BUSINESS PROPERTY LEASE
NOTICE: MICHIGAN LAW ESTABLISHES RIGHTS AND OBLIGATIONS FOR PARTIES TO RENTAL AGREEMENTS. THIS AGREEMENT IS REQUIRED TO COMPLY WITH THE TRUTH IN RENTING ACT. IF YOU HAVE A QUESTION ABOUT THE INTERPRETATION OR THE LEGALITY OF A PROVISION OF THIS AGREEMENT, YOU MAY WANT TO SEEK ASSISTANCE FROM A LAWYER OR OTHER QUALIFIED PERSON. 
(1)   This Lease    Made this                                 day of                                               2002

by and between

LIB WAG ASSOCIATES
                            

Ann Arbor, MI  48104                       

the Lessor, hereinafter designated as the Landlord, and
                                   
the Lessee, hereinafter designated as the Tenant.

Description
WITNESSETH: The Landlord, in consideration of the rents to be paid and the covenants and agreements to be performed by the Tenant, does hereby lease unto the Tenant the following described premises situated in the

Scio Township, Washtenaw County, Michigan, to wit:


W. Liberty   

Ann Arbor, Michigan  48103        
                               

totaling approximately       square feet

Term

(3)  For the term of          

from and after the                                  day of                                ,                                                                200     ,
fully to be completed and ended, the Tenant yielding and paying during the continuance of this lease unto the Landlord


Rent

for rent of said premises for said term, the sum of Forty Four Thousand Five Hundred Eight and 00/100's Dollars ...............................................................................................................................................................................................($44,508.00)                                                                                                                                 

in lawful money of the United States payable in monthly installments in advance, upon the          1st                 day

of each and every month as follows:

$           for the first twelve (12) months; $               for months 13 through 24; $                for months 25 through 36

Rent

(4) The Tenant hereby hires the said premises for the said term as above mentioned and covenants well and truly to pay, or cause to be paid unto the Landlord at the dates and times above mentioned, the rent above mentioned, the rent above reserved.

Insurance
(5) In addition to the rental hereinbefore specified, the Tenant agrees to pay as additional rental any increase on premiums for insurance against loss by fire that may be charged during the term of this lease on the amount of insurance now carried by the Landlord on the premises and on the improvements situated on said premises, resulting from the business carried on in the leased premises by the Tenant or the character of its occupancy, whether or not the Landlord consented to the same.

(6) If the Tenant shall default in any payment of expenditure other than rent required to be paid or expended by the Tenant under the terms hereof, the Landlord may at his option make such payment or expenditure, in which event the amount thereof shall be payable as rental to the Landlord by the Tenant on the next ensuing rent day together with interest at 7% per annum from the date of such payment or expenditure by the Landlord and on default in such payment the Landlord shall have the same remedies as on default in payment of rent.

(7) All payments of rent or other sums to be made to the Landlord shall be made at such place as the Landlord shall designate in writing from time to time.

Assignment
(8) The Tenant covenants not to assign or transfer this lease or hypothecate or mortgage the same or sublet said premises or any part thereof without the written consent of the Landlord, which consent will not be unreasonably withheld. Any Assignment, transfer, hypothecation, mortgage or subletting without said written consent shall give the Landlord the right to terminate his lease and to re-enter and repossess the leased premises.  Any change of control in Tenant due to a sale of all assets, mortgage or consolidation shall not be deemed as assignment.

Bankruptcy
(9) The Tenant agrees that if the estate created hereby shall be taken in execution, or by other process of law, or if the Tenant

and 


shall be declared bankrupt or insolvent, according to the law, or any receiver be appointed for the business and property of

Insolvency
the Tenant, or if any assignment shall be made of the Tenant's property for the benefit of creditors, then and in such event this lease may be cancelled at the option of the Landlord.

Right to

(10) The Landlord reserves the right to subject and subordinate this lease at all times to the lien of any mortgage or mortgages

Mortgage
now or hereafter placed upon the Landlord's interest in the said premises and on the land and buildings of which the said premises are a part or upon any building hereafter placed upon the land of which the leased premises form a part. And the Tenant covenants and agrees to execute and deliver upon demand such further instrument or instruments subordinating this lease to the lien of any such mortgage or mortgages as shall be desired by the Landlord and any mortgagees or proposed mortgagees. All such mortgages to which the Lease is subordinate shall provide that in the event of foreclosure, Tenant's right of possession shall not be disturbed.


Use and

(11) It is understood and agreed between the parties hereto that said premises during the continuance of this lease shall be used and

Occupancy
occupied for   offices   and for no other purpose or purposes without the written consent of the Landlord, and that the Tenant will not use the premises for any purpose in violation of any law, municipal ordinance or regulation, and that on any breach of this agreement the Landlord may at his option terminate this lease forthwith and re-enter and repossess the leased premises.
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Fire

(12) It is understood and agreed that if the premises hereby leased be damaged or destroyed in whole or in part by fire or other casualty during the term hereof, the Landlord will repair and restore the same to good tenantable condition with reasonable dispatch, and that the rent herein provided for shall abate entirely in case the entire premises are untenantable and pro rata for the portion rendered untenantable, in case a part only is untenantable, until the same shall be restored to a tenantable condition; provided, however, that if the Tenant shall fail to adjust his own insurance or to remove his damaged goods, wares, equipment or property within a reasonable time, and as a result thereof the repairing and restoration is delayed, there shall be no abatement or rental during the period of such resulting delay, and provided further that there shall be no abatement of rental if such fire or other cause damaging or destroying the leased premises shall result from the negligence or willful act of the Tenant, his agents or employees, and provided further that if the Tenant shall use any part of the leased premises for storage during the period of repair a reasonable charge shall be made therefor against the Tenant, and provided further that in case the leased premises, or the building of which they are a part, shall be destroyed to the extent of more than one-half of the value thereof, the Landlord may at his option terminate, this lease forthwith by a written notice to the Tenant.  Tenant may terminate this Lease inn the event Landlord's repairs cannot be completed within 90 days.

Repairs

(13) The landlord after receiving written notice from the Tenant and having reasonable opportunity thereafter to obtain the necessary workmen therefore agrees to keep in good order and repair the roof and the four outer walls or the premises but not the doors, door frames, the window glass, the window casings, window frames, window or any of the appliances or appurtenances of said doors or window casings, window frames and windows, or any attachment thereto or attachments to said building or premises used in connection therewith. See paragraph 37.

Insurance
And the Tenant agrees to keep the plate glass insured with a responsible Insurance Company in the name of the Landlord and to deliver the policy or policies to the Landlord and upon his failure to do so the Landlord may place such insurance and charge the same to the Tenant as so much additional rent as provided in Paragraph 6; but the failure on the part of the Landlord to place such insurance does not release the Tenant of the liability.

Tenant to
(14) The Tenant agrees to indemnify and hold harmless the Landlord from any liability for damages to any person or property in, 

Indemnify
on or about said leased premises from any cause whatsoever; and Tenant will procure and keep in effect during the term hereof public liability and property damage insurance for the benefit of the Landlord in the sum of Five Hundred Thousand ($500,000.00) Dollars for damages resulting to one person and Five  Hundred Thousand ($500,000.00) Dollars for damages resulting from one casualty, and  One Million($1,000,000.00) Dollars property damage insurance resulting from any one occurrence.  Tenant shall deliver said policies to the Landlord and upon Tenant's failure so to do the Landlord may at his option obtain such insurance and the cost thereof shall be paid as additional rent due and payable upon the next ensuing rent day.  

Landlord agrees to indemnify and hold Tenant harmless from claims and injuries arising in the building due to acts of the Landlord.

Repairs and
(15) Except as provided in Paragraph 13 hereof, the Tenant further covenants and agrees that he will, at his own expense,

Alterations
during the continuation of this lease, keep the said premises and every part thereof in as good repair and at the expiration of the term yield and deliver up the same in like condition as when taken, reasonable use and wear thereof and damage by the elements excepted. The Tenant shall not make an alteration, additions or improvements to said premises without the Landlord's written consent, and all alteration, additions or improvements made by either of the parties hereto upon the premises, except movable office furniture and trade fixtures put in at the expense of the Tenant, shall be the property of the Landlord, and shall remain upon and be surrendered with the premises at the termination of this lease, without molestation or injury.

The tenant covenants and agrees that if the demised premises consists of only a part of a structure owned or controlled by the Landlord, the Landlord may enter the demised premises at reasonable times and install or repair pipes, wires and other appliances or make any repairs deemed by the landlord essential to the use and occupancy of other parts of the Landlord's building.

Eminent

(16)  If the whole or any part of the Premises shall be taken by any public authority under the power of eminent domain, then

Domain

the terms of this Lease shall cease on the part to be taken on the date possession of that part is surrendered and any unearned rent paid or credited in advance shall be refunded and from that date Tenant shall have the right to either cancel this Lease and declare the same null and void or to continue in the possession of the remainder of the Premises under the \terms herein provided except that the rent shall be reduce din proportion to the amount of the premises taken.  Tenant shall not be entitled to receive any award or awards that may be taken or received by Landlord except for that portion of any award attributable to Tenant's loss of business, leasehold interest, or Tenants fixtures and improvements made at Tenant's cost and expense.

Reservation
(17) The Landlord reserves the right of free access at all times to the roof of said leased premises and reserves the right to rent said roof for advertising purposes. The Tenant shall not erect any structures for storage or any aerial, or use the roof for any purpose without the consent in writing of the Landlord.

Care of

(18)  The Tenant shall not perform any acts or carry on any practices which may injure the building or be a nuisance or menace to 

Premises

other Tenants in the building and shall keep premises under his control (including adjoining drive, streets, alley or yards) clean and free from rubbish, dirt, snow and ice at all times, and it is further agreed that in the event the Tenant shall not comply with these provisions, the Landlord may enter upon said premises and have rubbish, dirt and ashes removed and the side walks cleaned, in which event the Tenant agrees to pay all charges that the Landlord shall pay for hauling rubbish, ashes and dirt, or cleaning walks, Said charges shall be paid to the Landlord by the Tenant as soon as bill is presented to him and the Landlord shall have the same remedy as is provided in Paragraph 6 of this lease in the event of Tenant's failure to pay.

(19) The Tenant shall at his own expense under penalty of forfeiture and damages promptly comply with all lawful laws, orders, regulations or ordinances of all municipal, County and state authorities affecting the premises hereby leased and the cleanliness, safety, occupation and use of same.

Condition of
(20)  Landlord agrees to construct or install in the Premises the improvements to be constructed or installed by Landlord pursuant to 

Premises at 
the floor plan attached hereto.  Such work shall be fully completed, in a good and workmanlike manner and in

time of Lease
full compliance with all applicable building, health, environmental, safety and other ordinances, codes and regulation. Landlord shall deliver possession of the Premises to Tenant as required in this Lease.

(21) The Landlord shall not be responsible or liable to the Tenant for any loss or damage that may be occasioned by or through the acts or omission of persons occupying adjoining premises or any par of the premises adjacent to or connected with the premises hereby leased or any part of the building of which the leased premises are a part or for any loss or damage resulting to the Tenant or his property from bursting, stoppage or leaking of water, gas, sewer or steam pipes, provided, however, that the same is not due to the negligence of Landlord.

Re-Renting
(22) The Tenant hereby agrees that for a period commencing 90 days prior to the termination of this lease, the Landlord may show the premises to prospective Tenants, with 24 hour notice, and 60 days prior to the termination of this lease, may display in and about said premises and in the windows thereof, the usual and ordinary "TO RENT" signs.
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Holding

(23) It is hereby agreed that in the event of the Tenant herein holding over after the termination of this lease, thereafter the

Over

tenancy shall be from month to month in the absence of a written agreement to the contrary.

Gas, Water,
(24) The tenant will pay all charges made against said leased premises for gas, heat and electricity during the

Heat and

continuance of this lease, as the same shall become due.                  

Electricity
Advertising
(25) It is further agreed that all signs and advertising displayed in and about the premises shall be such only as advertise the

Display

business carried on upon said premises, and that the Landlord shall control the character and size thereof, and that no sign shall be displayed excepting such as shall be approved in writing by the Landlord, and that no awning shall be installed or used on the exterior of said building unless approved in writing by the Landlord, which approval shall not be unreasonably withheld or delayed.

Access to

(26) The Landlord shall have the right to enter upon the leased premises at all reasonable hours, after 24 hours notice, except

Premises

in case of an emergency, for the purpose of inspecting the same. If the Landlord deems any repairs necessary he may demand that the Tenant make the same and if the Tenant refuses or neglects forthwith to commence such repairs and complete the same with reasonable dispatch the Landlord may make or cause to be made such repairs and shall not be responsible to the Tenant for any loss or damage that may accrue to his stock or business by reason thereof, and if the Landlord makes or causes to be made such repairs the Tenant agrees that he will forthwith on demand pay to the Landlord the cost thereof with interest at 7% per annum, and if he shall make default in such payment the Landlord shall have the remedies provided in Paragraph 6 hereof.

Re-Entry
(27) In case any rent shall be due and unpaid or if default be made in any of the covenants herein contained, or if said leased premises shall be deserted or vacated, then it shall be lawful for the Landlord, his certain attorney, heirs, representatives and assigns, to re-enter into, re-possess the said premises and the Tenant and each and every occupant to remove and put out.

Quiet

(28) The Landlord covenants that the said Tenant, on payment of all the aforesaid installments and performing all the

Enjoyment
covenants aforesaid, shall and may peacefully and quietly have, hold and enjoy the said demised premises for the term aforesaid.

Expenses

(29) In the event that the Landlord shall, during the period covered by this lease, obtain possession of said premises by re-entry,

Damages

summary proceedings, or otherwise, the Tenant hereby agrees to pay the Landlord the expense incurred in obtaining possession

Re-Entry
of said premises, and also all expenses and commission which may be paid in and about the letting of the same, and all other damages.

Remedies not
(30) It is agreed that each and every of the rights, remedies and benefits provided by this lease shall be cumulative, and shall

Exclusive
not be exclusive of any other of said rights, remedies and benefits, or any other rights, remedies and benefits allowed by law.

Waiver

(31) One or more waivers of any covenant or condition by the Landlord shall not be construed as a waiver of a further breach of the same covenant or condition.

Delay of

(32) It is understood that if the Tenant shall be unable to enter into and occupy the premises hereby leased at the time above

Possession
provided, by reason of the said premises not being ready for occupancy, or by reason of the holding over of any previous occupant of said premises, or as a result of any cause or reason beyond the direct control of the Landlord, the Landlord shall not be liable in damages to the Tenant therefore but during the period the Tenant shall be unable to occupy said premises as hereinbefore provided, the rental therefore shall be abated and the Landlord is to be the sole judge as to when the premises are ready for occupancy. In the event the Commencement Date has not occurred within 12 months following the execution of the Lease, Tenant shall have the option, but not the obligation, of terminating the Lease.           

Notices

(33) Whenever under this lease a provision is made for notice of any kind it shall be deemed sufficient notice and service thereof if such notice to the Tenant is in writing addressed to the Tenant at his last know Post Office address or at the leased premises and deposited in the mail with postage prepaid and if such notice to the Landlord is in writing addressed to the last known Post Office address of the Landlord and deposited in the mail with postage prepaid. Notice need be sent to only one Tenant or Landlord where the Tenant or Landlord is more than one person.

(34) It is agreed that in this lease the word "he" shall be used as synonymous with the words "she, " "it" and "they," and the word "his" synonymous with the words "her," "its" and "their."

(35) The covenants, conditions and agreements made and entered into by the parties hereto are declared binding on their respective heirs, successors, representatives and assigns.

SECURITY
(36)   Landlord acknowledges the receipt of                                                                                                                                         

PROVISION
                                                       Dollars  ($                      ),  which he is to retain as security for the faithful performance of all of the covenants, conditions, and agreements of this lease, but in no event shall the Landlord be obliged to apply the same upon rents or other charges in arrears or upon damages for the Tenants' failure to perform the said covenants, conditions, and agreements; the Landlord may so apply the security at his option; and the Landlord's right to the possession of the premises for non-payment of rent or for any other reason shall not in any event be affected by reason of the fact that the Landlord holds this security.  The said sum if not applied toward the payment of rent in arrears or toward the payment of damages suffered by the Landlord by reason of the Tenant's breach of the covenants, conditions, and agreements of this lease is to be returned until the Tenant has vacated the premises and delivered possession to the Landlord.

In the event that the Landlord repossesses himself of the said premises because of the Tenant's default or because of the Tenant's failure to carry out the covenants, conditions, and agreements of this lease, the Landlord may apply the said security upon all damages suffered to the date of said repossession and my retain the said security to apply upon such damages as may be suffered or shall accrue thereafter by reason of the Tenant's default or breach.  The Landlord shall not be obliged to keep the said security as a separate fund, but may mix the said security with his own funds. 

REPAIRS  
(37)  Tenant shall be responsible for all interior maintenance within the previously described space, which shall include but not limited to mechanical, plumbing, heating, ventilating, air conditioning, and electrical systems.  Landlord shall be responsible for replacements.




Tenant shall be responsible for the first $250.00 expense of any repair within the premises other than those listed above.  Landlord will reimburse any cost above $250 provided that Landlord has received notice of the repair and that repair is not a result of Tenant’s negligence.  Landlord shall maintain in good repair all exterior portions of the building of which the premises are a part as well as the parking areas, sidewalks, drive areas and other common areas adjacent to or serving the premises.   Such maintenance shall include, without limitation, upkeep of landscaping and removal of snow. 

OPTION TO 
(38)  Provided Tenant is not in default under this Lease, Tenant shall have the option to renew this Lease for     one         additional

RENEW.  
  three      ( 3   ) year term(s).  Which period shall commence upon the expiration of the original term of this Lease or any extension thereof.  Extensions shall be upon like terms and conditions as set forth herein.
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Tenant shall provide written notice to Landlord six (3) months prior to the expiration date of the lease term, or any extension thereof, of its intent to renew

RULES AND 
(39)   are attached hereto and made a part thereof by reference.

REGULATIONS 

TRUTH IN RENTING ACT PROVISIONS:  Landlord and Tenant specifically agree that this lease shall not, is not intended, nor shall it be construed, to violate any of the provision of the Truth in Renting Act.  If, However, any provision of this lease does in fact reach any such result, then such provision shall be null and void, but the other provision of this lease shall continue to remain in full force and effect.

The address of the Landlord for purposes of notice under the Truth in Renting Act and for all other purposes is                                             , Ann Arbor, MI  48104       .

IN WITNESS WHEREOF, The parties have hereunto set their hands and seals the day and year first written.

WITNESSED BY:





LIB WAG ASSOCIATES                                 
                                                          

              

________________________________________








by:                                                    , LANDLORD

                                                                            


_________________________________________













, TENANT                                              


RULES AND REGULATIONS

1.
The sidewalks, entrances, passages, court, elevators, vestibules, stairways, corridors, or halls, shall not be encumbered by any Tenant or used for any purpose other than ingress or egress to and from the Leased Premises without prior written approval Landlord.

2.
No sign, picture, lettering, notice or advertisement of any kind shall be painted or displayed on or from the windows, door, roof, or outside walls of the Center except as specifically set forth in the  lease agreement.  All of Tenant's interior sign painting or lettering shall be done in a manner approved by Landlord, and the cost thereof shall be paid by Tenant.  In the event of the violation of the foregoing by any Tenant, Landlord may remove same without any liability and may charge the expense incurred for such removal to the Tenant.

3.
No curtain, blinds, shades, screens, awnings, or other projections shall be attached to or hung in, or used in connection with any window or door of the Lease Premises or outside wall of the Center, without the prior written consent of Landlord.

4.
Any carpeting cemented down shall be installed with releasable adhesive.

5.
The water and wash closets and other plumbing fixtures shall not be used for any purpose other than those for which they were constructed, and no sweepings, rubbish, rags or other substances shall be thrown therein.  All damages resulting from any misuse of the fixtures shall be borne by the Tenant who, or whose servants, employees, agents invitee or licensees, shall have caused the same.  No person shall waste water by interfering or tampering with the faucets or otherwise.

6.
No electric or other wires for any purpose shall be brought in the Leased Premises without Landlord's written permission specifying the manner in which same may be done.

7.
No tenant shall mark, paint, drill into, or in any way deface any part of the Lease Premises or Center of which they form a part.  No boring, cutting or stringing of wires shall be permitted, except with the prior written consent of Landlord, as a Landlord may direct.

8.
Tenant shall not cause or permit unusual or objectionable odor to be produced upon or permeate from the Leased Premises, including duplicating or printing equipment emitting noxious fumes.  Tenant shall not disturb any occupants of this or neighboring buildings or premises by the use of any musical instruments, radio, television, loudspeaker, or by any other disturbing noise.

9.
No Tenant shall throw anything out of the door, windows, or down any passageways or elevator shafts.

10.
All loading, unloading, receiving or delivery of goods, supplies or disposal of garbage or refuse shall be made only through entry ways provided for such purposes and indicated by Landlord and at such times as Landlord may direct.


11. Tenant shall not install or operate any steam or gas engine or boiler or carry on any mechanical 

business on Leased Premises, or use oil, burning fluids, camphene or gasoline for heating or lighting, or for any other purpose.  No article deemed extra hazardous on account of fire or other dangerous properties, or an explosive, shall be brought into the Leased Premises.  This prohibits the use of hot plates (cooking) and only approved electric percolators shall be permitted.
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12.
No additional locks or bolts of any kind shall be placed upon any of the doors or windows by any Tenant, nor shall any changes be made in existing locks or the mechanism thereof.  Each Tenant must, upon the termination of its tenancy, restore to the Landlord all keys of stores, offices, and toilet rooms, either furnished to or otherwise procured by such Tenant and in the event of the loss of any keys so furnished, such Tenant shall pay to the Landlord the cost thereof.

13.
Landlord shall have the right to prohibit any advertising by any Tenant which, in Landlord's opinion, tends to impair the reputation of the Center or its desirability, and upon written notice from Landlord, Tenant shall refrain from or discontinue such advertising.

14.
Canvassing, soliciting, and peddling in the Center is prohibited and each Tenant shall cooperate to prevent the same.

15.
Wherever the word "Tenant" occurs, it is understood and agreed that it shall mean Tenant's associates, agents, clerks, servants and invitees.  Wherever the word "Landlord" occurs, it is understood and agreed that it shall mean Landlord's assigns, agents, clerks, servants and invitees.

16.
Landlord shall have the right to enter upon the Leased Premises at all reasonable hours, after 24 hrs. notice, for the purpose of inspecting the same.

17.
Landlord shall have the right to enter the Leased Premises at hours convenient to the Tenant for the purpose of exhibiting the same to prospective tenants within the sixty (60) day period prior to the expiration of this Lease, and may place signs advertising the Leased Premises for rent on the windows and doors of said Leased Premises at any time within said sixty (60) day period.

18.
Landlord reserves the right at any time to rescind, alter or waive, in whole or part any of these Rules and Regulations when it is deemed necessary, desirable, or proper in Landlord's judgement, for its best interest or for the best interests of the tenants, provided that any alteration or amendment to the rules and regulations shall not alter any material provisions of the Lease.

19.
No tenant shall place, or permit to be placed, on any part of the floor or floors of the Leased Premises a load exceeding the floor load per square foot which such floor was designed to carry and which is allowed by law.

20.
No tenant shall penetrate the roof, roof decking, or any other material associated with the roof, without first obtaining landlord's written approval.

21.
No tenant place partitions and fixtures and make improvements and other alterations to the interior of the leased premises.  Provided, however, that prior to commencing any such work, Tenant shall first obtain the written consent of Landlord to the proposed work.  At least ten (10) days prior to the commencement of any construction in the demised premises, tenant shall deliver to Landlord copies of the plans and specifications for the contemplated work and shall indemnify the contractor(s) selected by Tenant to perform such work.  All such work shall become the property of the Landlord at the termination of this lease, excepting equipment, shelving, cabinet units, personal property, and any other property generally considered to be trade fixtures in Tenant's business.
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