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CORPORATE SERVICES





Form Use Instructions
_______________________________________

Thank you for purchasing this document.  We hope that you will find it useful for your intended purpose.

This form was created by CenterPoint Corporate Services, Inc. 
Description:  A shopping center unit lease will ensure that all tenants conform to the general rules governing the center and that no two tenants are competing against each other.  This lease also allows the tenant’s rent to be based on a percentage of gross sales.
Instructions:  

1) The following should be replaced with the proper name, amount or event.  It may be convenient to perform a “search and replace” in your word processor for several of the items:

a) Replace <<Lessor’s Name>> with the name of the Landlord or Leasing Company.

b) Replace <<Lessor’s Address>> with the address of the Lessor.

c) Replace <<Lessee’s Name>> with the name of the Tenant.

d) Replace <<Lessee’s Address>> with the address of the Lessee.

e) Replace <<Premises Address>> with the address of the Leased Premises including unit number.
f) Replace <<Square Feet>> with the size of the Leased Premises in square feet.
g) Replace <<Shopping Center Address>> with the address of the shopping center where the Leased Premises is located.

h) Replace <<Parking Spaces>> with the minimum number of parking spaces in the Shopping Center property for a defined number of square feet of leased space.

i) Replace <<Parking to Leased Space>> with the defined number of square feet referenced immediately above.

Replace <<Assignee’s Name>> with the name of the company to which you are


2)
If an alternate paragraph(s) is listed, chose the most appropriate paragraph for the section and delete the paragraph(s) that is less appropriate.

Lease of a Unit in Shopping Center
LEASE made as of this _____ day of ___________________________, 20_____ between <<Lessor’s Name>>, with an address of <<Lessor’s Address>> (“Lessor”), and <<Lessee’s Name>>, with an address of <<Lessee’s Address>> (“Lessee”).

Introduction.  In consideration of the rents, covenants, and agreements to be performed, Lessor demises and leases to Lessee, and Lessee takes, accepts, and rents from Lessor, the premises described herein for the period, at the rental, and upon the terms and conditions hereinafter set forth.

Section 1

LEASED PREMISES

1.01.
Leased Premises.  Lessor demises and leases to Lessee, and Lessee rents from Lessor those certain premises, now or to be erected at <<Premises Address>>, which premises consist of a store containing an area of approximately <<Square Feet>> square feet (“Leased Premises”).  The boundaries and location of the Leased Premises are outlined in red on the site plan of the shopping center at <<Shopping Center Address>> (“Shopping Center”), which site plan is attached as Exhibit A.  The store unit is to be constructed as more particularly set forth in Section 5. Exhibit A sets forth the general layout of the Shopping Center, but Lessor reserves the right to construct other buildings or improvements or to relocate or add any buildings, improvements, parking areas, and other common areas in the Shopping Center, provided that the size and relative location of the Leased Premises shall not be materially altered and if additional area is added, the parking ratio of the then constituted Shopping Center shall not fall below <<Parking Spaces>> spaces for each <<Parking to Leased Space>> feet of leasable floor area.

1.02.
Use of Additional Areas.  The use and occupation by Lessee of the Leased Premises shall include use in common with others so entitled of the common areas, employees' parking areas, service roads, loading facilities, sidewalks, and customer car parking areas, shown and depicted on Exhibit A, and other facilities, all as may be designated from time to time by Lessor; subject, however, to the terms and conditions of this Agreement and to reasonably uniform rules and regulations as prescribed from time to time by Lessor.

Section 2

TERM

2.01.
Commencement Date.  The term of this Lease shall commence on the earlier of the following dates: (1) the date that is <<number>> days after Lessor, or Lessor's supervising architect, notifies Lessee in writing that the premises are ready for Lessee's fixtures or (2) the date on which Lessee shall open the leased premises for business to the public.  If the expiration of such <<number>>-day period does not occur on the first day of a month, or Lessee shall have opened the Leased Premises for business on a day other than the first day of a month, then the term shall commence on the first day of the month next succeeding the expiration of such <<number>>-day period, or next succeeding the opening for business.

2.02.
Length of Term.  The initial term of this Lease shall be for a period of <<number>> lease years following the commencement of the term as provided in Section 2.01 plus a partial lease year if the term commences on a date other than the first day of a month.

2.03.
Lease Year.  The term "lease year" shall mean the twelve-month period beginning with the commencement of the term and each successive twelve-month period during the term of this Lease.  The term "partial lease year" shall refer to the period between the commencement of the term, if the term commences on a date other than the first day of a month and the commencement of the first lease year.

2.04.
Final Commencement Date.  In any event, if the initial term of this Lease shall not have commenced, in accordance with all the provisions of this Lease on or before <<number>> years from the date hereof, this Lease shall be null and void, and both Lessor and Lessee shall be fully released from any obligations under this Lease.  The purpose of this paragraph is to prevent this Lease from becoming void or voidable as the result of any rule against perpetuities prevailing in the State in which the Leased Premises are located, and this paragraph shall not in any event be considered a reason for the postponement of the commencement date.

2.05.
Option to Renew.

a.
Option 1.  Lessee is given an option to extend the term of this Lease by a period of <<number>> years.  Lessee may exercise this option at any time by notice in writing to Lessor served at least <<number>> months prior to the end of the initial term, if Lessee shall not be in default.  Except as the terms may not be relevant or applicable, and except as to any further options, all the terms and conditions of the Lease shall apply for the extended period, except that the fixed minimum rental during the renewal period shall be ---------- dollars ($----------) per year.

b.
Option 2.  Lessee is given <<number>> options to extend the term of this Lease by periods of <<number>> years each.  Lessee may exercise the first option at any time by notice in writing to Lessor served at least <<number>> months prior to the end of the initial term, and each successive option may be exercised by similar notice at least <<number>> months prior to the end of each successive respective term, if Lessee shall not be in default.  Except as the terms may not be relevant or applicable, and except as to any further options, all the terms and conditions of the Lease shall apply for the extended periods except that the fixed minimum rental for the first renewal period shall be ---------- dollars ($----------) per year and the fixed minimum rental after that time shall be ---------- dollars ($----------) per year.

Section 3

RENT

3.01.
Payment of Rent.  Lessee covenants and agrees to pay rent to Lessor, which rent shall be in the form of a "fixed minimum rent" and "percentage rent." The payment of the fixed minimum rent shall begin on the commencement date as provided in Section 2.01. If the commencement date occurs on a day other than the first day of a month, Lessee shall pay rent for the fractional month on a per-diem basis (calculated on the basis of a thirty-day month) until the first day of the month following such commencement date, when the term shall commence (but the percentage rent shall be paid in accordance with Section 3.03), and then the fixed minimum rent shall be paid in equal monthly installments on the first day of each and every month in advance.  Rent shall be mailed to and payable to <<name and address>> or at such other place as may be designated in writing from time to time by Lessor.

3.02.
Fixed Minimum Rent.  Lessee shall pay to Lessor for each and every lease year of the leased term, and at the same proportionate rate for any partial lease year, without any prior demand, and without any deduction or setoff, a fixed minimum rent of ---------- dollars ($----------) payable as provided in Section 3.01.

3.03.
Percentage Rent.

a.
Option 1.  In addition to the payment of the fixed minimum rent, Lessee shall pay to Lessor, in the manner, upon the conditions, and at the times set forth, during each lease year as additional rent, a sum equivalent to the amount, if any, by which ---------- percent (----------%) of the gross annual sales, as defined, from all business done on and from the premises, exceeds the annual fixed minimum rent.  The percentage rent shall be paid without any prior demand, and without any setoff or deduction.  The percentage rent shall be adjusted proportionately for the first and last lease years if either of such periods consist of less than twelve months, and shall become due and payable within <<number>> days after the end of each applicable lease year.

b.
Option 2.  In addition to the payment of the fixed minimum rent, Lessee shall pay to Lessor, in the manner, upon the conditions, and at the times set forth, during each lease year additional rent, a sum equal to---------- percent  (----------%) of the gross annual sales in excess of ---------- dollars ($----------), as defined, from all business done on and from the premises.  The percentage rent shall be paid without any prior demand and without any setoff or deduction.  The percentage rent shall be adjusted proportionately for the first and last lease years if either of such periods consist of less than twelve months, and shall become due and payable within <<number>> days after the end of each applicable lease year.

3.04.
Gross Sales.  The term "gross sales" is defined to mean gross sales of Lessee, from all business conducted upon or from the Leased Premises, whether such business is conducted by Lessee or by any licensees, concessionaires, or sublessees of Lessee, and whether such sales are evidenced by check, credit, charge account, exchange, or otherwise, and shall include, but not be limited to, the amounts received from the sale of goods, wares, and merchandise and for services performed on or at the Leased Premises, together with the amount of all orders taken or received at the Leased Premises, whether such orders are filled from the Leased Premises or elsewhere, and whether such sales are made by means of merchandise or other vending devices in the Leased Premises.  If any one or more departments or other divisions of Lessee's business shall be sublet by Lessor or conducted by any person, firm, or corporation other than Lessee, then there shall be included in gross sales for the purpose of fixing the percentage rent payable all the gross sales of such departments and divisions as if Lessee's business had been conducted by Lessee itself.  Gross sales shall not include sales of merchandise for which cash has been refunded, or allowances made on merchandise claimed to be defective or unsatisfactory, provided they shall have been included in gross sales; and there shall be deducted from gross sales the sales price of merchandise returned by customers for exchange, provided that the sales price of merchandise delivered to the customer in exchange shall be included in gross sales.  Gross receipts shall not include the amount of any sales, use, or gross receipts tax imposed by any federal, state, municipal, or government authority directly on sales and collected from customers, provided that the amount is added to the selling price or absorbed, and paid by Lessee to such government authority.  No franchise or capital stock tax and no income tax or similar tax based upon income or profits as such shall be deducted from gross receipts.

Section 4

RECORDS AND ACCOUNTING

4.01.
Records.  To ascertain the amount payable as rent, Lessee agrees to prepare and keep at Lessee's principal place of business for a period of not less than <<number>> years following the end of each lease year adequate records, which shall show inventories and receipts of merchandise at the Leased Premises, as well as daily receipts from all sales and other transactions on the Leased Premises by Lessee and any other persons conducting any business upon said premises.  Lessee shall record at the time of sale, in the presence of the customer, all receipts from sales or other transactions whether for cash or credit in a cash register or in cash registers or other sales devices having a cumulative total.  Lessee further agrees to keep for at least <<number>> years following the end of each lease year all pertinent original sales records.  Pertinent original sales records may include (1) cash register tapes, including tapes from temporary registers; (2) serially numbered sales slips; (3) the originals of all mail orders at and to the Leased Premises; (4) the original records of all telephone orders at and to the Leased Premises; (5) settlement report sheets of transactions with sublessees, concessionaires, and licensees; (6) the original records showing that merchandise returned by customers was purchased at the Leased Premises by such customers; (7) memorandum receipts or other records of merchandise taken out on approval; (8) such other sales records, if any, that would normally be examined by an independent accountant pursuant to generally accepted auditing standards in performing an audit of Lessee's sales; and (9) the records specified in (1) through (8) above of sublessees, assignees, concessionaires, or licensees.

4.02.
Statements by Lessee.  Lessee shall submit to Lessor on or before the <<number>> day following each <<quarter; month>> at the place then fixed for the payment of rent, a written statement signed by Lessee and certified by it to be true and correct, showing in reasonably accurate detail, the amount of gross sales for each <<quarter; month>> and fractional quarter, if any, prior to the first lease year of this Lease.  Lessee shall submit to Lessor on or before the <<number>> day following the end of each lease year at the place then fixed for the payment of rent a written statement signed by Lessee, and certified by Lessee or a partner or principal officer of Lessee, as the case may be, to be true and correct showing in reasonably accurate detail the amount of gross sales during the preceding lease year.  The statements shall be in such form and style, showing in reasonable detail the elements and amounts of gross sales during the preceding <<quarterly; monthly>> period, or other fractional period.

4.03.
Audit.  Lessor's acceptance of payments of percentage rent shall be without prejudice to Lessor's right to examine Lessee's books and records of its gross sales and inventories of merchandise at Lessee's principal place of business to verify the amount of annual gross receipts received by Lessee in and from the Leased Premises.  At Lessor's option, Lessor may cause, at any reasonable time during regular business hours upon not less than <<number>> days' prior written notice to Lessee, a complete audit to be made of Lessee's business affairs and records relating to the Leased Premises for a period covered by any statement issued by Lessee as set forth in Section 4.02. Lessor shall have the right within <<number>> years from the date of delivery of such statement to Lessor to have a certified public accountant selected by Lessor commence a special audit at the end of such <<number>> days' written notice.  If such audit shall disclose a liability for rent in excess of <<number>> percent of the rentals previously computed and paid by Lessee, Lessee shall promptly pay to Lessor, in addition to the deficiency, the cost of the audit, provided such certified public accountant is not in Lessor's regular employ.  If there is no deficiency disclosed as a result of the special audit, the cost shall be paid by Lessor.  Each statement of gross sales submitted by Lessee shall become conclusive and binding upon Lessor <<number>> years after delivery to Lessor, unless within such <<number>>-year period Lessor shall cause the special audit to be commenced.

4.04.
Failure to Furnish Statements.  If Lessee fails to prepare and deliver within the time specified any statement of gross sales, Lessor may elect to treat Lessee's failure as a breach of this Lease, entitling Lessor to terminate this Lease or Lessee's right to possession of the premises or both, but only after Lessor has given to Lessee <<number>> days' notice in writing to submit such statement.  If Lessee fails to prepare and deliver the statement after receiving <<number>> days' notice, Lessor may also, or in the alternate, elect to make an audit of all books and records of Lessee, including Lessee's bank accounts, that in any way pertain to or show gross sales, and to prepare the statement or statements that Lessee has failed to prepare and deliver.  Such audit shall be made and such statement or statements shall be prepared by a certified public accountant selected by Lessor.  The statement or statements so prepared shall be conclusive on Lessee, and Lessee shall pay on demand all expenses of such audit and of the preparation of any such statements and all sums as may be shown by such audit to be due as percentage rent.

Section 5

CONSTRUCTION OF LEASED PREMISES
5.01.
Construction by Lessor.  Lessor shall construct, at Lessor's own expense, upon the premises described in Exhibit A, the store unit that consists of the Leased Premises for Lessee's use and occupancy in accordance with the plans and specifications, a copy of which has been furnished to Lessee as supplemented by the list of improvements for Lessee (List of Tenant Improvements) attached as Exhibit C <<omitted>>.

5.02.
Changes and Additions to Building.  The proposed location of the premises in the building of which the premises form a part is designated on the site plan attached as Exhibit A. The location of the premises in the building and the location of the building in the Shopping Center, shall be subject to such changes as Lessor's architect finds to be desirable in the work to be done by Lessor.  Upon request by either party, both parties agree to modify the site plan as shown on Exhibit A to the extent that Lessor's architect certifies to be

desirable, and no changes in "Lessor's Work" so certified of the premises for Lessee, or during construction, shall affect, change, or invalidate this Lease.  However, any such changes shall not alter the general appearance, relative location, or aggregate amount of floor space of the Leased Premises.

5.03.
Legal Description.  The legal description of that part of the Shopping Center currently owned by Lessor is shown on Exhibit B <<omitted>>, but Lessor reserves the right to integrate additional property into the Shopping Center or to delete areas designated as "Reserved" or "Out Parcel."

5.04.
Construction Guarantees.  Lessor guarantees all work performed in Lessor's construction of said store unit and parking lot areas against defective workmanship and materials for a period of <<number>> year from the date of completion of such store unit and parking lot areas and shall accordingly at Lessor's own expense repair or replace any such defective workmanship and material that has been called to the attention of Lessor in writing by Lessee within such <<number>>-year period.

5.05.
Installation of Fixtures.  Lessee may enter upon Leased Premises to install trade fixtures and furnishings during the construction period; provided, however, that such activity on the part of Lessee shall be done only in a manner that will not interfere with construction and that Lessor shall not be liable to Lessee for damage to or loss of such fixtures, equipment, or furnishings.  Any equipment or work done, other than those items specifically enumerated above, that Lessor installs or constructs in the Leased Premises on Lessee's behalf shall be paid for by Lessee before such work, as outlined above, shall be performed by Lessor.  All such additional work shall be billed to Lessee, in advance, at Lessor's cost plus ---------- percent (----------%) for overhead and profit.  If Lessee does not approve such additional costs within <<number>> days from receipt of notice of such additional costs, then in such event, Lessor shall proceed with items of work as called for in Section 5.01 above.

All such additional work requested by Lessee shall be subject to the reasonable approval of Lessor's architect and mechanical and electrical engineers, and shall be performed in accordance with all governmental ordinances, statutes, and regulations.

5.06.
Parking Area and Maintenance.  Lessor shall at Lessor's own expense construct and maintain at all times during the term of this Lease a parking area on that portion of the premises on which the Shopping Center shall be erected, substantially as designated on the site plan attached as Exhibit A. The parking area shall be for the use of all lessees of Lessor in the Shopping Center and for the use of the customers, employees, visitors, and invitees of said lessees for driveway, walkway, or parking purposes.  The parking area shall be kept in good order and repair and reasonably free from snow, ice, and obstruction by Lessor.  Lessor reserves the right to allow the common areas to be used for special promotional events and for truck, trailer, and sidewalk sales.

Lessor shall designate an area in said parking area for the parking of employees' cars.  Lessee's employees shall be permitted to park their cars only in the area designated for employee parking.

Lessee agrees that trailers and trucks shall deliver merchandise to the premises only through the access roads at the rear of the Leased Premises, if any, and trucks delivering merchandise to Lessee will be expeditiously unloaded and not permitted to park in the rear of the premises except for such period as shall reasonably be necessary for loading or unloading.

5.07.
Pro Rata Share of Expenses.  Lessee agrees to pay to Lessor Lessee's pro rata share of the expenses and costs of every kind and nature paid or incurred in operating, equipping, protecting, lighting, cleaning, insuring, repairing, replacing, and maintaining the parking area, driveways, sidewalks, and other areas, facilities, and improvements used in the maintenance and operation of the Shopping Center (hereinafter, collectively Common Areas).  Such costs and expenses shall include, but are not to be limited to, illumination and maintenance of Shopping Center signs and directional signals, if any, cleaning, snow removal, lighting, line painting, landscaping, personal property taxes, insurance, supplies, the reasonable depreciation of maintenance equipment, and an amount equal to ---------- percent (----------%) to cover the administrative fees of the property manager.

Lessee's portion of replacement expenses (exclusive of routine patching or repaving of incidental portions of the parking lot) shall be fixed at ---------- dollars ($----------) per year per square foot of building area on the Leased Premises, regardless of the actual replacement expenses incurred by Lessor.

The pro rata share of Lessee's expenses shall be computed on the basis of the square foot ground-floor area of the Leased Premises in relation to the total square foot ground-floor area of all buildings contained in the Shopping Center.

Lessee covenants and agrees to pay to Lessor the sum of ---------- dollars ($----------) per square foot of building area equal to ---------- dollars ($----------) per year, payable at the rate of ---------- dollars ($----------) per month, plus an amount estimated by Lessor from time to time as representing Lessee's pro rata share of Common Area expenses, as defined above.  Until Lessor notifies Lessee to the contrary, such estimate shall be at the rate of ---------- dollars ($----------) per square foot of building area per year, equal to ---------- dollars ($----------), payable at the rate of ---------- dollars ($----------) per month, making a total payment by Lessee equal to ---------- dollars ($----------) per month.  Within <<number>> days after the end of each calendar year, Lessor shall furnish Lessee with a statement of the actual amount of costs and expenses incurred for Common Area expenses (exclusive of replacements) for such period.  If the total of estimated pro rata expenses paid by Lessee is less than the actual amount due from Lessee, Lessee shall pay the deficiency within <<number>> days after the furnishing of such statement; and if the total amount paid by Lessee exceeds the amount due, such excess shall be credited against the next installments due under this Section 5.07.

5.08.
Construction Financing.  If Lessee refuses to agree to any amendment or modification of this Lease as to form or contents as may be required by any mortgage company furnishing a mortgage loan for the construction of the Shopping Center, excepting the size, dimensions, or relative location of the premises in relation to any department stores, drug store, market, and parking in the Shopping Center, and excepting further the rental and term and the extent of Lessor's work to be furnished to Lessee pursuant to Section 5, Lessee agrees that Lessor may cancel this Lease prior to delivery of the premises to Lessee on <<number>> day's written notice to Lessee without liability to any party.

Section 6

CONDUCT OF BUSINESS BY LESSEE

6.01.
Use of Premises.  Lessee shall occupy and use the Leased Premises exclusively for <<purpose>>, and for no other purpose whatsoever.  Lessee shall continuously and uninterruptedly during the term of this lease conduct Lessee's customary business activity during all normal business days and hours, unless prevented from so doing by strikes, fire, casualty, or other causes beyond Lessee's control, and except during reasonable periods for repairing, cleaning, and decorating the Leased Premises.  Lessee shall not directly or indirectly engage in any similar or competing business to that conducted by Lessee in the Leased Premises within a radius of <<number>> miles from the Leased Premises.

6.02.
Restrictions on Use.  Lessee shall not use nor permit the Leased Premises to be used for any purpose other than that set forth in Section 6.01 above, and further covenants and agrees to execute and comply promptly with all statutes, ordinances, rules, orders, regulations, and requirements of federal, state, county, and city governments regulating the use by Lessee of the Leased Premises.  Lessee will not use or permit the use of the premises in any manner that will tend to create a nuisance or tend to disturb other tenants or occupants of the Shopping Center or tend to injure the reputation of the Shopping Center.  The restrictions set forth in this paragraph shall extend to all agents and employees of Lessee.  No auctions for fire or bankruptcy sales may be conducted in the Leased Premises without the previous written consent of Lessor.

Section 7

MAINTENANCE AND REPAIRS

7.01.
Maintenance by Lessee.  Lessee shall at all times keep the Leased Premises, including, but not limited to, the maintenance of exterior entrances, window frames, and all glass in show windows, molding, partitions, doors, door frames and checks, fixtures, equipment and appurtenances and all heating, ventilating, air-conditioning, lighting, and plumbing fixtures, in good order, condition, and repair, including reasonable periodic painting as may be required, any damage by unavoidable casualty excepted, except for structural portions of the premises, which shall be maintained by Lessor, but if Lessor is required to make repairs to structural portions by reason of Lessee's negligent acts or omissions to act or by reason of damage caused by burglary or break-in, Lessor may add the cost of such repairs to the rent that shall become due, unless Lessor is indemnified by insurance.  Lessee shall also pay for all electricity, gas, water, sewer charges (if any), and any other utility charges imposed or incurred in connection with the premises.  Lessee shall keep the Leased Premises and all other parts of the Shopping Center free from any and all liens arising out of any work performed, services furnished, supplies or materials delivered, or obligations incurred by or for Lessee, and agrees to bond against or discharge any mechanic's or materialmen's lien within <<number>> days after written request by  Lessor.  Lessee shall reimburse Lessor for any and all costs and expenses incurred by Lessor by reason of the filing of any such liens and/or the removal or payment, payable within <<number>> days after receipt by Lessee of a written statement by Lessor.

7.02.
Maintenance by Lessor.  If Lessee refuses or neglects to repair properly the premises as required in Section 7.01, and as further required in Section 7.03, in a reasonable time after written demand by Lessor not less than <<number>> days after written notice has been given to Lessee, Lessor may make such repairs without liability to Lessee for any loss or damage that may accrue to Lessee's merchandise, fixtures, and/or other property, or to the loss of business occasioned by reason thereof; and further, upon completion of such repairs, Lessee shall pay Lessor's incurred costs occasioned by such repairs, plus ---------- percent (----------%) for overhead upon presentation of the bill so incurred. lt is further agreed and understood that the billing of costs so incurred shall include interest at the highest legal rate from the date of completion of the repairs by Lessor.

7.03.
Repairs by Lessee.  Lessee shall make all other repairs, whether of like or different nature, except those that Lessor is specifically obligated to make under the provisions of Section 7.04. Lessee shall not be obligated to make structural repairs to the Leased Premises.

7.04.
Repairs by Lessor.  Lessor shall keep the foundations, exterior walls (including the replacement of glass on exterior walls of enclosed sidewalks, if any), canopy, roof, downspouts, and gutters in good order, condition, and repair and, if necessary or required by governmental authority, make modifications or replacements, except that Lessee shall make all such repairs, modifications,  or replacements that become necessary or desirable by the reason of the negligence of Lessee, Lessee's agents, servants, or employees, unless and to the extent the damage or loss resulting from such negligence is covered under any policy of insurance and such loss or damage is paid to or on behalf of Lessor, pursuant to such insurance coverage.

7.05.
Alterations.  Lessee shall not make any alterations or additions to the Leased Premises nor make any contract therefore without first procuring Lessor's written consent.  All alterations, additions, and improvements made by Lessee to or upon the Leased Premises, except light fixtures, signs, electrical equipment, cases, counters, or other removable trade fixtures, shall, when made or installed, be deemed to have attached to the freehold and to have become Lessor's property; provided, however, if prior to termination of this Lease, or within <<number>> days after such time, Lessor so directs by written notice to Lessee, Lessee shall promptly remove the additions, improvements, fixtures, trade fixtures, and installations that were placed in the Leased Premises by Lessee and that are designated in that notice and shall repair any damage occasioned by such removal, and in the event of default by Lessee, Lessor may complete such removals and repairs at Lessee's expense.

7.06.
Waiver of Claims.  Neither Lessor nor Lessor's agents nor servants shall be liable, and Lessee waives all claims, for damage to persons or property sustained by Lessee or any occupant of the Leased Premises or other part of the Shopping Center resulting from the Leased Premises or any part of the Leased Premises or any other part of the Shopping Center or any equipment or appurtenances becoming out of repair, or resulting from any accident in or about the Leased Premises or the Shopping Center, or resulting directly or indirectly from any act of neglect of any tenant or occupant or of any other person, including Lessor's agents and servants.  This paragraph shall apply especially, but not exclusively to, the flooding of basements or other subsurface areas, and to damage caused by refrigerators, sprinkling devices, air-conditioning apparatus, water, snow, frost, steam, excessive heat or cold, failing plaster, broken glass, sewage, gas, odors, or noise, or the bursting or leaking of pipes or plumbing fixtures and shall apply equally whether any such damage results from the act or neglect of Lessor or of other tenants, occupants, agents, or servants in the Shopping Center or of any other person, and whether such damage is caused or results from anything or circumstances mentioned or referred to above, or any other thing or circumstances whether of a like nature or of a wholly different nature.  All property belonging to Lessee or any occupant of the Leased Premises or the Shopping Center shall be there at the risk of Lessee or such other person only, and Lessor shall not be liable for damage, theft, or misappropriation of such property.

7.07.
Lessor's Right to Inspect.  Lessor and Lessor's agents shall have free access to the Leased Premises during all reasonable and regular business hours for the purpose of examining the same and to ascertain if they are in good repair, to make reasonable repairs that Lessor may be required to make, and to exhibit the same to prospective purchasers or tenants.

7.08.
Cleanliness and Waste.  Lessee shall keep the Leased Premises and the adjacent walks at all times in a neat, clean, and sanitary condition, free from waste or debris, and shall neither commit nor permit any waste or nuisance.

Section 8

INSURANCE

8.01.
Insurance by Lessee.  Lessee agrees that, at Lessee's own cost and expense, Lessee shall procure and continue in force, in the names of Lessor and Lessee, general liability insurance against any and all claims for injuries to persons occurring in the Leased Premises, including all damages from signs, glass, awnings, fixtures, or other appurtenances, now or hereafter erected upon the Leased Premises, during the term of this Lease, such insurance, at all times, to be in an amount not less than ---------- dollars ($----------) for injuries to persons in one accident, not less than ---------- dollars ($----------) for injury to any one person, and property damage at least in the amount of ---------- dollars ($----------). Such insurance shall be written by a company or companies authorized to engage in the business of general liability insurance in the state in which the Leased Premises are located, and there shall be delivered to Lessor customary certificates evidencing such paid-up insurance, which certificates are to be issued by the insurance companies.

The policies of insurance are to be provided by Lessee, and shall be for a period of not less than <<number>> years, it being understood and agreed that <<number>> days prior to the expiration of any policy of insurance Lessee will deliver to Lessor a renewal or new policy to take the place of the policy expiring, with the further understanding that, should Lessee fail to furnish policies as are provided for in this Lease, Lessor may obtain such insurance and the premiums on such insurance shall be deemed additional rental to be paid by Lessee to Lessor upon demand.

8.02.
Insurance by Lessor and Waiver of Subrogation.  Lessor shall procure at Lessor's own expense during the terms of this Lease, fire and extended-coverage insurance on the buildings owned by Lessor within the Shopping Center; provided, however, that Lessee shall reimburse Lessor for Lessee's share of any increase in the insurance payments in excess of the amount paid for the initial premiums for such insurance, based upon a completed Shopping Center (in the case of a Shopping Center under construction).  Lessee shall reimburse Lessor for any increase in insurance payments in excess of the amount paid for the premiums in the first calendar year following the Lease commencement.  Lessee's share of such costs shall be that fractional part of the total of such increased costs as the total ground floor area of the premises herein demised bears to the total ground floor area of all buildings and structures owned by Lessor within this Shopping Center.  Reimbursement by Lessee to Lessor for Lessee's share of such premiums shall be made within <<number>> days after written demand accompanied by a computation of the amount claimed due.

Lessor shall make no claim for recovery against Lessee for damages to or loss of the Leased Premises or improvements thereon, which damage or loss may arise by fire or any other peril covered by any policy of insurance containing a waiver of subrogation right against Lessee in which Lessor is or may be the insured and when the loss is caused by or results from any acts of carelessness or negligence of Lessee, Lessee's officers, agents, employees, or other persons under Lessee's control.  Lessor further covenants and agrees to apply to insurers for waiver of subrogation against Lessee, Lessee's agents, and employees and to obtain such waiver if Lessor's insurers will issue such waiver without cost; provided, however, that if Lessor's insurers will not issue such waiver without cost but will issue such waiver for a charge and Lessee shall elect to pay such charge, Lessor will obtain such waiver and charge the additional cost to Lessee.

8.03.
Indemnity for Accidents.  Lessee covenants and agrees that Lessee will protect and save and keep Lessor forever harmless and indemnified against and from any penalty or damage or charges imposed for any violation of any laws or ordinances, whether occasioned by Lessee's neglect or those holding under Lessee, and that Lessee will at all times protect, indemnify, and save and keep Lessor harmless against and from any and all claims, loss, cost, damage or expense, arising out of or from any accident or other occurrences on or about the Leased Premises, causing injury to any person or property whomsoever or whatsoever and will protect, indemnify, and save and keep harmless Lessor against and from any and all loss, cost, damage, or expense arising out of any failure of Lessee in any respect to comply with and perform all the requirements and provisions of this Lease.

8.04.
Destruction by Fire and Casualty.  If the Leased Premises are damaged by fire, explosion, windstorm, or any other casualty, then Lessor shall repair such damages and put the Leased Premises in good condition as rapidly as reasonably possible, and Lessee shall be entitled to an equitable abatement of the fixed minimum rent, unless Lessor shall establish that such damage was occasioned by the negligence of Lessee, Lessee's agents, or employees.

Notwithstanding any other provision of this paragraph to the contrary, if the Leased Premises are damaged during the last <<number>> years of the term, and such damage shall be to the extent of more than ---------- percent (----------%) of the value of the Leased Premises at the time of such damage, then Lessor may, at Lessor's election upon notice to Lessee, within <<number>> days after such damage, terminate this Lease as of the date of such damage, upon at least <<number>> days' prior written notice, at the expiration of which time this Lease shall be terminated.

Section 9

TITLE

9.01.
Possession by Lessee.  Lessor covenants and warrants that Lessor has full right and authority to enter into this Lease for the full term.  Lessor further covenants that Lessee, upon paying the fixed minimum and percentage rent and upon performing the covenants and agreements of this Lease to be performed by said Lessee, will have, hold, and enjoy quiet possession of the Leased Premises.

9.02.
Sublease.  Lessee shall not sublease, sublet, or assign the Leased Premises except by Lessor's written permission and consent.  Lessor may, as a condition to such consent, require the undertaking or guarantee of such assignee or sublessee not to engage in business activities in conflict with specifically enumerated "noncompetitive" or "exclusive" provisions of the Lease of other lessees of Lessor conducting business in the Shopping Center of which the Leased Premises are a part.  Any such subleasing or assignment, even with Lessor's approval, shall not relieve Lessee from liability for payment of rent or from the obligation to keep and be bound by the terms, conditions, and covenants of this Lease.  The acceptance of rent from any other person shall not be deemed to be a waiver of any of the provisions of this Lease or a consent to the assignment or subletting of the Leased Premises.

9.03.
Mortgage Subordination.  Lessee agrees that upon Lessor's written request, Lessee will subordinate this Lease to the lien of any present or future mortgage to a bank, insurance company, or other lending institution, irrespective of the time of execution or time of recording of any such mortgage or mortgages, provided that the holder of any such mortgage shall enter into an agreement with Lessee, in recordable form, that in the event of foreclosure or other right asserted under the mortgage by the holder or any assignee, this Lease and the rights of Lessee shall continue in full force and effect and shall not be terminated or disturbed except in accordance with the provisions of this Lease.  Lessee agrees that if requested by the holder of any such mortgage, it will be a party to such agreement and will agree in substance that if the mortgagee or any person claiming under the mortgagee shall succeed to Lessor's interest in this Lease, Lessee will recognize the mortgagee or person as Lessee's landlord under the terms of this Lease.  Lessee agrees that Lessee will, upon Lessor's request, execute, acknowledge, and deliver any and all instruments necessary or desirable to give effect to or notice of such subordination.  The word "mortgage" includes mortgages, deeds or trusts, or other similar instruments and modifications, consolidations, extensions, renewals, replacements, and substitutes thereof.

9.04.
Surrender of Premises.  Lessee shall, upon termination of this Lease, whether by lapse of time or otherwise, surrender to Lessor the Leased Premises, together with all replacements thereto in good order, condition, and repair, except for ordinary wear and tear and loss by fire or other casualty.  If Lessee fails to surrender the premises at the expiration or termination of this Lease, the continued occupancy shall be on a month- to-month basis only, at a fixed minimum rental equal to ---------- percent (----------%) of the fixed minimum rental prevailing immediately prior to the holding over.

9.05.
Eminent Domain.  If the Leased Premises, or any part thereof, are taken or condemned for public purposes by any competent authority, the entire compensation awarded therefor shall belong to Lessor without any deduction for any present or future estate of Lessee; provided, however, that if any part of the Leased Premises itself or more than ---------- percent (----------%) of the land described in Exhibit B is so taken or condemned, then Lessee shall have the option of terminating this Lease upon giving to Lessor written notice of such election within <<number>> days after possession of the part condemned has been taken by proper authorities, in which event the term of this Lease shall be terminated as of the date on which possession is so taken.  If Lessee does not elect to terminate this Lease, Lessor at Lessor's own expense shall repair and restore the premises not affected by the taking and if a part of the Leased Premises itself has been taken or condemned, the fixed minimum rent and other fixed charges to be paid by Lessee shall be equitably and proportionately reduced.

Section 10

DEFAULT

10.01.
Default by Lessee.  All rights and remedies of Lessor shall be cumulative and none shall exclude any other right or remedy allowed by law.  If Lessee shall fall, neglect, or refuse to pay any installment of fixed minimum rent or percentage rent at the time and in the amount as provided, or to pay any other monies agreed by Lessee to be paid promptly when and as the same shall become due and payable, which failure shall continue for <<number>> days after written notice; or if Lessee vacates or abandons the Leased Premises during the term; or if any voluntary or involuntary petition or similar pleading under any section or sections of any bankruptcy act is filed by or against Lessee, or any voluntary or involuntary proceeding in any court or tribunal is instituted to declare Lessee insolvent or unable to pay Lessee's debts, and the same shall not be dismissed or discharged within <<number>> days after notice in writing given to Lessee by Lessor; or if Lessee shall fail, neglect, or refuse to keep and perform any of the other covenants, conditions, stipulations, or agreements contained and covenanted and agreed to be kept and performed by it, and if any such default shall continue for a period of more than <<number>> days after notice in writing given to Lessee by Lessor; provided, however, that if the cause for giving such notice involves the making of repairs or other matters reasonably requiring a longer period than the period of such notice, Lessee shall be deemed to have complied with such notice so long as Lessee has commenced to comply with such notice within the period set forth in the notice and is diligently prosecuting compliance with such notice, or has taken proper steps or proceedings under the circumstances to prevent the seizure, destruction, alteration, or other interference with the Leased Premises by reason of noncompliance with the requirements of any law or ordinance or with the rules, regulations, or directions of any governmental authority as the case may be; or if Lessee makes any assignment of Lessee's property for the benefit of creditors or the Leased Premises are taken under a levy of execution or attachment in an action against Lessee and such levy, attachment, or assignment is not dismissed and discharged within <<number>> days after written notice to Lessee by Lessor, then and in the case of any of such events, Lessee authorizes and fully empowers Lessor or Lessor's agent to cancel or annul this Lease at once and to reenter and take possession of the Leased Premises immediately, and by force if necessary, without any previous notice of intention to reenter and remove all persons and their property, and to use such force and assistance in effecting and perfecting such removal as said Lessor may deem necessary and advisable to recover at once full and exclusive possession of all the Leased Premises whether in possession of Lessee or of other persons.

Lessor may, however, at Lessor's option, at any time after such default or violation of condition or covenant, reenter and take possession of said Leased Premises without such reentering working a forfeiture of the rents to be paid and the covenants, agreements, and conditions to be kept and performed by said Lessee for the full term of this Lease.  In such event, Lessor shall have the right, but not the obligation, to divide or subdivide the Leased Premises in any manner Lessor may determine and to lease or let the same or portions for such periods and at such rentals and for such use and upon such covenants and conditions as Lessor may elect, applying the net rentals from such letting first to the payment of Lessor's expenses incurred in dispossession of Lessee and the costs and expenses of making such improvements in the Leased Premises as may be necessary in order to enable Lessor to relet the same, and to the payment of any brokerage commissions or other necessary expenses of Lessor in connection with such reletting.  The balance, if any, shall be applied by Lessor from time to time, but in any event no less than once each month, on account of the payments due or payable by Lessee, with the right reserved to Lessor to bring such actions or proceedings for the recovery of any deficits remaining unpaid as Lessor may deem advisable from time to time, without being obligated to await the end of the term for a final determination of Lessee's account.  The commencement or maintenance of one or more actions shall not bar Lessor from bringing other subsequent actions for further accruals pursuant to the provisions of this paragraph.

Any balance remaining, however, after full payment and liquidation of Lessor's account, shall be paid to Lessee from time to time with the right reserved to Lessor at any time to give notice in writing to Lessee of Lessor's election to cancel and terminate this Lease and all Lessee's obligations.  The giving of such notice and the simultaneous payment by Lessor to Lessee of any credit balance in Lessor's favor that may at the time be owing to Lessee shall constitute a final and effective cancellation and termination of this Lease and the obligations on the part of either party to the other.

In computing damages or rental due under this Lease the value of percentage rent for any period subsequent to the termination of this Lease or the termination of Lessee's right of possession shall be an amount per year equal to ---------- percent (----------%) of the total percentage rent, if any, paid by Lessee for the last <<number>> full lease years immediately preceding such termination, and if less than <<number>> full years shall have elapsed, such value shall be an amount per year equal to the average yearly percentage rent (if any) paid by Lessee.  A monthly delinquency charge may be imposed upon the delinquent Lessee and shall be paid by Lessee, but such monthly charge may in no event exceed ---------- percent (----------%) of the delinquent payment.  Collection costs and attorney fees totaling not less than ---------- percent (----------%) of the unpaid balance shall also be paid if delinquencies are referred for collection.

10.02.
Default by Lessor.  Lessor shall in no event be charged with default in the performance of any of Lessor's obligations unless and until Lessor shall have failed to perform such obligations within <<number>> days (or such additional time as is reasonably required to correct any such defaults) after notice by Lessee to Lessor properly specifying how Lessor has failed to perform any such obligation.

Section 11

SIGNS, LIGHTING, AND ADVERTISING

11.01.
Signs.  Without Lessor's prior written consent and approval, which shall not be unreasonably withheld, Lessee shall not (1) install any exterior lighting or plumbing fixtures, under canopy signs, shades or awnings, or any exterior decorations or painting, or build any fences or make any changes to the store front; (2) erect or install any exterior or interior window or door signs or advertising media, window or door lettering or placards; (3) keep or display any merchandise on or otherwise obstruct the sidewalks or area ways adjacent to the premises; or (4) fail to maintain the show windows and signs in a neat and clean condition.  Lessee shall not use any advertising or other media objectionable to Lessees and/or local codes governing same, such as loudspeakers, phonographs, or radio broadcasts that can be heard outside the premises.

It is the intention of this section, as related to signs, that Lessor shall effectively originate and maintain an overall sign control and design for the protection of all lessees.  In this connection, Lessee further agrees to furnish and install a sign that will meet the sign standards that may be required.

11.02.
Lighting.  Lessee shall keep the display windows in the premises well lighted from dusk until such reasonable hour as may be determined by the majority of the lessees in the Shopping Center, which reasonable hour will be determined from time to time, during each and every weekday, except Sundays and holidays, during the term of this Lease, unless prevented by cause or causes beyond the control of Lessee.

Section 12

TAXES

12.01.
Real Estate Taxes.  Lessor shall pay or cause to be paid all real property taxes and assessments levied during the term of this Lease by the county and municipality upon the demised land, building, and other improvements making up the Shopping Center; provided, however, that Lessee shall reimburse Lessor for Lessee's share of such payment of real property taxes and assessments in excess of the amount so paid for the Base Year Tax Bill.  For purposes of this section, the phrase "Base Year Tax Bill" shall mean either the first full real estate tax bill following completion of the Shopping Center or the tax bill issued after Lessee's first Lease Year, whichever is later.  Lessor shall attempt to have the building in which the Leased Premises are located assessed separately for tax purposes.  If such building is separately assessed, then Lessee's share of such increased costs regarding the building in which the Leased Premises are located shall be that fractional part of the total of such increased costs as the total ground floor area of the Leased Premises bears to the total ground floor area of such building; and Lessee's share of such increased costs regarding the land and common areas shall be that part as the total ground floor area of the Leased Premises bears to the total ground floor areas of all buildings and structures constituting a part of the Shopping Center from time to time.  If such building is not separately assessed, then Lessee's share of such costs shall be that fractional part of the total of such increased costs as the total ground floor area of the Leased Premises bears to the total ground floor area of all buildings and structures within this Shopping Center.  In addition, Lessee shall pay all increased taxes and insurance required as a result of any alterations, additions, or improvements performed by Lessee during the term of this Lease.  Reimbursement by Lessee to Lessor for Lessee's share of real property taxes shall be made within <<number>> days after written demand accompanied by a computation of the amount claimed due.  All real estate taxes and assessments for the first and last base years shall be equitably apportioned.

12.02.
Personal Property Taxes and Assessments.  Lessee shall pay before they become delinquent any and all taxes, licenses, fees, and public charges levied, assessed, or imposed that become payable during the Lease term upon Lessee's fixtures, furniture, appliances, and personal property located or installed in the Leased Premises.

Section 13

MISCELLANEOUS

13.01.
Notices.  Whenever under this Lease a provision is made for any demand, notice, or declaration of any kind or where it is deemed desirable or necessary by either party to give or serve any such notice, demand, or declaration to the other, it shall be in writing sent by certified or registered mail, return receipt requested with postage prepaid; if to Lessee addressed to Lessee at <<address>>, and if to Lessor addressed to Lessor at <<address>> and either party may by like notice at any time and from time to time designate a different address to which notices shall be sent.  Such notices, demands, or declarations shall be deemed sufficiently served or given for all purposes at the time they are mailed by U.S. registered or certified mall.

13.02.
Waiver.  One or more waivers of any covenant, term, or condition of this Lease by either party shall not be construed by the other party as a waiver of a subsequent breach of the same covenant, term, or condition.  The consent or approval of either party to or of any act by the other party of a nature requiring consent or approval shall not be deemed to waive or render unnecessary consent to or approval of any subsequent similar act.

13.03.
Relationship of Parties.  Nothing contained in this Lease shall be deemed or construed by the parties or by any third party to create the relationship of principal and agent or of partnership or of joint venture or of any association between Lessor and Lessee, it being expressly understood and agreed that neither the method of computation of rent nor any of the other provisions contained in this Lease nor any act or acts of the parties shall be deemed to create any relationship between Lessor and Lessee other than the relationship of landlord and tenant.

13.04.
Governing Laws.  The laws of <<state>> shall govern the validity, performance, and enforcement of this Lease.

13.05.
Savings Clause.  The invalidity or unenforceability of any provision of this Lease shall not affect or impair the validity of any other provision.

13.06.
Paragraph Headings.  The paragraph titles herein are for convenience only and do not define, limit, or construe the contents of such paragraphs.

13.07.
Covenant to Bind Successors.  The provisions, covenants, and conditions of this Lease shall be binding on the legal representatives, heirs, successors and assigns of the respective parties.

13.08.
Entire Agreement.  This Lease and the attached Exhibits <<omitted>> set forth all of the covenants, promises, agreements, conditions and understandings between Lessor and Lessee governing the Leased Premises.  There are no covenants, promises, agreements, conditions, or understandings, either oral or written, between them other than those set forth.  Except as provided, no subsequent alterations, amendments, changes, or additions to this Lease shall be binding upon Lessor or Lessee unless and until reduced to writing and signed by both parties.  Submission of this Instrument by Lessor to Lessee for examination shall not bind Lessor in any manner, and no lease, contract, option, agreement to lease, or other obligation of Lessor shall arise until this Instrument is signed by Lessor and delivered to Lessee.

13.09.
Letter of Acceptance.  Within <<number>> days after Lessor's request, Lessee shall provide an offset statement or acceptance letter.  Lessee agrees to deliver in recordable form a certificate to any proposed mortgagee or purchaser, or to Lessor, certifying (if such be the case) that this Lease is in full force and effect and there are no defenses or offsets, or stating those claimed by Lessee.  The failure by Lessee to furnish such letter or certificate shall be deemed to mean that this Lease is in full force and effect and there are no defenses or offsets by Lessee.

13.10.
Notice to Mortgagee.  If the Leased Premises or any part of the premises of which the Leased Premises are a part are at any time subject to a first mortgage or a first deed of trust and this Lease or the rentals are assigned to such mortgagee or trustee or beneficiary and Lessee is given written notice, including the post office address of such assignee, then Lessee shall not terminate this Lease for any default on the part of the Lessor without first giving written notice to such assignee, specifying the default in reasonable detail and affording such assignee a reasonable opportunity to make performance for and on behalf of Lessor.
[SIGNATURES FOLLOW]

IN WITNESS WHEREOF, the parties have signed this Agreement on the _____ day of ________________________________________, 20________.

	LESSOR
<<Company Name>>

By: __________________________(Signature)
      __________________________ (Name)
      __________________________ (Title)                           
	LESSEE
<<Company Name>>
By: __________________________(Signature)
      __________________________ (Name)
      __________________________ (Title)                           
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