Black & Company Realtors

Residential House Lease Agreement
This is intended to be a legally binding agreement-read all 5 pages carefully.

This Residential House Rental Agreement is made and effective on ___________________________ by
      ____                   _________(Landlord) and ________________________________ (“Tenant”, whether one or more).  This Agreement creates joint and several liabilities in the case of multiple Tenants.  It is expressly understood that this agreement is between Landlord and each signatory jointly and severally.  In the event of default by any one signatory each and every remaining signatory shall be responsible for timely payment of rent and all other provisions of this Agreement.

Premises

Landlord hereby rents to Tenant and Tenant accepts in its present condition the house at 
        _______________________________ the “House”.

Term

The term of this Agreement shall be for a period of one (1) year, commencing ____________________ and terminating __________________.  The agreement shall be renegotiated by Tenant and Landlord annually.  In the event that Landlord is unable to provide the House on the exact start date, then Landlord shall provide the House as soon as possible, and Tenant’s obligation to pay rent shall abate during such period.  Tenant shall not be entitled to any other remedy for any delay in providing House.

Military Clause

Official military orders (PCS) will void the term of this agreement.   A thirty day notice from the first day of the month is required to exercise the military clause.  

Rent

(a) Tenant agrees to pay, without demand, to Agent as rent for the House the sum of _________ in advance of the second day of each calendar month.  Payment is to be made in total to Black & Company Realtor’s  (Landlord) via direct deposit.   Other means of payment must be agreed in writing by the landlord.  Tenant agrees to pay a service charge of $30.00 if Tenant’s bank returns a rent check for insufficient funds.  If the bank returns Tenant’s rent check more than once, Landlord may demand that rent be paid by certified check or money order.

(b) Rent is due on the 1st day of each month and must be received by the Landlord within three (3) calendar days after date due, Tenant shall pay Landlord an additional $20.00 per day as a late charge until the total amount due is received.  Acceptance of any late charge shall not constitute a waiver of Tenant’s default with respect to the past due amount, or prevent Landlord from exercising any rights and remedies as provided by law.  Tenant shall pay the Landlord an additional sum of $30.00 if a check is returned due to insufficient funds.
(c) Rent will be prorated if the term does not start on the first day of the month.
Security Deposit
Upon execution of this Agreement, Tenant deposits with the Landlord ____________as a security deposit.  In the event of damage to the House caused by Tenant or Tenant’s family, agents or visitors, Landlord may use funds from the deposit to repair, but is not limited to this fund and Tenant remains liable.  Deposit shall not be construed as rent or payment for the last month’s rent.  Landlord may also apply deposit towards accrued rent after the lease has terminated in accordance with Kansas Law.  The security deposit will be refunded to the Tenant within 30 days after deductions for all sums due Owner and damages to the property.  If owner should agree to termination of this lease before date of expiration (military clause exception) the renter’s security deposit will be forfeited.
Number of Occupants
Tenant agrees that the House shall be occupied by no more than ___ persons, including no more than __ under the age of eighteen (18) years, without prior written consent of Landlord.
Initials ___________      ____________

Guests
Tenant may have on the premises for not more than ten (10) consecutive days and not more than thirty (30) days in any calendar year.  Tenant may not take in any boarders, lodgers or roommates without prior written consent of Landlord.  Any guest whose stay exceeds the specified limits, or any boarder, lodger, or roommate to whom Landlord has not consented, is not a tenant of the premises, and will be subject to eviction by landlord under legal process without prior service of notice to quit or other termination notice.
Assignment and Subletting
Tenant shall not assign this Agreement, or sublet or grant any concession or license to use the House or any part of the House without Landlord’s prior written consent.  Any Assignment, subletting, concession, or license without the prior written consent of Landlord, or an assignment or subletting by operation of law, shall be void and, at the Landlord’s option, terminate this lease.

Joint and Several Liability

If one occupant vacates the premises before the termination date, the remaining occupant(s) continues to be individually responsible for the full amount of rent under this agreement.

Condition of Premises
(a) Tenant agrees that Tenant has examined the House, including the grounds and all building and improvements, and that they are, at the time of this agreement, in good order, good repair, safe, clean, and tenantable condition.

(b) Landlord and Tenant agree that a copy of the “Joint Inspection”, the original of which is maintained by the Landlord and a copy provided to Tenant, reflects the condition of the House at the commencement of Tenant’s occupancy.

Alterations and Improvements
(a) Tenant shall make no alterations to the House or construct any building or make other improvements without the prior written consent of Landlord.

(b) All alterations, changes, and improvements built, constructed, or placed on or around the House by Tenant, with the exception of movable personal property which does not alter or damage the House or property, shall, unless otherwise proved by written agreement between Landlord and Tenant, be the property of Landlord and remain at the expiration or earlier termination of this Agreement.
Smoke Detector/Carbon Monoxide Detector
The Tenant understands that upon their tenancy they will personally check the detector(s) in the home which is/are provided to make sure that it is in working order.   The Tenant is to maintain the alarm and keep fresh batteries in the alarm and failure to do so absolves the Owner or Landlord from responsibility for losses due to the Tenant’s negligence or malfunction of the alarm(s).  Owner will contact the Landlord in writing in the event the alarm(s) is malfunctioning.  It is also highly recommended that the tenant consider purchasing a Carbon Monoxide Detector if the home has a gas fire place or furnace. 
Smoking

No Smoking - The Tenant or any guest thereof shall not smoke cigarettes, cigars or similar tobacco product inside the house to include the garage.  If smoking is conducted outside, cigarette butts and other smoking related refuse will be collected and discarded in the trash.  No butts are to be thrown on the grounds.

Maintenance and Repair
(a) Tenant will, at the Tenants sole expense keep and maintain the House and all equipment, appliances, and furnishings therein in good and sanitary condition and repair during the term of this Agreement and surrender the same, at the termination hereof, in as good condition as received.  Tenant shall, at the Tenant’s sole expense, make all required repairs to the plumbing, range, oven, heating apparatus, electric fixtures, other mechanical devices and systems, floors, ceilings and wall whenever damage to such items shall have resulted from Tenant’s misuse, waste, or neglect or that of the Tenant’s family, agent, or visitor.
Initials ___________      ____________

(b) Tenant shall keep the furnace intake vent clean,  Tenant shall replace the filter every three (3) months.  

(c) Tenant shall keep the walks and gutters (single story only) free from dirt and debris.  Tenant shall maintain any surrounding grounds, including lawns, and keep the same clear of rubbish or weeds.  Tenant will remove hoses during the winter (15 OCT - 15 MAR) to prevent freezing. 
(d)  Tenant shall not paint, paper, or otherwise redecorate or make alterations to the premises without prior written consent of Landlord.

(e)Tenant shall not place holes in the ceiling. Tenant shall be responsible for damage caused to ceiling and charged if any hole is placed in ceiling.

(f)Tenant agrees that holes in walls for pictures are to be no larger than an 8-penny nail. Under no circumstances shall molly bolts be used in the walls. If tenant violates this agreement, charges will be made for repair of damage.

(g) Tenant shall abide by and be bound by any and all rules and regulations affecting the Premises or the common area appurtenant thereto which may be adopted or promulgated by the Condominium or Homeowners' Association having control over them.  
(h)Tenant agrees to promptly notify Landlord in the event of any damage, defect or destruction of the House, or the failure of any of the Landlords’ appliances or mechanical systems, and except for repairs or replacements that are the obligation of Tenant pursuant to Subsection (a) above, Landlord shall use its best efforts to repair or replace such damaged or defective area, appliance or mechanical system.

(i)Tenant agrees to maintain the premises in a manner that prevents the occurrence of an infestation of mold or mildew in the premises. Tenant agrees to uphold this responsibility in part by complying with the following list of responsibilities:

1. Tenant agrees to keep the unit free of dirt and debris that can harbor mold.

2. Tenant agrees to immediately report to the Landlord any water intrusion, such as plumbing leaks, drips, or “sweating” pipes.

3. Tenant agrees to notify Landlord of overflows from bathroom, kitchen, and laundry room, especially in cases where the overflow may have permeated wall or cabinets.

4. Tenant agrees to allow the Landlord to enter the House to inspect and make necessary repairs.

5. Tenant agrees to use all reasonable care to close all windows and other openings in the premises to prevent outdoor water from penetrating into the interior unit. 

Dangerous Materials
Tenant shall not keep or have on or around the House any article or thing of a dangerous, inflammable, or explosive character that might unreasonable increase the danger of fire on or around the House or that might be considered hazardous.

Utilities

(a)Tenant shall be responsible for arranging and/or paying for all utility services required on the premises including water, sewer, garbage, and mowing and edging of lawns. Tenant shall not default on any obligation to a utility provider for utility services at the House. Tenant has two (2) days to transfer electric and water into Tenant’s name before services are shut off. Tenant will be responsible for any re-activation fees occurring after that period. 

(b) If House has its’ own Septic system. Landlord will flush one (1) package active-dry-yeast down the commode monthly for maintenance.  Maintenance will be performed the first week of each month by the Landlord.  Tenant shall run adequate water into system when garbage disposal is used sufficient to clear the lines.  Tenant will only put septic safe items down the drains or disposal.  Common non-biodegradable items that are not septic safe include: potato skins; egg shells; bones; grease or oil.  Reference Septic system care provided by Landlord.  
Waterbeds

Tenant may not install or maintain a waterbed on the premises
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Keys

Tenant acknowledges receipt of _______ key(s) per lock. At Tenant’s expense, Tenant may re-key existing locks and shall deliver duplicate keys to Landlord upon installation.

Animals
Tenant shall keep no domestic or other animals in or about the House or property without the prior written consent of Landlord. If authorized, a non-refundable pet fee of $300.00 shall be charged.
Pest/Rodents

Tenant(s) is responsible for insect, rodent, and pest control.

Indemnification

Landlord shall not be liable for any damage or injury to Tenant, or any other person, or to any property, occurring on the premises or any part thereof or in common areas thereof. Tenant agrees to hold Landlord harmless from any claims for damages.

Right of Inspection

Landlord shall have the right at all reasonable times during the term of this Agreement, after reasonable notice to the tenant (at least 12 hours), to enter the House: to make necessary repairs, alterations, improvements or supply necessary or agreed services; to exhibit the premises to prospective or actual purchases, mortgagees, tenants, workmen or contractors; when Tenant has abandoned or surrendered the premises.  Landlord will inspect the premises at least once every ninety days.
Holdover by Tenant

The Tenant must notify the Landlord 60 days before the expiration of the lease if Tenant will renew the lease.  The new lease or extension must be signed 30 days before the expiration of the lease.   If tenant remains in property after expiration of this lease, lease will then be considered a 60 day lease requiring at least a 60 day notice of intent to vacant and terminate this automatic extension.   Landlord also has the right to give the tenant a 30 day notice to vacate the property.  
Surrender of Premises

At the expiration of the Agreement, Tenant shall quit and surrender the House in as good a condition as it was at the commencement of this Agreement.  Tenant will have all carpets professionally cleaned if pets were present, otherwise tenant will rent a professional carpet cleaning machine and clean all carpets.   Landlord also has the right to list the home for sale or rent sixty days prior to expiration of the lease - tenant will permit showing.  Sale of the premises will have no effect on the expiration date of the lease.   
Move Out

The landlord will do a walk through inspection once the home is totally vacant. All utilities most be on at time of final walk through. This inspection will determine what will need to be done to get the home back to rentable condition as well as the disposition of your Security Deposit.   This walk through needs to be scheduled with the landlord and should take place during normal business hours of 8:00 am to 5:00 pm, Monday through Friday. Again, the home must be move in ready at time of final inspection.  You can request a move out inspection list at any time. 
Forfeiture of Security Deposit-Default

Reference the “Kansas Residential Landlord and Tenant Act” 58-2550 for the legal use of the Security Deposit.
Abandonment

Reference “Kansas Residential Landlord and Tenant Act” 58-2565. (www.hcci-ks.org)
(a)  Tenant is required to notify Landlord in writing of anticipated extended absence in excess of seven days. 

(b)  If at any time during the term of this Agreement Tenant abandons the Premises or any part thereof, Landlord may, at Landlord's option, obtain possession of the Premises in the manner provided by law, and without becoming liable to 
Tenant for damages or for any payment of any kind whatever.  Landlord may, at Landlord's discretion, as agent for 
Tenant, relet the Premises, or any part thereof, for the whole or any part thereof, for the whole or any part of the then unexpired term, and may receive and collect all rent payable by virtue of such reletting, and, at Landlord's option, hold
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Tenant liable for any difference between the rent that would have been payable under this Agreement during the balance of the unexpired term, if this Agreement had continued in force, and the net rent for such period realized by Landlord by means of such releting.  If Landlord's right of reentry is exercised following abandonment of the Premises by Tenant, then Landlord shall consider any personal property belonging to Tenant and left on the Premises to also have been abandoned, in which case Landlord may dispose of all such personal property in any manner Landlord shall deem proper and Landlord is hereby relieved of all liability for doing so.  

Waiver

No failure of Landlord to enforce any term hereof shall be deemed a waiver. The acceptance of rent by Owner/Agent shall not waive his right to enforce any term hereof.

Insurance/Liability
Tenant acknowledges that Landlord will not provide insurance coverage for Tenant’s property, nor shall Owner/Agent be responsible for any loss of Tenant’s property, whether by theft, fire, acts of God, or otherwise. Tenant hereby acknowledges that Landlord strongly advises Tenant to carry Renters Insurance to cover Tenants personal belongings, property, damages that a pet might cause, as well as personal liability.  
Binding Effect

The covenants and conditions contained in the Agreement shall apply to and bind the heirs, legal representative, and permitted assigns of the parties.

Legal Fees

In the event that the landlord and/or property owner incurs lawyer fees relating to violations of this lease by the tenant, the tenant agrees to pay for lawyer and legal fees incurred.  

Governing Law

It is agreed that this Agreement shall be governed by, construed, and enforced in accordance with the laws of the State of Kansas.

Entire Agreement

This Agreement shall constitute the entire contract between the parties and may be modified only by a writing signed by both Owner/Agent and Tenant. Any prior understanding or representation of any kind preceding the date of this Agreement is hereby superseded. Its terms and intended by the parties as a final expression of their agreement with respect to such terms as are included herein and may not be contradicted by evidence of any prior agreement or contemporaneous oral agreement. The parties further intend that this agreement constitutes the complete and exclusive statement of its terms and that no extrinsic evidence whatsoever may be introduced in any judicial or other proceeding, if any, involving this agreement.

Notices

Any notice required, including rental agreement termination, or otherwise given pursuant to this Agreement shall be in writing: hand delivered; mailed certified return receipt requested, postage prepaid; or delivered by overnight delivery service, prepaid; if to Tenant, at the House and if to Landlord, at the address for payment of rent.

Acknowledgment

The undersigned have read the foregoing prior to execution and acknowledge receipt of a copy.

Tenant ________________________________________________(date)_______________
Tenant ________________________________________________(date)_______________

Landlord   _____________________________________________(date)________________
Carbon Monoxide Detector & Smoke Detectors  ______________                   
Revised 13 September 2016

