedies.  If the Tenant fails to pay, when due, any amount required by this Lease or if Tenant fails to perform as required by any provision of this Lease, Tenant shall be in default.  In the event of such default, Landlord may re-enter and take possession of the Premises and have Tenant and Tenant’s property removed there from.  In the event of such default or eviction, all remaining rent shall become immediately due and payable without further notice.  In the event of such default or eviction, Landlord may relet the Premises upon terms and conditions as deemed appropriate by Landlord and such reletting shall in no way affect the liability of Tenant.  Any amounts obtained by Landlord via such reletting shall be first applied toward the expenses associated with the reletting of the Premises with the remainder, if any, to be applied toward Tenant’s obligations hereunder.  Tenant agrees that Landlord is not limited to the remedies referenced above and may seek any other remedy against Tenant as allowed under applicable law.  Tenant agrees to be responsible and pay for any legal expense, attorney fees, discovery fees, court costs and other such fees and expenses incurred by Landlord in Landlord’s effort to enforce the terms and conditions of this Lease.  

22.
Limited Liability.  Landlord shall not be responsible or liable for any damage or injury sustained by Tenant, Tenant’s family, guests, invitees, agents, employees or any other person that Tenant permits to be in or around the Premises.  Tenant hereby agrees to waive any and all claims against Landlord for personal injury and any loss or damage to property.

23.
Application and References.  Landlord offers this Lease to Tenant based upon the representations made on the applications submitted by Tenant.  If any such statement is misleading, incorrect or false the Landlord shall have the right to terminate this Lease as any such misrepresentation shall constitute a default by Tenant of this Lease.  Tenant hereby authorizes Landlord to conduct a reference check of the references provided by Tenant and Tenant understands if such check reveals any evidence of credit unworthiness or dishonesty the Landlord may terminate this Lease.   

24.
Renewal of Lease.  If Tenant desires to renew this Lease for an additional term, Tenant should give Landlord written notice of such desire on or before                            , 200    .  Landlord reserves the right to deny Tenant’s request to renew this Lease and if renewed, may modify the amount of rent due for any such renewal.

25.
Move-Out.  Tenant agrees to follow all instructions for cleaning and leaving the Premises upon the termination of this Lease as indicated on Exhibit B attached hereto and incorporated herein.  Estimated costs and expense, which will be Tenant’s responsibility, for failure to clean and leave the Premises as instructed by Landlord are also indicated on Exhibit B.

26.
Miscellaneous Provisions.  This Lease shall be subject to the following miscellaneous provisions:

A.
Entire Agreement.  This Lease and the exhibits hereto represent the entire agreement by and between Landlord and Tenant.  Landlord has made no representations or promises with respect to the Premises except those representations and promises contained herein.

B. 
No Waiver by Landlord.  Landlord’s failure to insist on the strict performance of any provision of this Lease or exercise any right or remedy shall not constitute a waiver of any breach of this Lease by Tenant or a waiver of Landlord’s right to exercise any right or remedy.  Landlord’s acceptance of any full or partial rent payment by Tenant shall not constitute a waiver by Landlord of any breach or default by Tenant.  

C.
Severability.  Should any provision(s) of this Lease be declared invalid or unenforceable by a court of competent jurisdiction or statute, the remaining provisions of this Lease shall remain in full force and effect.  This Lease shall be construed under the laws of the State of Indiana and the venue for any dispute shall be in Monroe County, Indiana. 

D.
Common Areas.  In the event that any recreational facilities and/or common area space shall be associated with the complex in which the Premises are located, Tenant acknowledges that such areas are under the exclusive control of the applicable Homeowners Association or the Landlord and that Tenant, Tenant’s family, guests, invitees, agents, employees or any other person that Tenant permits to be in or around the Premises shall abide by all applicable rules and regulations governing such areas and use such areas at their own risk.


E.
Other Tenant Defaults.  If, prior to the start date provided herein, Tenant defaults in the performance of any other agreement with Landlord which Tenant and Landlord may have together, then Landlord shall have the option of terminating this Lease.

F. Availability of Premises.  Tenant’s initial access to the Premises is dependent upon the previous tenants vacating the Premises.  Landlord will take reasonable steps to insure such vacating by previous tenants but does not accept any liability for unforeseen circumstances.  In such an instance, Landlord will provide temporary living accommodations, without abatement of the rent provided hereunder.

* Tenants may have pets so long as the proper pet deposit is paid in full prior to possession.
Tenant acknowledges that Tenant has read and understands the terms and conditions of this Lease. 

The forwarding address for Tenant’s security deposit is circled below.

Tenant Signature



Permanent Address


Date Signed








__________________________
__________________________
__________________________
____________






__________________________
__________________________
__________________________
____________






__________________________

__________________________
__________________________
____________






__________________________
__________________________
__________________________
____________

Landlord’s Signature

BLACKWELL RENTALS, LLC

By:__________________________
P.O. Box 2509, Bloomington, Indiana 47402.






812-333-5300
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1

