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This is a generic Leasing LOI.  This has some basic paragraphs to address many of the points of a typical deal.  The great thing about an LOI is it offers lots of flexibility and can be molded to match the deal being negotiated.  Keep in mind that just like any business, there are norms, so it is important to stay within the typical norms of the market and type of real estate you are selling.  Also keep in mind that not every paragraph is applicable 











February 2, 2017 
Tenant:
__________________



__________________



__________________



Att:_______________

Landlord:
_________________  


_________________


_________________


Att: _____________ 
Premises: 
Approximately ______ SF +/- of the building located at ___________________________, and as more particularly described on Exhibit “A” attached hereto.

This letter of intent sets forth the terms and conditions upon which the above parties are interested in entering into a lease agreement for the aforementioned Premises.  It is understood that this letter constitutes an expression of the intent of the parties only and that any binding agreement shall be subject to the preparation, negotiation and execution of definitive legal documents (hereinafter collectively “The Lease”).  The parties agree to negotiate in good faith to prepare and execute the Lease which encompasses the terms below. 

The following outlines the business and economic terms agreed to among the parties:

1. Premises Size: The rentable area and usable area of the Premises shall be equal to _______ SF+/-.
2. Agreement to Execute Lease:  Within ten (10) days from the date this Letter of Intent is signed, the Lease for the above referenced property will be prepared by the Landlord and presented to the Tenant.  The Tenant and Landlord will make diligent efforts to execute said Lease within five (5) days of receipt of the final draft of the Lease,  the terms of which having been reviewed and agreed to by both Tenant and Landlord. Upon the execution of the Lease said date shall be considered the Lease Execution Date. 
3. Lease Term:  The initial term of the lease shall be for a period of ____ (__) Years.  Landlord shall grant Tenant ___ (__) ____ (__) Year renewal period.

4. Annual Base Rent: The Annual Base Rental amount for year one of the initial Lease Term shall be equal to ________________________ 00/100 dollars ($_________.00) paid in equal monthly installments of __________ 00/100 dollars ($_____.00).  Annual base rent shall escalate as further described hereinafter “Schedule of Rents”.  (Option for gross lease) It is the understanding of the Parties that Annual Base Rental shall include, building insurance cost and real estate taxes, but not any applicable sales tax.     
“Schedule of Rents”

(Option)
Copy and Paste from Excel. 
5. Additional Rents: In addition to Annual Base Rent Tenant agrees to pay Landlord, Tenant’s proportionate share of additional rent’s, to include but not limited to; real estate taxes, insurance, common area maintenance, management fees and other related operating expenses. Currently the additional rents are estimated at _______ 00/100 dollars ($__.__) per SF. Controllable operating expenses charged as Additional rents shall be capped at a maximum of 5% per annum and not more than 10% for every five year period.  
6. Use:  Tenant shall be permitted to use the Premises as a __________________________. 
7. Landlord’s Work: (Option) Landlord shall provide Tenant the Premises in it’s as is condition. 
8. Landlord’s Work: (Option) Landlord shall build out the Premises for Tenant’s intended use and as specified by Tenant. Prior to Lease execution construction documents and specifications shall be provided and added to the Lease as an exhibit.   
9. Landlord’s Work: (Option) Landlord shall provide Tenant the Premises in it’s as is condition with the exception of the following improvements and as more particularly described hereinafter Exhibit “B” Landlord’s Work: a) Landlord shall insure that the HVAC systems are in good working order and shall warrantee shame until replaced; b) Landlord shall insure the electrical and plumbing systems are in good working order, and meet the current codes; c) Landlord shall insure that restrooms meet the most current ADA standards and shall make modifications to same as needed; d) Landlord shall insure that all life safety devices are in good working order; and e) Landlord shall remedy all code required accessibility issues with the premises. 
10. Tenant’s Work: (Option) Tenant intends to make the following modifications to the premises: ____________________________________________________________________________________________________________________________________________ as needed by tenant and as further described hereinafter Exhibit “C” Tenant’s Work Letter. 

11. Tenant’s Work: (Option) Tenant may add additional interior modification and or finishes for Tenant’s intended use.  Tenant shall provide details, drawings or other relevant information to Landlord for Landlord’s approval which shall not be unreasonably withheld or denied.  All work that requires permitting shall be conducted by a licensed and insured contractor.    

12. Tenant’s Work: (Option) Tenant shall have up to one hundred fifty (150) days to complete Tenant’s Work Tenant shall also design, permit and construct Tenant’s prototypical interior fit up which shall include but not limited to; bathrooms, shower, casework and electrical and data wiring and any other items not expressly forming part of Landlord’s Work.  Any and all improvements made by Tenant shall be conducted by a licensed and insured contractor and must be approved by Landlord. It shall be the responsibly of the Tenant to pay for all cost associated with permitting, and other related cost for opening Tenant’s proposed business.  During the build out period and subsequent Lease Term including all renewal periods, Tenant may have access and use of the roof of the Premises to include but not limited to satellite dishes, antennas, cable and or phone connections, with Landlord’s approval of plans and approval of any licensed contractor making penetrations, and other language to be set out in the Lease. Tennant shall ensure that any penetrations made are in good workmanship and done by licensed and insured contractors.  Tenant shall seek the written approval for the installation of anything that would be visible from the parking area. 
13. Non-Disturbance Agreement:  (Option) Landlord shall obtain on the behalf of the Tenant an agreement of Non-disturbance from any lender whom has any lien filed against the property as collateral for a loan or mortgage; whereas the lender shall agrees not to disturb the Tenancy in the event of a foreclosure.  
14. Assignability (Option) and Subletting: (Option) Tenant shall have the right to assign the Lease to a third party with Landlord’s written approval which shall not be unreasonably withheld or denied. (Option) Tenant shall remain as guarantor of the Lease until end of the original guarantee obligation under the Lease or if the Assignee can provide substantial proof of financial stability equal to or greater than the Tenant and sufficient to fulfill the then current obligation under the Lease.  (Option) Tenant may sublet the Premises to any third party who occupies less than fifty percent (50%) of the total square footage of the Premises provided Tenant has received written approval of the Landlord which shall not be unreasonably withheld or denied and Sub-lessee has provided proof of general liability insures matching the requirements of Tenant under the Lease naming both Landlord and Tenant as additionally insured.  
15. Parking:  (Option) Landlord shall provide for Tenant employee parking and truck parking as specified hereinafter Exhibit “A”  Tenant Parking Area
16. Parking: (Option) Landlord shall provide Tenant with code required parking for Tenant’s Intended use.

17. Rent Commencement: (Option) The rent shall commence __________ (___) days from the date tenant takes possession, hereinafter referred to as the Rent Commencement Date. Should the Rent Commencement Date fall on a day other than the first of the month, the rent for that month shall be prorated, and all subsequent rental payments there after shall be due to Landlord on the 1st of the month.  
18. Rent Commencement: (Option) Rent shall commence at the time of Lease Execution

19. Rent Commencemen: (Option) The base rent shall commence Seven (7) months from the time Tenant opens for business, not to exceed ten (10) months from the time the Tenant takes possession; notwithstanding any force majeure occurrences that would prevent the completion of Tenant’s Work to include but not limited to; hurricanes, fire, or other acts of god or governing authorities. 

20. Abatement: (Option) Landlord shall abate the Base and Additional Rents for a period of ___(  ) months from the (Option) Lease Execution Date (Option) Rent Commencement Date (Option) completion of Landlord’s Work (Option) Completion of Tenant’s Work.
21. Security Deposit: The Security Deposit is equal to one month rent, which shall be returned at the end of the Lease. Tenant shall make initial payment at Lease Execution equal to first month’s rent plus the security deposit. Should the Rent Commencement Date fall on a day other than the first of the month the unused portion of the first month’s rent shall be applied to the following month. (Option) Provided Tenant has not been in default of the Lease or late on rental payments at the end of the _____ (  ) year all security deposits and prepaid rents shall be returned to Tenant upon request.   
22. Tenant Improvement Allowance: (Option) Landlord shall reimburse Tenant _____ 00/100 dollars ($__.00) per SF for Tenant improvements to be made by Tenant, to be used by the Tenant for actual, verifiable third party costs incurred to complete leasehold improvements in its Premises and to be paid to Tenant within thirty (30) days after all of the following have been met:  (i) Tenant opens for business in accordance with the Lease; (ii) Tenant requests the Tenant Incentive Payment in writing together with invoices evidencing amounts spent; (iii) Tenant has completed any work required by the Lease; (iv) all damage to the Landlord's property or common areas caused by Tenant while doing its work is repaired; (v) Tenant has paid the first monthly installment of Minimum Annual Rent; (vi) Tenant has provided Landlord with final unconditional releases of Lien from all materialmen and/or laborers in the form attached to the Lease; (vii) Tenant has provided Landlord with its certificate of occupancy; and (viii) Tenant is not in default under the Lease.
23. Possession:  (Option) Landlord shall give Tenant Possession at the time of Lease Execution. 
24. Possession: (Option) Landlord shall give possession at the substantial completion of Landlord’s Work. 
25. Exclusive Right: (Option) Landlord agrees not to lease, sell or barter space with any other ________ businesses offering similar services within the shopping center, outbuildings or outparcels.
26. Early Termination: (Option)Tenant shall have the right to early terminate the lease by providing ____ ( ) months written notice to Landlord for the following reasons: a) in any event whereas the anchor tenant ________ goes dark or vacates during the initial Term of the Lease or any subsequent renewal period thereafter and Landlord has not been able to re-anchor the center with another grocer within six (6) months from the time the anchor tenant Publix goes dark or vacates; b) Landlord does not complete scheduled capital improvements and facade renovations to the entirety of the shopping center as described hereinafter Exhibit “B” Landlord’s Work, within two (2) years from the Rent Commencement date.  
27. Early Termination: (Option) Tenant may early terminate the lease by providing ___ ( ) days’ notice and making a payment in the amount of _________ 00/100 Dollars ($  ) to Landlord.  
28. Utilities: Landlord shall insure that all typical utility services shall be available at the premises for the use of the Tenant.  Tenant (option could be landlord or tenant) shall pay all utility payment to utility companies directly.  Tenant shall be responsible for all impact fees for Tenant’s intended use  
29. Design: (Option) Upon the execution of the Lease the Parties shall have up to forty five (45) days to mutually agree and approve construction drawings suitable for permitting and building out Tenant’s Premises to the standards amenable to the Parties and FBC.   
30. Signage: Landlord shall provide space for Tenant on shopping center pylon sign facing roadway frontages and the sign on the frontage of the Premises in a location to be set out in the Lease.  Tenant shall be responsible for the cost of signage for the proposed business and for its sign panel on the pylon and shall comply with the specifications dictated by the Landlord.  
31. Brokerage: (option) Tenant and Landlord acknowledge that there is no other real estate broker other than ___________ of Merritt Realty Corporation (Broker) and _______________(co-broker) and that Broker and co-broker will be compensated a fee equal to _________________________which shall be payable at the time of Lease Execution and Broker shall work as a (or single agent) Transaction Broker. 
32. Brokerage: (option) Tenant and Landlord acknowledge that there is no other real estate broker other than Terry A. Purdy of Merritt Realty Corporation (Broker), representing the tenant and ____________________, representing the Landlord.  Merritt Realty Corporation will be compensated a fee equal to 4% of the aggregated total of the Base Rent for the initial term of the lease.  Commission shall be paid 50% at the time of Lease execution and the balance when the Tenant opens for business as more particularly set out in a separate written agreement. Broker shall enter into a separate commission agreement with Landlord and be compensated per a separate agreement. The Florida Commercial Real Estate Leasing Commission Lien Act provides that when a broker has earned a commission by performing licensed services under a brokerage agreement with you, the broker may claim a lien against your interest in the property for the broker's commission. The broker's lien rights under the act cannot be waived before the commission is earned.  Execution of this agreement by Landlord shall serve as said Brokerage Agreement, and Landlord shall acknowledge that Broker represents Tenant as a Single Agent. 
33. Confidentiality:  Tenant and Landlord agree that all information contained herein shall remain confidential.  Any said breach of confidentiality shall be actionable by Landlord or the Tenant.  This paragraph shall survive lease execution. This is a proposed term sheet for a lease and is non-binding, and a binding commitment will occur only when a final lease is signed.  The terms and conditions are subject to change in the sole discretion of Landlord or Tenant. Landlord agrees not to negotiate with any third party during the aforementioned time frames of this LOI.  
Exhibits: 

Exhibit “A” Premises

Exhibit “B” Landlord’s Work

Exhibit “C” Tenant’s Work 

(Intentionally left blank signatures on following page) (Option)
ACKNOWLEDGED AND AGREED:
TENANT:

____________________________

_______________

Signature    




Date

____________________________

Printed Name

LANDLORD:

_____________________________

_______________

Signature




Date

_____________________________

Printed Name
Exhibit “A” Premises

Exhibit “B” Landlord’s Work

Exhibit “C” Tenant’s Work

Merritt Realty Corporation ~ 2500 N Tamiami Trail, Nokomis, FL 34275 ~ ph:941-270-9970
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