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AGREEMENT TO LEASE

This Agreement to lease (“Agreement™) 15 made al thlsI]“'dny of May
2019, BETWEEN

M/s Sikka Promoters Pvi. Lid. having its registered office at Sikka
House, C-60, Preet Vihar, Vikas Marg, Delhi-110092, through its
authorized signatory Mr. Gurinder Singh Sikka S'oMatwal Singh R/e
C-23,Preet Vihar, Shakarpur, EastDelhi , Delhihereinatter referred to
as the Lessor{which expression shall unless repugnant to the context or
meaning thereof shall mean and include successors in interest, assigns
and legal heirs etc.) to the one part.

And

M/s Real Virtual Works Pvt. Ltd. having its registered office at B-125,
HardevPuri, New Delhi through its authorized signatory Mr, Harvinder
Singh Sikka S/o Gurinder Singh Sikka Rfo ©-23, Preet Vihar,
Shakarpur, East Delhihercinafter referred to as the Lessee (which
expression shall unless repugnant to the context or meaning thercof shall
mean and include successors in interest, assigns and legal heirs etc.) to
the other part.

In this Agreement, the Lessor and the Lessee are collectively referred to
as “Parties” and individually as “Party”.

WHEREAS:

A, The First Partyhas represented, unequivocally declared, assured,

: confirmed and warranted to the other party that it is the legal and
rightful owner of all the rights, title and interest and otherwise
well and sufficiently entitled to all that piece and parcel land
situated at Plot Mo, CP-3, LohiaVihar, Bareilly,
U.P.admeasuring1638  Sg.Mir.along with  the bulldings,
appurtenant on (AS IS WHERE IS BASIS) thereto more fully
described in Schedule A hereto, (the above hereinafter referred to
ns *the Schedule A™).

B. The Lessee is 4 company engaged in business of hospitality,
hotel, etc and interested in cstablishing hotel of four star and
above categories for its business on the land more particularly
described in the schedule hereunder written and have approached
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the Lessors 1o acquire the land on leasehold basis for construction
of Hotel and the Lessor is willing to give on lease the property
mentioned in Open Plot of N.A. land under reference to the
Lessee on leasehold basis,

C.  The Lessor and Lessee after detailed discussion, the Lessors hav:
agreed to give on lease the above said property for 30 vears to the'
Lessee and the Lessee has agreed to luke on lease the said
property on the terms and conditions mutually agreed and
reduced in writing as under,

D, The Lessce shall be permitted 1o use the said Property for
Construction of hotel with Rooms, Reception, Restaurants,
Parking, Shopping Arcade, Long Staying, Electric Sub Station,
Heslth Club, Business Center, Shops, Back Office Area, Plant
rooms, DG Room, Staff Cafn:u:nﬂ. parking, swimming pool,
Store Room, Back of House and other related services required
for Hotel, Banguet Function, end other allied activities connected
herewith. The Lessee is deemed to have been granted approval /
consent / permission for conversion of usage of plot, building
hotel with facilities by Lessor and Lessee shall 41.|:|-|3|I;|r for all such
permissions to various statutory authorities at ils own expenses
and Lessor have no objection for such acts of Lessee by virtue of
this Lease

E. The Lessee throughout the said lease period of this Deed, shall at
its own cost and expense pave, clean and keep in good and
substantial repair and condition including all usual and necessary
internal and external painting, color and white washing etc to the
satisfaction of competent authority, the said building and the
units in the said building and the drains, compound walls and
fenices to the demised premisc/open plot and all fixtures and
additions in the said building.

F. The Lessor has availed a Loan of Rs.5,52,00,000/~{(Five crore
Fifty Two Lakhs Only) by mortgage the said property to
Oriental Bank of Commerce, Branh-Laxmi Nagar, Delhi.

This agreement supersedes all other agreements and addendum
executed prior to this agreement.

NOW IT 1S AGREED BY AND BETWEEN THE PARTIES

- ,-T' \lqiaﬁ'm AS FOLLOWS:
6' "'] 'f.? BN
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1.  DEFINITIONS

1.1 In this Agreement, unless répugnant to the context thereof,
wherever capitalized, the following terms shall have the
meanings ascribed to them below:

.I.I  “Building” is as defined in Recital A, "

I.1.2  “The said property™ is as defined in Recital B.

1.3 “Handover Date” means the date of execution of this
Agreement,

.l4 “Lease Commencement Date” is as defined in clause 4.1
herein below.

I.1.5  “Lease Period” means the term of the lease in respect of
the said Property as provided in clause 4 herein.

1.2 All terms of the singular shall include the plural and all terms
having the male gender shall include the female gender.

2. GRANT OF LEASE

2.1 The Lessor hereby agrees to grant to the Lessee, Lease to use the
Leased Property effective from the Lease Commencement Date
AND the Lessee, relying upon the representations and warranties
on the part of the Lessor set out hereinafter, accepts the Lease of

the Leased Property on the terms and conditions as contained
herein

3. HANDOVER DATE:

The Leased Property would be physically handed over 1o the
Lessee on As Is Where Is Basis condition from the lease
commencement date. The lessor would transfer all the rights
pertaining to the property on As [s Where Is Basis including the
right w0 creaie the charge / morngage over the property in
someone's favour for the purpose of raising debt or bomrowings
for the purpose of development of the said property and the
takeover of the existing debt or borrowings over the property.

3.1 The Lessec shall be permitted to carry on all structural
constructions/alterations, MEP services, furniture& fixture work
and other miscellaneous activities required for their operation to

* the Leased Property as it may require for its business and
activities to be undertaken by the Lessee in the Leased Property.

_
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The Lease with respect to the Leased Property shall commence

from 1* July 2019 or immediaiely on the date of closure of the

existing term loan of Oriental Bank of Commerce in the books of

the Lessor, whichever is later and end on 30* June 2049 (i.c. for .
a term of thirty years). (the “Lease Period™). The Lease shall be

renewed for further period at the option of the Lessee and on such

conditions as may be mutually decided by both the parties only

by a fresh registered lease deed o be executed between the

parties.

SECURITY DEPOSIT

The Lessee shall pay the [essor an interest free refundable
security deposit ::-I"IHR 12,67,00,000/- (Rupees Twelve Crores
Sixty Seven Lakhs Only) for the tenure of the loan. Out of the
above, INR 5,52,00,000/<Rupees Five Crores, Fifty Two
Lakhs Only) shall be directly paid by the financial institution to
the existing lender Oriental Bank of Commerce and remaining
INR 7,15,00,000/- (Rupees Seven Crores Fifteen Lakhs Only)
shall be paid by the lessee to the lessor.

LEASE RENT

In consideration of the lease, the Lessee hereby agrees to pay to
the Lessor the Lease Rent at the rate of INR 50,000/-(Rupees
Fifty Thousand Only) per month commencing from 1% June,
2019. The Parking Spaces shall be at no additional cost to the
Lessee. The Lease Rent is inclusive of all present and future

. property taxes, but excludes actual electricity charges, AC

Consumption Charges (to be captured vide separale BTU meter
installed at the Leased Property) and telecommunication charges
which will be payable by the Lessee alone Goods and Service
Tax, if applicable, shall be pavable by Lessee subject 1o Lessor
submitting invoice for Lease Rent with Goods and Service Tax
Registration (Account) Number. It is clarified that the Lessee
alone shall be liable w0 pay any other tax \ levy if levied on this
Agreement subject o Lessor producing invoice for such tax/levy.

The Lessee shall pay the above-mentioned monthly Lease Rent in
advance on or before 15%day of each calendar month. It 18 hereby

: -.‘5 clarified that payment of the Lease Rent as set out in clause 5.1

Bt "Ebﬂve shall be subject to the deduction of tax at source (TDS) as

b
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of receipt of written intimation from the Lessor will attract
interest at the rate of 16% per annum from the due date il the
date of actual payment.

63  The Lease Rent shall be escalated by 5% after the expiry of
every year from the Lasi Lease Rent Lease rent shall be
recalculated and negotiated afler the expiry of initial period 6f

thirty years.

64  The dues of Public Financial Institutions/Corporations and
nationalized Banks in whose favour the demised premises may be
mortgaged, hypothecated or secured by lessee shall be paid by
lessee in priority  over the dues of lease rentals and in such
eventuality said default in payment of lease rentals shall not
entitle the lessor herein to terminate the lease and exercise the

right of rentrv / tesumption of lands! Premises ete,
notwithstanding  anything to the contrary, if any  contained
in this agreement.

7 USE AND OCCUPATION

The Lessee shall use and occupy the Leased Property for running
a hotel and / or resort and if any permissions/Leases and approval
are required from Central/ State Government and local authorities
specifically in relation to conducting Lessee’s business in the
Leased Property the same shall be obtained by the Lessee at its
own cost and expenses and the Lessor shall provide all necessary
co-cperation and assistance, whenever required for obtaining
-such permissions/Leases from the statutory authorities including
but not limited to facilitating the transfer of the licenses,
approvals and permissions from its own name to the name of
licenisee,
After the entire payment to Oriental Bank of Commerce, it shall
vacate its charge from the property and lease shall be registered
in the name of lessee.

8. PROPERTY TAXES

—

" ‘:;',_L_ During the Lease Period the Lessor shall regularly and punctually

e ,#t‘éear and pay all the present and future including any increase in
: han qﬂpert}r taxes (hercinafter referred to as the “Taxes"), in respect
e
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during the Lease Period the same shall be bome by the Lessor
alone.

In the event that the Lessor fails 1o discharge its obligations as set
out in clause 7.1 above, the Lessee may, at its sole option, pay
such Taxes and deduct the amounts so paid by it from the Leasg
Rent payable to the Lessor. It is clarified that this option available
to the Lessce shall not in any way impose any obligation on the
Lessee to make such paymenis on behalf of the Lessor and the
obligation to make such paymenis as set out in clause 7.1 above
shall at all times be that of the Lessor,

OUTGOINGS

During the Lease Period, the Lessee shall regularly and
punctually bear and pay the following, on or before the respective
due dates, in respect of the Leased Property at actual viz:

9.1.1  All charges for electricity, AC Consumption Charges (to
be captured vide sepurate BTU meter installed at the
Leased Property) and telecommunication incurred by the
Lessee in the Leased Property based upon metered
amounts charged by various utility service providers on
actual. The utility bills shall be directly paid by the Lessee
to. the service providers. The Lessor hereby agrees 1o
forward the electricity bill and AC Consumption Bill 1o
the Lessee within 48 (forty-gight) hours from the Lessor
having received the same from the service providers,

"9.1.2  Any goods and service tax, if applicable, shall be payable
by the Lessee subject to Lessor producing invoice lor
Lease Rent with Goods and Service Tax Registration
{Account Number) and any other tax/levy if levied on this
Agreement shall be payable by the Lessee subject to
Lessor producing invoice for such tax/levy. It is clarilied
that the Lessee alone shall be liable to pay any other tax \
levy {except property taxes) if levied on this Agreement
subject to Lessor producing inveice for such ax/levy.

q:_.‘ L:h\@‘ TERMINATION

.:ﬁ “Meept as provided herein, it has been expressly agreed by and

en the Parties hereto thal the Lessee shall not have the night

' "':IT
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to terminate this Agreement during initial period of thirty vears of
the Lease period. After the expiry of the Period provided above,
the Lessee shall be entitled 10 terminate this Agreement in respect
of the Leased Property at any time without assigning any reason
whatsoever after giving the Lessor six (6) months prior notice in
writing ("Notice Period®) in this regard. Such termination of the
Lease of the Leased Property 25 aforesaid shall not entitle the
Lessor for psyment of any penalty or damages whatsoever.
Provided however that both the Lessor and the lessee shall not
terminate this agreement without prior permission in writing from
mortgagee institutions so long as their dues are outstanding,

10.1  The Lessor shall have no right to terminate the Lease any time
during the Lease Period except in the event of a breach of the
terms of this Agreement by the Lessee which breach is not
remedied by the Lessee within a period of sixty (60} days.
However the right of determination of the lease shall be exercised
by the lessor only with the prior written approval and
concurrence of Public Financial Institutions/Corpomations and
nationatised banks in whose favour the demised premises may be
mortgaged, charged, hypothecated or secured. Further in such
event, the said Public Financial Institutions/Corporations and
nationalised banks shall be at liberty and not under any obligation
to remedy such breaches on the part of the lessee, in which case
the lease shall not be determined and the financial institutions
will be entitled to enforce their mortgage/charge/hypothecation
on the demised premises and the additional constructions and
buildings.

11. CONSEQUENCES OF TERMINATION:- -

1.1 Upon expiry of this Agreement by efflux of time or its earlier

- determination under the provisions hereof, the Lessee shall

remove itself along with its siaff, employees and belongings and

handover the said Leased Property to the Lessor in the same

condition as provided under these presents, save and except

reasonable wear and tear caused by the removal of the furniture,

fittings and fixtures simultancously with the Lessor refunding the

) Security Deposit if any by Pay Order subject to the deduction of
T 4'“};" . ol owstanding dues payable by the Lesses as per this agreement.

WOt
e 3 1 n the event of expiry or early determination of this Agreement, if
o B, s e ¢ Lessee fails and neglects to hand over vacant and peaceful
| Disr. Ghariabod [U -:JI ssession of the Leased Property then and in that event, it is
v Hegd Mo, 10711 }
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expressly agreed by and between the Parties that the Lessee shall
be bound and liable to pay an amount of INR 50,000/- (Rupees
Fifty Thousand Only) per day 1o the Lessor as compensation for
wrongful use and occupation of the Leased Property for the
period of such occupation until the date on which the Lessee
removes all its belongings and goods from the Leased Property
and vacates and handover the same to the Lessor as provided
herein.

12. ACCESS

121 The Lessee, and its employees, agents and invitees shall be
permitted unimpeded use and occupation of the Leased Property
during the period of the Lease. without any obstruction, eviction,
interruption and/or disturbance, claim and demand whatsoever by
the Lessor or any person or persons lawfully or equitably
claiming by, from, under or in trust for any of them,

122 The Lessee, including its officers, employees, associates,
customers, visitors, service providérs, contractors, dealers,
agents, invitees and all other connected with the Lessee, shall,
from the date of execution of this Agreement, have the full right
of access to the Leased Property as well as use of all common
areas, including the entrance, driveway, reception. corridors,
elevators, elc., for ingress and egress at no extra cost.

13. LESSEE'S COVENANTS

13.1  The Lessee, to the intenmt that the obligations may continue
throughout the term of this Lease, hereby covenants with the
. Lessor as follows:-

13.1.1 That the Lessee shall be responsible for the entire financial
obligation created over the property lowards any lending
institution or towards any other financial or operational
creditors pertaining to the development or operation of the

3 ;\;;_‘; 4 property. s

R {l["tlé\l_\_z To observe and p:ﬁnrm all the 1terms, andmuns.
. covenanis and provisions of the Lease required to be

* observed and performed by the Lessee,
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13.1.3 To regularly pay the Lessce Rent and all amounts payable
under this Agreement at the time and in the manner
aforesaid.

13.14 To pay and discharge the charges for electricity and water
consumed in the Leased Property and all other charges as
sel out hereinabove.

13.1.5 To use the Leased Property for the purpose of running a
hotel and / or resort or such ancillary activity.

1316 Not o do or suffer to be done in the Leased Property any
act, deed, matter or thing which may cause or is likely to
cause nuisance or annoyance to the occupicrs of the
Building or the occupiers of the neighbouring Property.

13.1.7 At the expiration or earlier termination of this Lease. to
leave the Leased Property in good tenantable state and
condition, [normal wear and tear excepted] without any
reinstatement being required. The Lessee shall have the
right to remove/ relocate any and all improvements/
equipments installed by the Lessee,

13.1.8 To permit the Lessar, its representative and/or agents after
receipt of at least 24 hours prior written notice cxcept in
case of emergency, to enter into the Leased Property
during working hours for the purpose of Inspection of the
Leased Property, subject to such representative andior
agent is accompanied by the representative of the Lesspe.
However both Lessor and Lessee agree that no
photography and copying of any documents from the
Leased Property shall be gllowed during such inspection
for confidentiality reasons.

13.1.9 Not to hold the Lessor responsible or liable for any loss or
damage suffered by the Lessee on account of destruction
caused to or in the said Property or to any property

o brought by the Lessee in the said Property either by fire,
~TA 4? T, accident, thefl or otherwise or by any act of omission on
i =

\,J—“\ the part of the occupants of the other Property in the said
7 @ 4\ Building

| D -:..."--';5!":'[1")3.1 0 Not to do or permit to be done upon the said Property
Y L35 112019 :,}l | anything which may be or become a nuisance to the
| Sl immﬁ P‘Iﬂ"l_ Llﬂ.

i |

L OF _ﬁ.“Fm Sikka Promoteis Pvt. Lid. Eaor Real
= r

y I A Auth. Signatory

Authortsed Signstary



Lessor or the other occupiers of the said Property or 1o any
of the neighbouring Property or which may prejudicially
affect the rights of the Lessor.

13.1.11 The Lessee shall not keep or store in or upon the Unit or
the said Property or any part thereof any goods of
hazardous, inflammable, combustible or explosive namre
which are not permissible in law. The Lessee shall not do
or allow to be done in or around or upon the said Property
any act or omission, by which any policy of insurance
taken by the Lessor, in respect of the Building may
become void or voidable or whereby the premium payable
in respect thereof may be increased.

13.1.12 To perform and observe strictly the provisions hercof and
also the laws for the time being in force and also the rules
and regulations and bye-laws of the society as and when
formed and applicable to the said Building.

13.1.13 Not to claim tenancy rights or any other right, higher than
the limited Lease right to use and occupy the sald Leased
Property during the Lease Period,

13.1.14 To indemnify the Lessor against any loss or damage that
may be suffered as a result of breach of any of the
provisions herein contained or otherwise due o any act or
conduct of the Lessee, its stufl, employees, servants and
agents leading to breach of the provisions hereof or of law
or of the rules and regulations and bye-laws of the society
or body regulating the Building, as may be in force for the
time being and from time to time.

13.1.15 To remove itself from the said Property with its entire staff
and employees and all its belongings except reasonable
wear and tear and leaving the same in the hands of the
Lessor without any objection or obstruction on the expiry
or earlier termination of this Lease, subject to Lessor

o refunding the Security Deposit amount simultaneously.
‘:htr}_d_.'"—"‘h:!'__fi . . . )
i 13.1'46 The Lessee shall indemnify and keep indemnified the
/ Biidloban \Lessor, from and against all claims, demands, actions,
® pl L:E!I.'al;'ff;!l ceedings, expenses, losses and damages which the
"D\ Repd Ha 10711, / Lessor, may suffer / incur in respect of the said Property
o) Valud u.ﬁ‘yf o non-payment of the statuwtory tax liabilities,
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payments of any nature arising out of its business in the
said Property or otherwise payable by the Lessee in terms
of these presents and/or which sre attributable to any act
of commission or omission on the part of the Lessee,
persons authorised by it, its employees, staff, agents, etc.

13.1.17 The Lessee shall procure and obtain at its responsibility,

costs, charges and expenses, all the permissions, approvals
and consents required from any statutory, local or public
body or authority to conduct its business in the said
Property and will duly observe, comply with and abide by
the same.

13.1.18 The Lessee at its own risk shall keep all its equipments,

installations, goods, belongings and all assets lying and
being in the sajid Property, adequately insured, at its own
cost against theft, fire, riots, civil commotions, attacks,
war risks, terrorist attack, etc., including third party risks
and take out a comprehensive all risk insurance policy and
pay regular premium in respect of the same.

13.1.19 The Lessee cannot sublet, the said Property, any pan

thereol to any person or persons without the previous
written consent of the Lessor. However, the Lessee will be
entitled to share portions of the Leased Property with its
afTiliates, subsidiary and group companies, with the prior
written intimation to the Lessor. However, the Lessee
alone shall at all times be responsible to the Lessor for the
due performance of all terms and conditions under this
Agreement.

13.1.20 The Lessee undertakes to provide identity cards 1o all its

employee, representative, stafT etc,

——.13.1.21 The Lessee undertakes and affirms that the Lessee shall be
~1A {?“L liable to make the per month instalments of the Loan
: <7 \mentioned hereinabove availed for the said property from
riental Bank of Commerce or any other Financial

stitution in future,

'S COVENANTS
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The Lessor, with the intént that the obligations shall continue
throughout the term of this Agreement, hereby covenants with the
Lassee as under:-

i.1  On the Lessee paying the Lease Rent hereby reserved and other
amounts payable pursvant to the provisions of this Lease, the
Lessee shall be provided 24 hours uninterrupted and continuous
access on all days and allowed o peacefully use and enjoy the
Leased Froperty and every part thereof during the term of the
Lease, without any interference from the Lessor or any persoa
claiming under, through or in trust for the Lessor subject to all
regulatory permission if any to be obtained by the Lessee.

t4.1  To discuss with and use best endeavours to cooperate with the
Lessee on specific responses from the building management to
security measures that would be implemented during periods of
high threat and not just &8s a matter of course. This would slso
extend to details of the response in cases of natural disaster or
extreme weather. 2

¥ .

142 To incorporate suggestions from the Lessee's security team if
Feasible and not involving any financial liability to the Lessorand
not disturbing the use and occupation of the other Property in the
said Building,

143 To provide reasonable security controls by way of manned
security guards and CCTV cameras in the Building,

144 To permit the Lessee to fit out the Leased Property and to put up
cabins, workstations, temporary partitions, appliances in the
Leased Property, at the Lessee's own risk, cost and expenses and
subject to complying with all the rules and regulations of the
Building Manual and due aspproval/s if any required from the
concerned anthorities Lo be obtained by the Lessee.

‘ﬁ#ﬁ“ 1he Lessor shall ensure all repairs and maintenance of all

| on property including Building structure andstructural

_ "e':rf“ to the Leased Property, if required, including but not
' DR Rmivgd to any repairs and maintenance required to be carried out
% = I_J__::; fﬁ_ﬁp] gct of the external walls, windows,exterior waterproofing,
\ - wugt b 1011804 sl pther services, amenities, security and facilities relating to
(WAL, atise23idl 28 vmmon areas within the BuildingProperty which are

k‘*{}%"— ided by the landlord or for the common use or benefit, It is
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further clarificd that the Lessee shall not be liable for any charges
or expenses incurred in respect of the aforesaid.

146 To assist and co-operate with the Lessee, and shall sign all
relevant documents and applications necessary in order to obtain
any and all necessary permissions/approvals from any and all
statutory bodies, municipality for the use of the Leased Property
as may be required under law but not limited to any permissions
that may be required by the Lessee under law for the installation
of Dishes /| Antenna and any other communication equipment,
that the Lessee may choose to install subject to prior written
permission from the Lessor. More specifically the Lessor shall
assist the Lessee in obtaining statutory permission for the
Lessee’s use and give its No Objection where ever necessary.

147 To provide disabled access and other facilities within the
Building.

148 'The Lessor has already provided toilets for Labour/Workers..

149  The Lessee shall in its own name be permitted to apply for
telephone connections to be installed in the Leased Property and
the Lessor shall co-operate and sign all documentation and papers
as required under law.

14.10 To indemnify end keep indemnified the Lessee of, from and
against all actions, suits and proceedings and all costs, charges,
expenses, losses and damages which may be incurred or suffered
or caused to or sustained by the Lessee by reason of any defect in
title of the Lessor in relation to the Leased Property.

14.41  The Lessor shall not, ner its staff, employees, servants, agents or
representatives do or omit to do anything whereby the right of the

Lessee 1o use, occupy and enjoy the said Leased Property or any

part thereof in terms of this Agreement is in any manner
adversely affected. The Lessor shall indemnify the Lessee from
- @ny Bacts, omissions, negligence, agent or contractors of the
_ Q’L f_i__ﬁ’l djord  during the inspection of the Leased lepl:rt:.-' and/or
. img out the Repairs, for the reason nol sttributable to the

i LA : ';"{ II'|-I_l i
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The Lessor hereby represents and warrants that:

151 The Lessor as the owner of the Leased Property has a clear and
marketable title w the Leased Property. The Lessor has not
further encumbered, mortgaged or assigned, in any manner
whatsoever its right, title and interest in the Property other thay
the mortgage created by the Lessor for the said property in favour
of Oriental Bank of Commerce,

152 The Lessor hereby declares that all rates, taxes, levies and other
outgoings which are due and payable in respect of the Leased
Property have been paid by the Lessor up to the date of this
Agreement and shall repeat such warranty with respect to the
period upto the Lease Commencement Date only.

153 The Lessor represents and warrants to the other that all approvals,
consents and permissions as are required for entering into this
Agreement have been obtained and that the person who has
signed this Agreement on their behalf has been duly authorized
and empowered to do so; .

L

154 The Leased Property is not the subject of any existing, perceived
or threatened or anticipated litigation or claims of any nature
whatsoever, made by any party, including claims by any
government authority or regulatory body.

155 The Building and the Property is not subject 1o any acquisition
proceedings from the Government,

156 The Leased Property conform in all respects with all applicable
Aaws, including laws relating o land use, building regulations,

fire safety, property taxes. The Lessor also covenants that it shall,

al its sole cost and expense, comply with all future laws that may

require structural modifications or other improvements to be
carried out to the Leased Property

157  The Lessor confirms that it has complied with all the applicable
454 laws in force pertaining to the construction of the Building and
F Leased Property and has procured all Leases and permissions
Eg from time to time with respect to the Lease of the

(=9

perty. The Lessor shall not do any act, matter or thing

r} .I'T|| =
| SN ould “or might constitute a breach of any orders,
T gns and bye-laws (siatutory or otherwise) made by the
“r_")‘:T _,? ent or statutory authorities from time to time and in the
% |I"-‘-1_. ) = +
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cvent the Lessee incurs any direct or indirect loss or damage by
reason of any failure on the part of the Lessor to procure the
necessary approval or to comply with any law for construction of
the Leased Property, the Lessor shall indemnify and compensale
the Lessee for such loss or damage.

158 The Lessor shall ensure that no building regulation or rules
prohibits or prevents the Lessee from using the Leased Property
as agreed in this Agreement, and further that the Lessor shall not
adopt any building regulations and bye-laws (statutory or
otherwise) which would in any way prevent/obstruct the Lessee
in using the Leased Property as agreed in this Agreement. The
Lessor has represented that there is no pending litigation with
respect o the Leased Property which prevents / obstruct the
Lessee in using the Leased Property as agreed in this Agreement.

158  The Lessor is a company in good standing under the laws of India
and there are no perceived or threatened winding up proceedings
against the Lessor, nor is there any likelihood of insolvency or
bankruptey of the Lessor, ' y

: LY

1510 On the Lease Commencement Date for Leased Property, the
Leased Property shall be in a condition fit for occupation and
commercial use by the Lessee and that the Occupation
Certilicatewith respect to the Leased Property shall have been
obtained by the Lessor and a copy thereof has been given to the
Lessee.

13.11 The Lessor recognizes and accepts that any inaccuracy,
misrepresentation, deviation or failure of the representations and
~warranties herein which will prevent the Lessee from peaceful
of Leased Property shall constitute a material default under this

Agreement,

The Lessee shall not without the previous consent of the lessor

_ transfer, assign, under let or part with the possession of the

; 0*"!_ flli?.’l' d property.or any  part thereof. Provided, however that
/5.7 odtsseg is hereby expressly permitted to mortgage the demised
[ oﬁ: 3 cluding the additional buildings and constructions that
(3| P o scted or made by the lesses over and above the existing

'\“'ﬁ”_-'ru _'-:- consiructions in favour of Public Financial
Qopl s phis/ and banks as security for loans and other financial
o .

———asigtnce that might be granted by them or any of them to the
Essct with full right and liberty o the sald financial institutions
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and banks to realize their dues from the demised premises
including additional buildings by transfer of lease of the same by
enforcement of such morigage of the securities in terms of loan
documents or otherwise in accordance with law without any
obstructions or hindrances whatsoever from the Lessor and
without any special consent or permission of the lessors. ’

Lessor agrees to morigage its fiee hold right in the land in favour
of the lender.

13.12 Notwithstanding anvthing to the contrary contained in this
agreement, it is hereby expressly agreed to by the Lessor that in
the event of the financial institutions’ banks exercising their
option to enforce their rights as mortgagee/s, the lessor shall
recognize such third party transferee as the lessee on the same
very existing terms and conditions of lease for the unexpired
period of lease except the monthly lease rent to be reviewed on
expiry of the tenure, in light with prevailing market rates duly
acceplable to the lessor and lessee,

Lt

16, INSURANCE

16.1  The Leased Property shall be in good condition and capable of
being fully covered by insurance und the Lessor shall ensure at all
times during the Lease that the Leases keeps the said Building,
insured against any siructural damage, damage by fire,
earthquake, riots, terrorist attacks and other risks at its own cost
for the entire value of the said Building as per IRDA guidelines.

Such insurance shall be a general all risks insurance that would
be expected to be obtained in respect of a high quality
commercial facility and shall cover costs entailed for
reconstruction or renovation of the Building or any part thereof,

162 It is agreed that the Lessce shall, during the term of the Lease
Period, keep all its equipments, goods, belongings and all assets
lying in the Leased Property adequately insured.

STRUCTION

any time during the terms of this Lease, the Leased Property
tompletely destroyved or damaged due to an‘event of Act of
d/Nature (“Force Majenre” ) and permanently becomes unfit
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for occupation and use which cannot be reinstated then in that
evenl, notwithstanding anything contrary contgined in this
Agreement it shall be the option of the Lessee to terminate the
Lease hereby granted forthwith by giving to the Lessor a notice
of 7 days in writing in this behalf and upon expiry of 7 days as
aforesaid all the consequences of termination provided under this
Agreement shall follow, The Parties agree that until such time as
the Lessec has not exercised its option (0 terminate this
Agreement under this clause, the Lessee shall have the right,
without any liability, 1o cease making any paymenis due to the
Lessor under the terms of this Agreement.

172 In any other condition/situation (other than stated hereinabove)
not attributable directly and indirectly to the Lessee due to which
it becomes impossible for the Lessee 1o use and occupy the
Leased Property for a continuous period of 60 days during which
is the Lessor is unable 1o reinstate the Leased Property for
peaceful use and occupation thereof then after the expiry of 60
days Lessee shall have the option 1o terminate this Agreement by
giving 7 days notice to the Lessor and' upon expiry of the period
of 7 days as aforesaid all the conse . of expiry/
termination/ earlier determination hereof shall follow,

173 It is hereby agreed between the Parties that in the event of Force
Majeure in which it is possible to have the reinstatement of the
Leased Property or the Lessor successfully reinstates the Leased
Property; the Lessee will not be expected to meet, either directly
or via any service charge, the cost of remedying any structural
defects in the Buildingand the Lessor shall undertake any such
repairs at its own expenses and &t no cost to the Lessee, Also, no

- capital expenditure towards the Building can be passed through to
the Lessee by way of aservice charge or otherwise,

18.  ASSIGNMENT

181 Al any time during the Lease Period, the Lessee shall be

fﬂ:_“ pr:rmmnd to share a part of the Leased Property with its
|Jmh:3.'.-':1 subsidiaries and group numpumth, sub_;tcl to the Lessee

f-%'-/ Gl?h—\-ﬂ informing about the same to the Lessor in writing in that behalf

0 such occupation.

2t Gl J i |
1\ ,’_,,. |' 82 2! ekl l,u event the Lessor decides 1o assign the benefits/ rights/
'::'1 ' . ions under this Agreement in respect of the Leased
r'l,r.;- o perty to any other third party/ creditor/parties’ entity or

. ¥
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person, then the Lessor shall ¢nsure that such assignee agrees lo
be bound by the terms and conditions contained herein in respect

of the Leased Property and such assignment shall be subject to
this Agreement,

18.3 Lessee shall be permitted to assign the leasehold rights under this
agreement to any bank/ financial institution as security 1o avail
the credit facilities from them.

19.  TRANSFER / DISPOSAL OF LEASED PROPERTY BY
LESSOR

19.1  The Lessor may during the Lease Period sellall ar any of the
Leased Property with reference to the Lessee and without
adversely affecting the rights of the Lessee to the Leased
Property under this Agreement. The Lessor shall cause the
purchaser in writing to recognize the Lease granted under this
Agreement and to acknowledge in writing the rights of the Lesses
to continue to use and occupy the Leased Property in accordance
with the terms of this Agreement. Y -

192 Any such transfer or disposition of the Leased Property shall not
be to any company! entity which is in direct competition with the
Lessee,

19.3  The said sale and/or transfer 1o such third party/ parties shall be
subject Lo the terms of this Agreement entered in respect of the
Leased Property and it is hereby further agreed berween the
Parties that the Lessor shall ensure to execute o ri-party
“agreement between the Parties hereto and such third party in
respect of the subsistence of this Agreement.

184 TIME IS THE ESSENCE
The Lessor and the Lessee herehy agree that in respect of
obligations undertaken by cach of them under this Agreement,
time is of the cssence.

ARBITRATION AND JURISDICTION

All questions, disputes, differences and claims whatsoever which
shell at any time arise between the parties hereto or their
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21.

21.1

respective representatives or any of them touching or concerning
this Agreement and all other documents in pursuance hereof or
the construction, meaning, operation or effect thereof or of any
clause herein contained or as 1o the rights, duties, obligations or
ligbilities of the parties hereto respectively or their respective
representatives or any of them under or by virtue of this
Agreement or otherwise or touching the subject matter hercof or
arising out of or in relation thereto shall be referred to Arbitration
in accordance with the provisions of the Arbitration and
Conciliation Act, 19% as amended from time to time, Such
arbitration proceedings will take place in Bareilvonly and shall be
subject to the jurisdiction of the Courts in U.P. only.

GENERAL

Any notice or other communication of like nature that may be
given by one Party o the other shall always be in writing and
shall be served by hand delivery duly scknowledged or sent by
Registered Post with acknowledgement duc and by no other
mode at the respective addresses set out herein below or at such
other address as may be subsequently intimateéd by one Party o
the other in writing as set out herein. Any such communication
shall be deemed to have been served when sent by Registered
Post when the same is actually received by the addressee. There
shall be deemed acceptance of the communication in case of
refusal / evasion of service of the communication,

LESSOR ; Mr. Gurinder Singh Sikka
Address 1 C-23, Preet Vihar, Shakarpur, East Delhi, Delhi
Attention : Mr. Gurinder Singh Sikka
LESSEE : Mr. Harvinder Singh Sikka
Address : C-23, Preet Vibar, Shakarpur.East Dethi, Delhi
Attention  : Mr. Harvinder Singh Sikka

Any change in the address of any Party shall be given in the same
manner provided for in this clause.

 STAMP DUTY AND LEGAL COSTS
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The stamp duty , registration charges for registration of this
document shall be borne and paid by Lessee alone. Original of
this agreement shall be kept by the Lessee and the duplicate shall
be held by the Lessor. Each Party shall bear its own Jegal costs,

23.  ENTIRE AGREEMENT :

This Agreement constitutes the entire agreement between the
Parties hereto with reference to the Lease of the Leased Property
and supersedes all prior letters, writings, documents ete, in this
regard.

4. AMENDMENTS

No additions, altcrations or amendments to any of the terms,
conditions and provisions mentioned herein, shall be valid,
operative, effective, binding upon or enforceable against any of
the Parties hereto unless the same are recorded in writing and
signed by the Parties hereto, '

=
- =
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25. HEADINGS

The headings herein are given for the sake of convenience and
case of reference only and they do not in any way govern or
affect the interpretation or meaning thereof of the respective
clauses.

26. SEVERABILITY

‘Should any clause or part of any clause within this Agreement be

rendered void, illegal, invalid or unenforceable for any reason by

any Court of law of competent jurisdiction, such provision shall

be modified to the extent possible to make it enforceable in such
circumstances and any other circumstances, and, whether or not

- such modification is possible, any such invalidity, illegality or
=——2x«  unenforceability shall not render void or illegal or invalid or
ahh nforceable any other clause or provision of a clause in this

une
[ Y vl ‘hA'FIu:mcm.
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(énhl'n forbearance, relaxation or inaction by any Party &t any time to
require the performance of any provision of this Agreement shall
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in any way affect, diminish or prejudice the right of such Party to
require the performance of that or any other provision of this
Agreement or be considered 1o be a waiver of any right, unless
specifically agreed in writing,

28. GOVERNING LAW
This Agreement shall be governed by the laws of India.

29, JURSIDICTION

This Agreement shall be subject to the jurisdiction of the
competent court's in Uttar Pradesh only,

SCHEDULE "A"

All that entire Land, building and appurtenant thereto to the plot no as
under:-

CP-3, Lohia Vihar, Bareilly, U.P. : .

L

SCHEDULE "B" OF MOVABLE ASSETS PROVIDED BY THE
LESSOR:-

In addition o land and building the lessor shall provide movable assets
apartment tereto, A separate inventory of the same shall be jointly taken
and handed over to the lessee before the fease commencement date. No
additional lease rent shall be paid by the lessee for these assets, Tents
shall not be provided by the lessor and the lessee will bear its cost on
their own,

AN WITNESS WHEREOF the Parties hereto have hereunto set and
subscribed their respective hands and seals the day, month and year first

hereinabove written:
W

'SIGNED AND DELIVERED BY
For Redl Vinual Works Put | ta
* by the within-named “Lessors™ '
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M. Gurinder Singh Sikka
For Sikka Promolers Ful Uid

In the presence of r

Mame:

Address:

SIGNED AND DELIVERED BY

by the within-named “Liessee”

Mr. Harvinder Singh Si " Lo,
larvinder Singh Sikka cor Real W Pt

In the prezence of
Name:

Address; ATTEETED
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