
DEED OF LEASE

Persons 

This RESIDENTIAL DEED OF LEASE (“Lease”) is made on TODAY’S DATE between LANDLORD NAME (“Lessor”) and TENANT NAME (“Lessee”) who hereby acknowledge by their initials and signatures below that this is the complete agreement between and among themselves.

Premises

The Lessor leases to the Lessee and the Lessee leases from the Lessor those certain premises and all improvements (to include all fixtures, appliances, equipment, and systems), hereinafter referred to as "Said Premises," and further described as PROPERTY ADDRESS, on the following terms and conditions:


Term of Lease

The term of this Lease (“Term”) shall be for 1 year commencing at 12:01 A.M. on BEGINNING DATE, and ending at 12:00 P.M. on ENDING DATE, unless sooner terminated as provided herein.


Rent

Lessee agrees to pay, and Lessor agrees to accept, as rent for the use and occupancy of said premises the sum of $RENT IN NUMBERS (RENT AMOUNT SPELLED IN LETTERS) per month payable in advance on the 1st day of each and every month at the address specified in this Lease for the service of notices to Lessor or at such other address as Lessor may from time to time designate by written notice served upon Lessee.  If the rent is fully paid, and any and all checks, drafts, money orders, or other negotiable documents are fully collected, before the fifth (5th) of the month, the Tenant shall be entitled to a rent reduction in the amount of $DISCOUNT IN NUMBERS (DISCOUNT AMOUNT SPELLED IN LETTERS).


Late Charges

If any financial instrument, which is returned unpaid for any reason, pays any rental the Tenant shall be required to reimburse the Lessor for any and all returned‑check and related bank fees on a per‑incident basis at the greatest of either $100.00 or the actual amount.  These and all late charges shall be due as additional rent.  


Deposit

On execution of this Lease, Lessee deposits with Lessor the sum of $DEPOSIT IN NUMBERS (DEPOSIT AMOUNT SPELLED IN LETTERS), receipt of which is hereby acknowledged by Lessor, as security for the faithful performance of the provisions of this Lease relating to rent, repairs, or cleaning, and to be returned to Lessee on the full performance of those provisions following the termination of this Lease.  Nothing contained in this paragraph shall give Lessee the right to withhold the rent, or shall prohibit Lessor from exercising any of the rights hereunder in respect to the non-payment of rent.  The Lessor will not pay interest on the security deposit regardless of the Lease term.


Condition and Maintenance of Premises

Lessee acknowledges that the premises have been examined as well as all the equipment and personal property subject to this Lease and that said premises, equipment and personal property are in good, safe, and clean condition and repair.  Lessee further agrees to:

(a) Keep said premises in good order and condition and on expiration or sooner termination of this Lease to surrender them to Lessor in as good condition as they are on the date of this Lease, reasonable wear and tear excepted;

(b) Immediately notify Lessor of any defects, dilapidations, or dangerous conditions; and

(c) Promptly reimburse Lessor for the cost of any repairs to said premises, or the equipment or personal property subject to this Lease, caused by Lessee's negligence or misuse or the negligence or misuse of any of Lessee's invitees, licensees, or guests.

The addendum attached hereto, "Repairs," shall dictate maintenance responsibilities.


Use

The demised premises shall be used only as a single-family residence, and Lessee shall not permit the demised premises or any part thereof to be used for (1) the conduct of any offensive, noisy, or dangerous activity that would increase the premiums for fire insurance on the demised premises; (2) the creation or maintenance of a public nuisance; (3) anything which is against the laws or rules and regulations of any public authority at any time applicable to the demised premises; (4) any purpose or in any manner which will obstruct, interfere with, or infringe on the rights of other tenants of the Lessor; or (5) for any business purposes whatsoever. The Lessee will use the demised premises as a personal residence only for no more than three (3) persons, and for no other purpose, whatsoever, without the prior written consent of the Lessor.

Pets

Lessee shall not ever, under any circumstances, whatsoever, keep any pets on the premises.

Parking Privileges

Lessee agrees to use the areas designated as parking spaces, or reserved for vehicular parking, on the demised premises only for the parking of motor vehicles including automobiles, motorcycles, and pickup trucks but excluding, without the written consent of Lessor, trailers of any kind, mobile homes, campers, buses, or trucks larger than three-quarter ton.  Further, Lessee agrees not to disassemble any motor vehicles of any kind in, on, or near the demised premises without the written consent of Lessor and appropriate legal permits, as required and not to dump, disgorge, leak or otherwise cause or allow vehicle fluids to leak onto the Shadowood common element parking or other property.
There is one (1) reserved parking space designated to the Said Premises, which Lessee may use at his convenience.  The Lessee agrees not to park in any other reserved parking spaces and to abide by all the parking rules and regulations established, and from time to time amended, by the appropriate governing body or bodies.  Lessor further agrees that no more than two (2) vehicles of any kind may be parked on the community grounds, and that all vehicles parked on the property will have a current and valid Shadowood parking decal, Fairfax County and Virginia safety inspection stickers as required by law.

Repairs by Lessor

The addendum attached hereto, "Repairs," shall dictate maintenance responsibilities. 


General Maintenance

Lessee shall keep the premises, including all plumbing fixtures, facilities, and appliances servicing the demised premises as clean and as safe as condition permits; and shall unstop and keep clear all waste pipes thereon and servicing the demised premises.  The Lessee expressly covenants and agrees that at the termination of the Lease that all utilities will be in good working order and shall be operative and that the premises will be in good condition, ordinary wear and tear excepted.  The Lessee is responsible for loss or damage from freezing of water pipes or plumbing fixtures or from the stopping of water closets and drains, which shall be repaired at the expense of the Lessee.  The Lessee expressly agrees to indemnify and hold harmless the Lessor for any loss or damage to property of the Lessee from freezing of water pipes or plumbing fixtures or from the stopping of water closets and drains.  At six months intervals and at the termination of the Lease, Lessee agrees to have all carpets, floors, appliances, and fixtures professionally cleaned, at his expense, and to provide the Lessor with a paid receipt for same.
Lessee shall use in a reasonable manner all electrical, plumbing, sanitary, heating, ventilating, air conditioning, and other fixtures, facilities, and appliances in the Said Premises and Lessee shall be responsible to repair them at his expense for any damage caused by his failure to comply with this agreement.  Lessee shall keep refrigerator and air‑conditioning coils free from dust, lint, insects, lawn refuse, and any other obstructions or debris such that a free‑flowing air current can be maintained around all coils at all times.  

Lessee shall, at his own expense, maintain temperature and relative humidity within the demised premises as follows:  At no time shall the temperature fall lower than 45 degrees F, nor shall the temperature ever be permitted to exceed 85 degrees F.  In as much as is possible, relative humidity shall be maintained at 50%.

Lessee shall remove ice and snow and general debris as necessary and/or required by local ordinances or rules.  Lessee shall maintain clear and safe passage within and about the interior of, on all walks, balconies, patios, stoops, landings and pavements appurtenant to the Said Premises. 


Utilities

Lessee shall pay all charges incurred for the furnishing of public utilities to Said Premises, including any deposits required for Said utilities. With the exception of trash and recycling pickup, there are no utilities included in the rental rate. The general structure and Said Premises are presently served by public water, sewerage, and electricity; are heated by natural gas and cooled electrically; have telephone, cable television and high-speed internet service available. The Lessee shall promptly and within no more than 5 (five) calendar days, reimburse Lessor for his utility use upon Lessor presenting Lessee a billing statement. The Lessee shall pay all costs for upgrading, repairing defective or adding additional services.

Please note that Shadowood purchases electricity in bulk from Dominion Virginia Power and submeters electrical charges to the Lessor and the condominium fee includes charges for Comcast’s “Basic Plus” (analog) video television / cable TV Service.
Non-Smoking Premises

Lessee shall not smoke, nor allow guests; visitors; invitees; or any others to smoke in the Said Premises at any time. The Lessee understands that the Said Premises has been specially constructed, maintained, and cleaned for non-smokers and that any smoking will damage the Said Premises such that renovation and additional cleaning beyond normal wear and tear will be required. If the Lessee violates this clause, he agrees to forfeit his security deposit as liquidated damages and will promptly reimburse the Lessor for all costs associated with restoring the condition of the Said Premises to its condition before the Lessee took possession of the Said Premises.


Alterations and Improvements

Lessee shall make no alterations or improvements to said premises nor do any painting or redecorating of said premises without the express written consent of Lessor first had and obtained.  Should Lessee make any alterations or improvements to said premises or do any painting or redecorating of said premises without the express written consent of Lessor first had and obtained, or should Lessee damage or depreciate said premises, then the full cost of restoring said premises to their prior condition shall be borne by Lessee and promptly paid, on written demand, to Lessor.  Any and all alterations and improvements made to said premises by Lessee with or without the consent of Lessor, including any appliances; any and all fixtures; carpeting, wall to wall and otherwise; and draperies, blinds or other window coverings installed by Lessee, shall become the property of Lessor and remain on said premises on the expiration or sooner termination of this Lease, unless otherwise agreed upon by the parties hereto.


Right of Entry of Lessor

Lessor and agents of Lessor may enter Said Premises at reasonable times and with the prior consent of Lessee.  The Lessee agrees that he will not withhold the right of entry under reasonable conditions.  "Reasonable" is agreed to mean no less than a one‑hour advance notice.  Lessor reserves the right to enter the Said Premises without prior notice in emergency conditions or when it is not possible to reach the Lessee.  For a period of two months prior to the termination of this Lease, the Lessee agrees to assist the Lessor in showing the Said Premises to prospective clients.  The Lessee agrees to allow legal "for rent" or "for sale" notices to be posted on the Said Premises (however, Shadowood policy generally prohibits such signs to be placed in the windows of any unit).
The Lessee agrees to allow the Lessor and his authorized agents access to inspect the Said Premises typically, but not always, on a monthly basis.


Hold-Harmless Clause

Lessee agrees to indemnify and hold Lessor and the property of Lessor, including said premises free and harmless from any and all liability, claims, loss, damages, or expenses, including any attorney's fees and/or costs, arising by reason of the death or injury of any person, including Lessee or any person who is an employee or agent of Lessee, or by reason of damage to or destruction of any property, including property owned by Lessee or any person who is an employee or agent of Lessee, caused or allegedly caused by some condition of said premises, the fault of Lessee, or some act or omission, whether or not negligent or intentional, of Lessee or any person in, on, or about said premises as a guest, licensee or invitee of Lessee.


Assignment and Subletting

Lessee shall not assign this Lease or sublet all or any portion of said premises without the prior written consent of Lessor.  Any assignment or subletting without the prior written consent of Lessor shall be void and shall, at the option of Lessor, terminate this Lease.  Lessor's consent to any such assignment of this Lease or subletting of said premises by Lessee shall not be unreasonably withheld, but the consent of Lessor to any one such assignment or subletting shall not be deemed a consent by Lessor to any subsequent assignment or subletting.


Destruction of Premises

Should any part of said premises be destroyed by fire, casualty, or other cause not the fault of Lessee, Lessor shall promptly repair and restore said premises to their former condition at Lessor's sole cost and expense.  During the making of the repairs and the restoration work, the rent payable under this Lease may, at the Lessor's sole option and discretion, be abated for the time and to the extent that Lessee is prevented from fully occupying and enjoying said premises under this Lease in Lessee's usual and normal manner.  However, in lieu of making such repairs and performing such restoration work, Lessor may terminate this Lease where either  

(a) the necessary repair or restoration work cannot reasonably be completed under applicable laws and regulations within 30 working days after it is commenced, or 

(b) the loss is not covered by Lessor's then existing fire and extended coverage insurance policies, provided that such policies are of an adequate and reasonable nature.  If Lessor chooses to terminate this Lease under the provisions of this paragraph, any security deposits  and/or unused rent shall promptly be returned to the Lessee.


Default by Lessee

Should Lessee be in default for a period of more than 10 days in the payment of any rent payable under this Lease or in the performance of any other provision of this Lease, Lessor may terminate this Lease and regain possession of the demised premises in the manner provided by the laws of unlawful detainer of this state in effect at the date of such default.


Insolvency of Lessee

Should Lessee make an assignment for the benefit of creditors or allow a judgment rendered against said Lessee to stand unsatisfied and unbonded for 60 days or more, this Lease and all rights, privileges, and benefits of Lessee under this Lease shall, at Lessor's option, terminate and not become part of the estate subject to such assignment or judgment.


Lessor's Election to Continue During Breach

At Lessor's option, if Lessee has breached this Lease and abandoned the property, this Lease shall continue in effect for so long as Lessor does not terminate Lessee's right to possession, and Lessor may enforce all of the available rights and remedies under this Lease, including the right to recover the rent as it becomes due.


Holdover by Lessee

Should Lessee remain in possession of the demised premises with the consent of Lessor after the natural expiration of this Lease, a new tenancy from month-to-month shall be created between Lessor and Lessee which shall be subject to all of the terms and conditions of this Lease but shall be terminable by thirty days’ written notice served by either the Lessor or the Lessee on the other party to this Lease.


Acts Constituting Breach by Lessee

Lessee shall be guilty of a material breach of this Lease should Lessee:

(a)  Fail to pay any rent or other sum becoming payable under this Lease on the date it becomes due;

(b)  Default in the performance of or breach any provision, term, covenant, or condition of this Lease;

(c)  Breach this Lease and abandon said premises before expiration of the full term of this Lease;

(d)  Allow a receiver to be appointed to take possession of all or substantially all of Lessee's property unless the receiver is discharged within 30 days after his appointment; or

(e) Allow any judgment against the Lessee to remain unsatisfied and unbonded for a period of more than 60 days.


Lessor's Remedies for Breach of Lease

Should Lessee be guilty of a material breach of this Lease as defined herein, Lessor, in addition to any other remedies given Lessor by law or equity, may:

(a) Continue this Lease in effect by not terminating Lessee's right to possession of said premises and thereby be entitled to enforce all of Lessor's rights and remedies under this Lease including the right to recover the rent specified in this Lease as it becomes due under this Lease; or

(b) Terminate this Lease and Lessee's right to possession of said premises and commence action against Lessee to recover from Lessee:

(1) The worth of the unpaid rent, which had been earned at the time of termination of this Lease;

(2) The worth of the amount by which the unpaid rent which would have been earned but for termination of this Lease exceeds the amount of rental loss that Lessee proves could have been reasonably avoided;

(3) Any other amount necessary to compensate the Lessor for all detriment proximately caused by Lessee's failure to perform Lessee's obligations under this Lease; or 

(c) Commence, in lieu of or in addition to the action described in above, an action to reenter and regain possession of said premises in the manner provided by the laws of unlawful detainer of this state.

Notices

Except as otherwise expressly provided by law, any and all notices or other communications required or permitted by this Lease or by law to be served on or given to either party hereto by the other party hereto shall be in writing and shall be deemed duly served and given when personally delivered to the party, Lessor or Lessee, to whom it is directed or, in lieu of such personal service, when deposited in the United States mail, certified mail delivery, return receipt requested, postage prepaid, addressed to Lessee at the address of Said Premises or to Lessor at ADDRESS AT WHICH LANDLORD RECEIVES NOTICES GOES HERE.  Either party, Lessor or Lessee, may change their address for purposes of this paragraph by giving written notice of the change to the other party in the manner provided in this paragraph.

LESSEE’s POSTAL ADDRESS:                                                                                                                                                                                .

Insurance

Upon acceptance of this Lease, Lessee shall obtain and keep in force during occupancy of the Said Premises upon the property a tenant's insurance policy which is to include liability coverage with a liability limit of at least $300,000.00 for bodily injury and property damage losses, or in such other amount as may be fixed by the Lessor in accordance with the minimum prevailing standards among insurance carriers authorized to do business in the Commonwealth of Virginia.  WITHIN THIRTY (30) DAYS AFTER EXECUTION OF THE LEASE, LESSEE SHALL FURNISH TO THE LESSOR A CERTIFICATE OF INSURANCE OR A COPY OF THE AFORESAID POLICY TO EVIDENCE THAT THE REQUIRED COVERAGE IS IN EFFECT.  Failure to maintain the aforesaid coverage and/or failure to provide a certificate of insurance or a copy of the insurance policy to the Lessor shall be deemed a material breech of this Lease, and the Lessee may be subject to actions stipulated elsewhere in this Lease. 

The Lessor, NAME OF LANDLORD HERE, must NOT be declared as an additional insured under the policy obtained.
Recycling
Recycling is Mandatory in Fairfax County Virginia. The Lessee must separate newspapers, magazines, cardboard and all waste paper not otherwise prohibited and place them in tied bundles or paper grocery bags. All glass metals and plastic bottles (type 1 and 2 only—no lids) must be separated and must be placed in the appropriate collection locations. Failure to recycle the required materials is a material breach of this Lease and could lead to cancellation of the Lease or eviction.

Attorney's Fees

Should any litigation be commenced between the parties to this Lease concerning said premises, this Lease, or the rights and duties of either in relation thereto, the party, Lessor or Lessee, prevailing in such litigation shall be entitled to, in addition to such other relief as may be granted, a reasonable sum as and for attorney's fees to be determined by the court in such litigation or in a separate action brought for that purpose.

Binding on Heirs and Successors

This Lease shall be binding on and shall inure to the benefit of the heirs, executors, administrators, and successors of the parties, Lessor and Lessee, hereto, but Lessor shall construe nothing in this paragraph as consent to any assignment of this Lease by Lessee.

Rules and Regulations

Lessee agrees to obtain at his own cost a copy of the Shadowood Condominium Association “Rules and Regulations” and agrees to abide by all rules and regulations currently existing and promulgated by future actions of the Shadowood Condominium Association.

Shadowood Rules and Regulations are found at this website: http://www.shadowoodcondos.com/docs.htm in both English and Spanish.


Time of the Essence

Time is expressly declared to be of the essence for all purposes of this Lease.


Governing Law

The applicable laws of the Commonwealth of Virginia shall govern this Lease.  The Lessor specifically claims exemption from the Virginia Residential Landlord and Tenant Act and its amendments and shall not be bound by the statutory, common-law, judgement or other interest rules, regulations, and/or rates as may be determined subsequent to the date of this Lease.


Waiver

The waiver of any breach of any of the provisions of this Lease by Lessor or Lessee shall not constitute a continuing waiver or a waiver of any subsequent breach by Lessor or Lessee either of the same or of another provision of this Lease.

Citizenship

If Lessor is not a United States citizen and is a member of a diplomatic mission or staff, civil diplomatic immunity with regard to the terms of this Lease is hereby waived. The undersigned Lessor expressly waives any laws that confer immunity against any judgment for possession of Said Premises or judgment for rents or damages for breach of Lease.

Servicemembers’ Civil Relief Act

As Lessee, shall I now or in future fall under the authority of the Servicemembers’ Civil Relief Act and any of its current or future amendments; I specifically, completely and unconditionally waive my rights to and under the Servicemembers’ Civil Relief Act and amendments and agree to completely and totally fulfill my obligations according to this Lease.  I further affirm (or swear) with my seal, signature and initials that I am not now affiliated with, nor do I plan to join during the Term of this Lease, any element of the United States Uniformed Services, the United States Public Health Service, State or National Guards, State Militias or any other such organization to which the Servicemembers’ Civil Relief Act may grant relief. INITIALS:                   .

Sole and Only Agreement

This instrument, and the seven attachments entitled, “Exhibit A”; “Exhibit B”; “Repairs”; “Smoke Detector Addendum”; “Association Fees”; “Lead Paint” and “Affidavit,” constitutes the sole and only agreement between Lessor and Lessee respecting said premises or the leasing of said premises and any equipment or personal property subject to this Lease to Lessee by Lessor.  It correctly sets forth the obligations of Lessor and Lessee to each other as of its date, and any agreements or representations respecting said premises, the equipment or personal property subject to this Lease, or their leasing by Lessor to Lessee not expressly set forth herein are null and void. Whatever the context so requires, the singular number shall include the plural, the plural the singular, and the use of any gender shall include all other genders.
Executed on DATE, at at Reston, Virginia, we sign our hands and seals as follows:
LESSOR:
__________________________ (SEAL)
NAME OF LANDLORD

LESSEE:
__________________________ (SEAL)
NAME OF TENANT

LESSEE:
__________________________ (SEAL)
NAME OF 2ND TENANT

[image: image1.wmf]
[image: image1.wmf]

Shadowood Residential Lease  Version 2.08  1/2007
Page 2  of  7        

