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LEASE DEED
This Lease Deed (“Deed” or “Lease”) is executed at [Insert name of the City] on this [Insert Date] (“Execution Date”).

BY

[●], a company incorporated under the laws of India, having its registered office at [●] and represented herein by [●], (hereinafter together referred to as the LESSOR, which expression will, unless repugnant to the subject or context thereof, mean and include its successors, legal heirs and assigns) of the ONE PART;
AND 

[●], a company incorporated under the laws of India, having its registered office at [●], India and represented herein by [●] (hereinafter referred to as the LESSEE, which expression will, unless repugnant to the subject or context thereof, mean and include its successors and assigns) of the OTHER PART.

(In this Deed, the LESSOR and LESSEE may individually be referred to as “Party” and collectively referred to as “Parties”)

WHEREAS the LESSOR is engaged in the business of [●].

WHEREAS the LESSOR is the owner of the property bearing [Insert the Address of the Property], details of which are set out in Schedule A (“Schedule Property”).
WHEREAS the LESSOR has constructed on the Schedule Property, a commercial building named “[●]” consisting of two basements, a ground floor, five additional floors and a multipurpose terrace (“Building”). 

WHEREAS the LESSOR intends to retain for its use and occupation the entire [●] floor and a portion of the upper basement in the Building for car parking, excluding the car parking spaces offered to the LESSEE hereunder. 
WHEREAS the LESSOR hereby has offered for lease a super built up area of [●] square feet in the ground, second, third and the fourth floors (along with multipurpose terrace area and [●] car parks in the lower basement and [●] car parks in the upper basement) of the Building to the LESSEE, the details of which are more fully described and set out in Schedule B (“Demised Property”). 
WHEREAS the LESSEE desires to take on lease the Demised Property in the Building subject to the terms and conditions hereinafter set out.

NOW THIS LEASE DEED WITNESSES AS FOLLOWS:

1. GRANT OF LEASE 

1.1. In consideration of the Lease Consideration (defined below) hereby reserved and to be paid and certain covenants and obligations to be performed and/or observed by the LESSEE and the LESSOR, the LESSOR hereby grants on lease to the LESSEE and the LESSEE hereby accepts on lease from the LESSOR the Demised Property (“Lease”). The Lease of the Demised Property shall commence on the Execution Date.  The LESSEE shall be liable to pay the total monthly charges mentioned under Clause 4.1.1 (as such charges may be discounted under Clause 4.1.2), 4.1.3 and 4.1.4 (hereafter “Lease Consideration”) commencing on the Rent Commencement Date (defined below). 
2. DELIVERY OF POSSESSION, FIT OUT PERIOD AND PURPOSE OF LEASE

1.2. Effective as of the Execution Date, the LESSOR has handed over the possession of the Demised Property along with [●] car parking spaces (in the designated area of the basements) to the LESSEE so as to enable the LESSEE to carry out the interior and fitment work and commence occupation at the earliest possible time. However, the date of actual occupation by the LESSEE shall not affect or alter the Rent Commencement Date (as Defined in Clause 4 below). 
1.3. Commencing on the Execution Date, the LESSOR shall permit the LESSEE to enter and have continued access to the Demised Property for the purpose of carrying out the fit-outs and the interior work in the Demised Property. The LESSEE shall be permitted access during all hours to the Demised Property in order to enable the LESSEE to commence and complete the fit-outs and other interior work.  LESSEE shall conduct (or cause to be conducted) the fit-outs and other interior work in a commercially reasonable manner.
1.4. The Lease has been granted to the LESSEE for the purpose of carrying on business in the area of electronic games, social media, information technology, software development and related services, and activities typical to companies involved in the area of information technology development and services.  The terrace area shall be used by the LESSEE for the purpose of establishing and maintaining a cafeteria which is meant solely for the use of the LESSEE’s employees and personnel. 
3. TERM OF LEASE, LOCK-IN AND RENEWAL
1.5. TERM: The Lease of the Demised Property shall be for a period of [●] years from the Execution Date (hereafter “Lease Period”) subject to renewal as provided under Clause 3.4 below. 
1.6. LOCK-IN: There shall be an initial lock-in period for the first  [●] years of the Lease Period (“Lock-in”), during which the LESSEE shall not be entitled to terminate this Deed for any reason whatsoever, except as mentioned in Clause 15.2.  The Lock-in shall however be subject to Clause 3.3 below. 

1.7. SURRENDER OF PORTION: Notwithstanding the Lock-in set out in Clause 3.2 above, in the event of non-occupancy by the LESSEE of the Building space forming the second floor or second floor and third floor, the LESSEE shall have the right to surrender either the entire second floor or both the second and third floors (in their entirety) of the Building (being part of the Demised Property) immediately upon the expiry of twenty-four (24) months from the Execution Date, subject however that the LESSEE shall send a written notice to the LESSOR at least ninety (90) days prior to expiry of twenty-four (24) months of its intention to surrender such portion of the Demised Property.  Upon any such surrender, the LESSEE shall simultaneously repay to the LESSOR the difference between the actual Lease Consideration (calculated at the rate mentioned in Clause 4.1.1) and the discounted rental amount paid by the LESSEE during the Initial Discount Period (defined below) as set out under Clause 4.1.2. The lessee shall at the time of surrender of such portion of the Demised Property also surrender a proportionate number of car parking spaces and terrace space, and the LESSOR shall refund a proportionate portion of the Security Deposit as follows:

(a) Upon surrender of entire [●] floor only, the LESSEE shall simultaneously surrender [●] car parking spaces and [●] sq. ft of terrace area, and accordingly, the LESSOR shall refund Rs. [●] (Indian Rupees [●] only) out the total Security Deposit; or

(b) Upon surrender of both of the second floor and third floor in their entirety, the LESSEE shall surrender along with  [●] car parking spaces and [●] sq feet of terrace area, and accordingly, the LESSOR shall refund Rs. [●] (Rupees [●] only) out the total Security Deposit.  
Subject to the LESSEE providing the written notice of surrender as mentioned above, the LESSOR shall be liable to refund such portion of the Security Deposit mentioned in this Clause 3.3 simultaneously with the LESSEE surrendering the portion of the Demised Property being either the entire second floor or both the second and third floor (in their entirety) along with the amount of discount availed as mentioned in this clause (calculated at the rate mentioned in Clause 4.1.2 below) and subject to LESSEE providing the written notice expressing its intention to surrender as set out above in this clause.  However, any portion of the Security Deposit being refunded shall be subject to any deductions to be made, either on account of damage (except any normal wear and tear) to the portion of the Demised Premises being surrendered or any rental or charges outstanding and payable by the LESSEE.  
1.8. RENEWAL: Upon the expiry of the Lease Period, subject to the LESSEE not having committed any breach of the Agreement, LESSEE shall have an irrevocable right to renew the term of Lease of the Demised Property for a further period of five (5) years (“First Renewal Period”) in accordance with the terms contained herein. In the event the LESSEE intends to renew the Lease for the First Renewal Period, the LESSEE shall give a notice in writing to the LESSOR of such intent at least six (6) months prior to expiry of the Lease Period (“Renewal Notice”). Failure to provide such Renewal Notice within the time period mentioned herein shall result in the LESSOR not being obligated to renew the term of the Lease, and upon receipt of any late Renewal Notice from LESSEE, the LESSOR may, at its own and sole discretion, agree to a renewal of the term of the Lease.  In the event of any such renewal of the term of the Lease, it is agreed that all the terms on this Deed  shall be applicable (except the Lock-in), including the terms of enhancement of Lease Consideration as set out in Clause 4 and in addition, the sharing of taxes as set out in Clause 12.4 shall become applicable.  The LESSEE shall be entitled to seek a renewal for a further term of five (5) years subsequent to the completion of the First Renewal Period (“Second Renewal Period”) by providing LESSOR with a Renewal Notice atleast six (6) months prior to expiry of the First Renewal Period.  However, in the event of such a renewal for a Second Renewal Period, the Parties shall mutually agree upon the terms and condition of the Lease and for such purpose the Parties shall execute a fresh lease deed. 

4. CONSIDERATION
1.9.  The LESSEE shall pay the Lease Consideration payable, on a monthly basis, during the Lease Period in the manner provided below:
4.1.1. MONTHLY RENTAL CHARGES: LESSEE shall be liable to pay and shall commence paying the monthly rental for the Demised Property upon (1) the expiry of thirty (30) days from the Execution Date or (2) after the handing over of the Demised Property by the LESSOR, subject to the LESSOR and the LESSEE duly fulfilling their respective obligations under Clause 7.1. & 7.2 of the Deed, whichever is later (unless such obligations are unable to be fulfilled due to fault attributable to the LESSEE, in which case liability to Lease Consideration will commence upon expiry of thirty (30) days from the Execution Date) (“Rent Commencement Date”). The monthly rental shall be payable at the rate of Rs. [●] per square foot in respect of the Demised Property, and Rs. 30 per square foot in respect of the terrace area comprising of [●] square feet, [●] basement car parking areas at Rs. [●]/- per car park per month allocated for the exclusive use of the LESSEE during the Lease Period, as the same may be extended in accordance with terms set forth in this Lease. The total monthly rental payable by the LESSEE, excluding the other charges mentioned in this Clause 4, shall be Rs. [●]/- (Rupees [●] only) and shall be subject to the initial discount set out in Clause 4.1.2 below, annual escalation as mentioned in Clause 4.4 below and proportionate reduction in the event of surrender of any portion of the Demised Property as set out in Clause 3.3 above. The Lease Consideration payable shall be subject to deduction of applicable withholding taxes as prescribed under the Indian Income Tax Act 1961, except and unless if the LESSEE provides the withholding tax exemption certificate. Where any withholding tax is deducted, the LESSEE shall be responsible to issue withholding tax certificates in the manner and time frame prescribed under the Indian Income Tax Act 1961 for having effected the deductions.     
4.1.2. INITIAL DISCOUNT: In respect of the rent payable on the second floor comprising of [●] square feet of space and the third floor consisting of [●] square feet of space, the LESSEE shall be given an initial discount of 50% on the actual rent per square foot price of Rs. [●] for each of the second floor and the third floor for a period of five (5) months starting from the first (1st) month post the Rent Commencement Date (“Initial Discount Period”) until the end of fifth (5th) month post the Rent Commencement Date. Upon completion of the Initial Discount Period, the LESSEE shall be liable to pay the monthly rental as per the rates set out in Clause 4.1.1 above and subject to escalation as mentioned in Clause 4.4 below. Further, the discount of Rs. [●]/- (Rupees [●] only) per each of the second and third floors provided to LESSEE during the Initial Discount Period shall become due and payable by the LESSEE simultaneously with the surrender of possession of either the entire second floor or both of the second and third floors (in their entirety) in the Building, as mentioned in Clause 3.3. 
4.1.3. CAR PARK CHARGES: The LESSEE shall be entitled to use [●] car parking spaces in the lower basement of the Building, for use of LESSEE at the rate of Rs. [●]/ per month for each car parking space. The car parking charges which are payable are included in the monthly rental amount set out in Clause 4.1.1 above. In case the LESSEE requires additional car parks, the LESSOR shall attempt to make available such additional required car park space in one of the basements for which the LESSEE shall pay car park charges to the LESSOR in accordance with the above mentioned rates. 
4.1.4. MAINTENANCE CHARGES: In addition to the payments mentioned above, the LESSEE shall pay maintenance charges at the rate of Rs. [●]/- (Rupees [●] only) per square foot of the Demised Property. However, the car parks and terrace area shall be excluded from the definition of the Demised Property for this calculation only. The maintenance amount shall be payable by the LESSEE to the LESSOR on a monthly basis and shall be paid along with the rental amount payable every month. The maintenance charges payable shall also be subject to the withholding taxes as applicable under the applicable laws, except and unless the LESSOR provides to the LESSEE the withholding tax exemption certificate.  Any service tax payable with respect to the maintenance charges shall be borne by the LESSEE and shall be paid in addition to and along with the maintenance charges deposited every month. 
4.1.5. UTILITY CHARGES: In addition to the Lease Consideration payable, the LESSEE shall be liable to pay charges for water and electricity consumption as set out under Clause 8.

4.1.6. TAXES: The Lease Consideration as set out above is exclusive of service tax, which shall additionally be borne by the LESSEE and paid to the LESSOR along with the Lease Consideration and other payments mentioned in this Clause 4. 
1.10. In consideration of payment of the rental amount mentioned above, the LESSEE shall have the right to use all the common areas and any and all common facilities and amenities in the Building, the details of which are set out in Schedule C. It is further clarified that, except as is otherwise expressly set forth herein to the contrary, the Lessee shall be liable to pay the monthly rental charges as mentioned above irrespective of whether the LESSEE has occupied all or any portion of the Demised Property or not.
1.11. RENT FREE PERIOD: A period of thirty (30) days starting from the Execution Date shall be considered as a rent free period in order for the LESSEE and LESSOR to carry out the interior work and fit outs as mentioned in Clause 2.2 and Clause 7.1 and 7.2 respectively. During such rent free period, the LESSEE shall not be liable to pay any monthly rental and maintenance charges other than the utility charges set out under Clause 8. It is however clarified that full Lease Consideration shall be payable immediately upon expiry of the thirty (30) day period, or after the handing over of the Demised Property by the LESSOR after duly fulfilling its obligations under clause 7.1. and 7.2 of the Deed, whichever is later (unless such obligations are unable to be fulfilled due to fault attributable to the LESSEE, in which case Lease Consideration shall be payable upon the expiry of such thirty (30) day period), irrespective of whether the LESSEE has completed the interior work and fit outs or not and irrespective of whether the LESSEE has or has not commenced occupation of all or any portion of the Demised Property. 
1.12. ESCALATION OF LEASE CONSIDERATION: There shall be an annual escalation in the Lease Consideration payable every month to the LESSOR, at the rate of [●] % per annum over the existing monthly Lease Consideration rate, without taking into account the discount availed during the Initial Discount Period. The escalation shall occur at the anniversary of each year starting from the Rent Commencement Date. For the purpose of calculating the escalation, the maintenance charges and utility charges shall not be considered. 
1.13. TIME PERIOD FOR PAYMENT OF LEASE CONSIDERATION: The LESSEE shall pay the Lease Consideration, (which includes the maintenance charges and car parking charges) that is payable every month, within seven (7) days of the LESSOR providing the invoice for the month with respect to which the Lease Consideration is payable or before the 7th day of the month in respect of which the Lease Consideration is payable, whichever is later. Further, the LESSEE shall be liable to reimburse the utility charges borne by the LESSOR (on behalf of the LESSEE), within seven (7) days of the LESSOR providing to the LESSEE the statements indicating the extent of consumption of water and electricity by the LESSEE. If there is a delay of more than ten (10) days in the payment of the Lease Consideration or the utility charges, the LESSOR will be entitled to interest at the rate of SBI Bench Mark Rate / PLR +3% per annum for the delayed period beyond ten (10) days. For such purpose, the LESSEE shall pay the Lease Consideration under this Lease Deed and utility charges by crediting such amount into the LESSOR’S designated bank account.
5. REFUNDABLE INTEREST FREE SECURITY DEPOSIT
1.14. The LESSEE has paid a total sum of Rs [●]/- (Rupees [●] only) as interest free refundable security deposit (“Security Deposit”) vide cheques dated [●] drawn on [●] bearing No. [●] in favor of the LESSOR. The LESSOR hereby acknowledges the receipt and sufficiency of such amount received towards Security Deposit, which has been calculated as ten (10) months of monthly rental charges on the Demised Property (inclusive of car parking charges). 
1.15. The Security Deposit is repayable at the time of the LESSEE surrendering the vacant possession of the Demised Property to the LESSOR or repayable as mentioned in Clause 3.3 in case of surrender of entire second floor or both of the second floor and third floor (in their entirety), after deducting the arrears of rent, damages (except to the extent of any normal wear and tear), electricity charges and water charges if any such amounts are payable from the LESSEE and outstanding at the time of LESSEE’s vacating the Demised Property.  In the event of a dispute between the LESSOR and LESSEE with respect to any portion of the Security Deposit to be refunded, the LESSOR shall, upon surrender of all or portion of the Demised Premises as mentioned herein, be liable to repay the undisputed amounts simultaneously upon surrender of vacant possession, subject to the LESSEE providing notice as mentioned in Clause 3.3 in case of surrender of a portion of the Demised Property or the LESSEE not having sent written notice for renewal of this Lease in case of termination of this Deed by way of a lapse of time. If and only in the event of a delay of more than ten (10) days in the payment of the undisputed portion of the Security Deposit, the LESSEE will be entitled to interest at the rate of SBI Bench Mark Rate / PLR +3% per annum for the delayed period beyond ten (10) days, and LESSEE may hold back handing over the possession of the Demised Property without any obligation to pay Lease Consideration and utility charges. 
In the event of a dispute regarding the amounts to be deducted from the Security Deposit repayable, the undisputed amount shall be returned by the LESSOR to the LESSEE and the disputed amount shall be retained by the LESSOR. With respect to the amount which is disputed, the LESSOR shall withhold payment of the same until resolution of the dispute by way of arbitration as set out under Clause 20.6.   

6. LESSOR ‘S REPRESENTATIONS AND WARRANTIES
The LESSOR hereby represents and warrants to the LESSEE:
1.16. That the LESSOR is the absolute owner of the Demised Property and is well seized of and/or otherwise has the right to lease the Demised Property and receive the Lease Consideration from the LESSEE.
1.17. Subject to what is stated in this Deed, there is no restriction, obligation or liability which prevents the LESSOR from (i) executing this Deed of Lease (ii) putting the LESSEE in possession of the Demised Property and which prevents the LESSEE from occupying, using and enjoying the Demised Property as a LESSEE in terms of this Lease Deed.
1.18. That the Building, of which the Demised Property is a portion thereof, has been constructed in accordance with all applicable laws, regulations and bye-laws and in accordance with the plan sanctioned by competent municipal and/or statutory authorities and that no notice, show of cause or otherwise, has been issued to it till date by any municipal, statutory or other authorities alleging violation of any applicable laws, regulations or building bye-laws.
1.19. That the Building has not been mortgaged to any other person and no third party has any right, title or interest of whatsoever nature in the Building or the Demised Property. 

1.20. That the LESSOR has not entered into any arrangement and/or agreement for the sale, lease, license, etc. in respect of the Demised Property or any part thereof and the same is free from all encumbrances, minor claims, litigation, attachments, acquisition or court proceedings or charges of any kind whatsoever.
1.21. There is no restraint or obstruction on the LESSEE using and/or occupying the Demised Property for the purpose for which the Lease is being granted either from the LESSOR and/or from anyone claiming under or through the LESSOR and/or their predecessors in title.
1.22. That all the taxes, cess, major repair charges, AMC cost towards air conditioning units, fire alarm systems, insurance for building and equipment forming part of the Building amenities as mentioned in Schedule C and other outgoings with regard to property as are payable by the LESSOR are paid up to date and that there is nothing due on the Demised Property.  Further the LESSOR undertakes to provide documentary evidence to the LESSEE annually, during the term of this Deed, for the payment of taxes, cesses, insurance for building and equipment and service agreements entered into for annual maintenance of the Building and equipments. 
1.23. The LESSOR has necessary approval from the pollution control board, and there is no pending audit or negative action against the LESSOR by the fire safety department. 
7. INTERIOR AND FIT-OUTS
1.24. The LESSOR shall carry out the following interior and fit-outs work for the LESSEE prior to the Rent Commencement Date: 
7.1.1. The flooring in the Terrace shall be re-done and replaced with clay tiles.
7.1.2. The LESSOR shall carry out one time painting of the interiors of the Demised Property and also the common areas of the Building using the same quality of paint material as currently existing in the Demised Property, subject however, that the paint color shall be as per the requirement of the LESSEE.

7.1.3. The LESSOR shall restore the toilets with such tiles, fixtures and fittings.
1.25. The LESSEE shall replace the flooring in the second floor, third floor and fourth floor with a combination of tiles, wood and carpeting. The LESSOR shall be liable to reimburse the LESSEE’s contractor for the costs incurred in carrying out such flooring work, subject however that the LESSOR shall not be obliged to reimburse any amounts in excess of Rs. [●]/- (Rupees [●] only) (inclusive of all applicable taxes) per square foot towards such floor replacement expenses. Any costs incurred by the LESSEE’s contractor in excess of the Rs. [●]/- per square foot shall be solely borne by the LESSEE.   
1.26. The LESSEE may at its own cost, take up ducting and related interior fit-out work with respect to providing air conditioning for the ground floor of the Building. 

1.27. The LESSEE may install a RF antenna on the roof of the Building, subject however that the antenna shall be placed on the rear side of the roof, such as not to affect the existing front façade of the Building in any manner. 

1.28. The LESSEE may further install and set-up a reception area in the ground floor, subject however, that in doing so, the LESSEE shall ensure not to obstruct the existing ingress and egress arrangement in the Building and shall further ensure not to affect the exterior appearance of the Building. 
8. UTILITIES

1.29. The LESSOR hereby agrees to provide power supply equivalent to at least 1 KVA per every 100 square feet of space taken on Lease by the LESSEE, for the use of the LESSEE.
1.30. The monthly electricity charges and any increase in the electricity charges payable to BESCOM shall be borne by the LESSEE and based on the consumption of electricity in the Demised Property. The charges shall be paid by the LESSEE to the LESSOR, which in-turn shall deposit such amount with BESCOM on behalf of the LESSEE. Separate meters have been provided for the benefit of the LESSEE with respect to the Demised Property for ease in measurement of electricity consumed in each floor and charges thereof. 
1.31. The LESSOR shall provide back-up power to the LESSEE through diesel generators installed by the LESSOR for such purpose. The LESSOR confirms availability of back-up power to the extent of 1 KVA per 100 sq ft of area leased to the LESSEE, which is adequate to provide 100% DG back-up.  The LESSEE shall be liable to pay the LESSOR for the cost of fuel consumed by the back-up power generator to be calculated based on the units of back-up power consumed by the LESSEE in respect of the Demised Property and the lower basement. Separate meters have been provided in order to measure the back-up power consumption by the LESEE in the Demised Property.
1.32. The LESSOR ensures adequate water supply and water storage facility.

1.33. The monthly water charges and any increase in the water charges payable to BWSSB shall be borne by the LESSEE and paid to the LESSOR. Further, any deposit that may be required to be made in this regard or for enhancement of water supply shall be borne exclusively by the LESSOR. The LESSOR shall arrange for alternative water supply from private sources, in the event the existing supply from BWSSB is not adequate. The LESSEE shall bear ninety percent (90%) of the charges payable to BWSSB and/or the actual cost incurred in sourcing the water from such third party/private sources. 
9 
MAINTENANCE 
1.34. Unless otherwise expressly set forth in this Lease, the LESSOR shall be responsible for the maintenance of the Building as follows: :
i) repairing any structural damages to the Building; 

ii) undertaking any damages or leakages with respect to the main plumbing lines or electrical lines in the Building; 

iii) maintenance of air conditioning equipment, DG Sets, elevators, electrical transformer, firefighting equipment;

iv) External security of the Building and for the common areas on 24X7 basis;

v) Cleaning and maintenance of common areas;

vi) Sewage maintenance; 

vii) External lighting and its maintenance; and
viii) General upkeep of the external portion of the Building. 

1.35. The LESSOR shall keep the common areas in good and clean condition. The LESSOR shall also ensure that all major structural repairs in relation to the Demised Property that may have to be carried out from time to time in order to repair leaks in the roof, corrosion of water pipes, defective sewage lines etc, are carried out promptly and to the reasonable and commercial extent possible.  The LESSOR shall endeavor to cause as little disturbance as possible to the peaceful possession and enjoyment of the Demised Property by the LESSEE. The LESSEE shall issue a written notice to the LESSOR intimating of any defect, damage or repair or other maintenance to be carried out. In the event of failure of the LESSOR to initiate necessary and commensurate action required to carry out such repair or such other maintenance work within ten (10) days of receipt of written notice from the LESSEE, the LESSEE may carry out such pending repairs or maintenance work and deduct the cost of such repairs from the Lease Consideration payable to the LESSOR. For such purpose, the LESSEE shall provide sufficient documentary evidence/proof as requested by the LESSOR to ascertain the costs incurred by the LESSEE towards carrying out such repair/maintenance work. Provided however that, if any major structural repairs are occasioned on account of negligence of the LESSEE, the LESSEE shall, at its own cost, carry out such repairs.

1.36. The LESSEE shall adhere to the current aesthetics of the Building and shall not carry out any alteration to the Demised Property which may spoil or negatively affect the current aesthetics of the Building. 

1.37. The LESSEE shall be solely and entirely responsible for the maintenance of the terrace which is allocated for the use of the LESSEE under this Deed.  The LESSOR shall have the right of access to the terrace area for inspection and routine maintenance of equipment installed by the LESSOR for water supply, fire fighting purposes, as well as the lift motor rooms.
1.38. The LESSEE shall be responsible for the maintenance of the interiors of the Demised Property and also to carry out any minor electrical and/or sanitary repairs or replacement of the fit-outs, electrical and plumbing fixtures, caused due to mishandling of the fittings and fixtures by LESSEE’S personnel.
1.39. The LESSEE shall solely be responsible and liable for the interior, including any fixture, fit-outs and equipment installed and used by the LESSEE in the Demised Property, and if required, the LESSEE shall take out adequate insurance to cover such equipment and installations. 
1.40. The LESSEE shall pay the maintenance charges as set out under Clause 4 in respect of the Demised Property promptly.  It is clarified that the LESSEE shall have a right of action or claim against the LESSOR, in respect of any maintenance or repair to be carried out, subject to the LESSEE having promptly paid the maintenance charges as part of the Lease Consideration within the time period set out under Clause 4.  
2. LESSOR’S OBLIGATIONS
2.1. The LESSOR shall render all reasonable cooperation to the LESSEE as requested by the LESSEE to enable the LESSEE to commence and complete the work on the interiors of the Demised Property and the networking and cabling thereof including by providing necessary drawings of the Demised Property and the Building.
2.2. That the LESSOR shall cooperate and be present as and when necessary to register this Deed with the jurisdictional authority.
2.3. The LESSOR agrees to provide and commission air conditioning equipment in the Demised Property, in order to suit the requirement of the LESSEE. The LESSEE understands and acknowledges that the LESSOR has taken into consideration all the required criteria while determining the required equipment for achieving and maintaining the desired temperature, which is reasonable and within the technical parameters of the equipments installed for such purposes. 

2.4. The LESSOR will pay and be liable to pay and discharge during the Lease Period, municipal taxes, property tax and any other taxes or levies levied by the Government, Municipal Corporation or any other local or public body or authority in respect of the Schedule Property or the Building. However, any payment towards the municipal taxes and property taxes with respect to the Demised Property (or portion thereof in case of surrender of any portion by the LESSEE as per clause 3.3) occupied by the LESSEE, shall, during the entire First Renewal Period, be the joint obligation of the LESSOR and the LESSEE, subject to and as provided for in Clause 12.4.
2.5. The LESSOR will duly observe and perform the obligations on their part herein contained and will extend all their cooperation to enable the LESSEE to fulfill the terms and conditions and obligations on its part.

2.6. The LESSOR shall ensure that the LESSEE shall at all times during the Lease Period, and in case of further renewal, during the First Renewal Period enjoy exclusive and peaceful possession of the Demised Property (other than any portion of Demised Property surrendered as mentioned in Clause 3.3), subject to timely payment of the Lease Consideration and other charges payable, as well as LESSEE fulfilling its obligations under this Deed.

2.7. The LESSOR shall not object to the LESSEE engaging its own security personnel who shall be based in the Demised Property. 

2.8. The LESSOR shall cooperate with the LESSEE by way of issuing no objection certificate and providing documents required for the Demised Property in connection with obtaining STPI registration and customs bonding. The LESSOR shall also cooperate with the LESSEE in order to enable the LESSEE to have infrastructure providers such as utility and telecom providers install their equipment as may be required by the LESSEE from time to time, in portions of the Demised Property designated or earmarked by the LESSOR specifically for such purpose.

2.9. In the event that the LESSOR enters into contract discussions for the sale or mortgage of the Building and/or Scheduled Property, the LESSOR shall notify the LESSEE of any such discussions and the identity of any such prospective buyer or lender/mortgagor for the sole purpose of affording the LESSEE, at the LESSEE's sole cost and expense, the opportunity to negotiate a subordination, non-disturbance and attornment agreement directly with any such prospective buyer or lender/mortgagor (which agreement would attempt to protect the rights of LESSEE under this Deed with respect to any such prospective buyer or lender/mortgagor).  In the event of a actual sale or mortgage of the Building and/or Scheduled Property by the LESSOR, the LESSOR shall make best efforts to protect the rights of the LESSEE under this Deed in order to ensure the continuation of the lease of Demised Property for the duration set out under this Deed and under the same terms and conditions. 
2.10. The LESSOR shall ensure to raise and provide to the LESSEE, the invoice seeking payment of the Lease Consideration, on the first day of the month in respect of which the Lease Consideration is payable.  

3. LESSOR’S RIGHTS
The LESSOR or its duly authorized agents shall be entitled to enter the Demised Property at all reasonable times to inspect and satisfy themselves that the Demised Property is being used in accordance with the terms of this Deed. The LESSOR shall give the LESSEE reasonable notice of their intention to carry out such inspection, which shall not be less than twenty-four (24) hours and the LESSEE upon receipt of such notice will not withhold such permission unreasonably.  In the event of any vendors/maintenance agents appointed by the LESSOR to carry out any inspection/maintenance/repair work, the LESSOR shall ensure that a designated/authorized person of the LESSOR accompanies such person, to ensure that any confidentiality or peaceful working conditions of the LESSEE is unaffected to the extent possible. 
4. LESSEE’S OBLIGATIONS AND COVENANTS

4.1. The LESSEE shall not do or permit to be done any act in the Demised Property contrary to any law, rule or regulation for the time being in force and shall keep the Demised Property together with all structures, buildings, fittings and fixtures in good and tenantable condition and order at all times during the Lease Period and in case of renewal, during the First Renewal Period and any further renewal period thereof and shall not cause or suffer any damage thereto or in any manner disfigure the Demised Property or diminish its value or damage its interiors, except for any normal wear and tear.
4.2. The LESSEE shall use the Demised Property only for the purpose stated in Clause 2.4 above. The LESSEE will not carry on any other activity in the Demised Property without the prior written consent of the LESSOR.
4.3. The LESSEE shall pay the electricity and water charges for the electricity and water consumed in respect of the Demised Property as and when they become due and the said payments shall be made to the LESSOR on receipt of statements produced by the LESSOR indicating the amount of consumption of utilities and the payment to be made in that respect. 
4.4. The LESSEE shall, during the entire First Renewal Period, share in equal proportion with the LESSOR, any liabilities towards municipal and property taxes, in respect of the demised Property (or portion thereof in case of surrender of any portion by the LESSEE as per clause 3.3) occupied by the LESSEE, where such municipal and/or property tax increases by more than 25% over and above the municipal and property tax amount existing as on the date of entering into this lease. An illustration on the methodology for sharing such increase in the municipal/property tax and calculating the LESSOR and LESSEE’s liability thereunder is set out in Schedule D. The LESSOR shall be solely liable to bear the existing municipal/property tax and any increase during the current Lease term and the LESSEE’s obligations hereunder shall arise only during the First Renewal Term upon renewal of the Lease beyond the current Lease Period of five (5) years. 
4.5. The LESSEE shall pay the Lease Consideration as stipulated in Clause 4 above promptly within the time period set out therein. 
4.6. At the time of furnishing the Demised Property or installing any equipment, furniture, machinery, partition, false ceiling, etc., as also for using the Demised Property, the LESSEE will heed and adhere to all fire safety laws, rules, restrictions, procedures, etc., both in letter and spirit.

4.7. The LESSEE will not at any time demolish or cause to be demolished or damage, add, alter or make structural changes or such changes to the Demised Property which shall affect the common areas or façade of the Building or any part thereof or add any structures on the terrace. 
4.8. The LESSEE shall permit the LESSOR to inspect the Demised Property as mentioned in Clause 11. 
4.9. The LESSEE will not store in the Demised Property any goods of hazardous, explosive or combustible nature that may carry the risk of damaging the Demised Property by fire, explosion or goods/material which are of such nature as may cause damage to or endanger the safety of the Demised Property, and if the LESSEE does so, it will be at its own cost, risk and consequence, inclusive of the cost of indemnifying the loss or damage caused to the Building and/or the LESSOR.

4.10. The LESSEE shall ensure that its agents, representatives or employees shall not use the area abutting the Building for any purpose other than for ingress and egress to the Building and for parking cars and/or two wheelers in the areas designated for car and two wheeler parking by the LESSOR.

4.11. The LESSEE shall ensure not to carry out any ceremonial or religious activity on the Demised Property which shall require the use of ground fire or such other activities which may result in any damage or deterioration of the Demised Property or any interiors thereof. The LESSEE shall also avoid idol worship in any main areas of the Demised Premises including conducting any corporate poojas and such other ceremonies.
4.12. The LESSEE acknowledges that the LESSOR is a religious and charitable trust managing property on behalf of the Society and accordingly, the LESSEE hereby agrees and shall ensure to strictly maintain the entire Building and abutting area forming part of the Schedule Property as non-smoking and non-alcohol consumption zone. The LESSEE shall be liable for any acts of its employees, consultants or representatives who may violate the obligations under this sub-clause or any other obligations set out under this Clause 12. 
5. LESSEE’S RIGHTS
5.1. Subject to payment of Lease Consideration and due performance of the obligations hereby reserved, the LESSEE shall be entitled to quiet and peaceful possession and enjoyment of the Demised Property and all easements, rights and advantages appurtenant thereto, including the common areas such as entrances, passageways, stairways, etc., during the subsistence of the Lease, free from any interference, objections, evictions, claims, interruptions and demands whatsoever, by the LESSOR or any person claiming through, under or in trust for the LESSOR.

5.2. The LESSEE shall have the right to use the area abutting the Building on the left side and rear side and forming part of the Schedule Property for parking of cars in spaces specifically earmarked for such purpose. The LESSEE shall also be entitled to use the separate earmarked space on the rear side of the Building for parking of two-wheelers. The LESSEE shall not be charged any extra payment for use of such open space abutting the Building for car parking. However, the LESSEE shall at all times cooperate with the LESSOR if and when the LESSOR’s visitors, employees or representatives use any portion of such open space for parking of cars and/or two-wheeler, including use of such area for short term parking of vehicles by any temporary or infrequent visitors such as delivery personnel or such other personnel.  
5.3. On an expiry or earlier termination of the Lease and at the time of vacating the Demised Property the LESSEE will be entitled to remove and take away all its machinery, equipment, etc. as may have been installed or attached or brought into the Demised Property by the Lessee from time to time without causing any damage to the Demised Property, or negotiate on mutually agreed terms for sale on as-is, where-is basis to the LESSOR or with the new incumbent lessee (which has been approved by the LESSOR) of the Demised property, with normal wear and tear excepted. 
6. FORCE MAJEURE

In the event of any damage to the Demised Property or the Building due to any reason, including but not limited to war, civil commotion, fire, accident, acts of terrorism, acts of war, storm, tempest, flood, earthquake or any inevitable accident or any other irresistible force or an act of God causing damage to the Building or the Demised Property or part thereof to an extent that the LESSEE cannot be reasonably expected to use or occupy the Demised Property or part thereof, the LESSOR shall attempt to restore and reinstate the Demised Property to the satisfaction of the Lessee within a period of  three (3) months from the occurrence of such damage at its own expenses, during which time the Lease Consideration and all other charges payable in respect of the Demised Property shall be reduced in proportion to the extent of area (forming the Demised Property) rendered unusable due to the damage caused, until the Demised Property or portion of the Demised Property which is damaged is restored and reinstated and/or made ready for use and occupation of the LESSEE; provided, however, that if the Demised Property is not restored and reinstated and made ready for use and occupation within a period of three (3) months (or any mutually agreed extension thereof) from the date of happening of any of the aforesaid force majeure events, the LESSEE shall, without prejudice to its rights, be entitled to terminate this Deed by notice in writing to the LESSOR and thereupon this Deed shall stand terminated without prejudice to any claim by either party against the other in respect of any breach that has occurred in the past or unpaid amounts that is pending payment from the past.  
7. TERMINATION

7.1. The LESSEE shall have the right to terminate this Deed anytime after the Lock-in by giving at least three (3) months prior notice in writing of the LESSEE’s intention to terminate this Deed. 
7.2. The LESSEE shall not have the right to terminate this Deed during the Lock-in, for any reason whatsoever except on the occurrence of any material damages to the Building or Demised Property, due to fault attributable to the LESSOR or occurrence of a force majeure event, where on account of such damage either attributable to the LESSOR or the force majeure event, the commercial and/or technical viability for the LESSEE to carry on its operations and business in the demised Premises is materially affected and the LESSOR is unable to cure such damages and restore the Demised Property in a tenantable condition within ninety (90) days of receipt of notice of such damages from the LESSEE. 
7.3. The LESSOR shall be entitled to terminate this Deed in the event of default by the LESSEE in payment of monthly Lease Consideration any part thereof (which shall include any charges for water supply, electricity, generators,) for a period of three (3) consecutive months upon providing written notice to LESSEE of such event of default and providing LESSEE with fifteen (15) days to cure and the LESSEE has not cured such default.  In the event of any other default committed by the LESSEE in complying with its obligations under this Deed such as to materially affect the interest or rights of the LESSOR, the LESSOR shall give a notice in writing of such default/breach and the LESSEE shall be provided a period of three (3) months to cure such default/breach, failing which the LESSOR shall have the right to forthwith terminate the Deed, without any further notice. Upon such termination, the LESSOR shall have the right to forthwith evict the LESSEE from the Demised Property and re-enter possession of the same, without prejudice to any other claims or actions for damages that the LESSOR may have under law. Upon re-entering the premises the LESSOR shall have the obligation to refund the Security Deposit to the extent and manner set out under Clause 16.4.
7.4. Termination of this Agreement shall not affect the rights of the parties that have vested prior to such termination.

8. CONSEQUENCES OF TERMINATION
8.1. On termination of this lease as under Clause 15 above, the LESSEE shall hand over the Demised Property to the LESSOR simultaneously with the LESSOR refunding the Security Deposit, subject to such deductions towards arrears of Lease Consideration or interest payable thereon in the event of delayed payment or any expenses including without limitation any expenses due to damage (other than normal wear and tear) caused to the Demised Property, non-payment of electricity, water, maintenance and parking charges, etc. In the event of any dispute with regard to ascertainment of damages to the Demised Property and the amounts to be deducted for the same, the difference between the two amounts shall be held back by the LESSOR and the issue shall be settled in the manner set out under Clause 20.6. 

8.2. In the event of termination of this Deed, prior to completion of the Lock-in period as stipulated in Clause 3.2, for any reason other than as set out in Clause 15.2, the LESSEE shall forfeit the entire Security Deposit and in such an event, the LESSOR shall not have the obligation to refund any portion of the Security Deposit to the LESSEE. 
8.3. In the event of the LESSEE failing to hand over the possession of the Demised Property on termination of this Deed by the LESSOR for reasons as stated above, the LESSEE will be bound to pay over to the LESSOR damages at the rate of five percent (5%) over and above the Lease Consideration existing at the time of such termination in addition to the Lease Consideration payable which the LESSOR may deduct out of the Security Deposit. The LESSOR will be deemed to be in possession of the Demised Property upon the expiry of the Lease Period and in the event the same is not renewed by the parties.
8.4. The understanding of the parties set out under Clause 5.2, shall apply, in respect of circumstance where the LESSOR has to repay the Security Deposit upon termination of the Lease. 
9. INDEMNITY

Each of the LESSOR and LESSEE hereby agree to indemnify and keep each other indemnified against any losses, claims or damages that either party may suffer as a result of any breach committed by the other party of any terms of this Lease. 
10. SIGNAGE

The LESSEE shall be entitled to display its signage on two (2) of the specifically designated areas being at the entrance of the Building. In addition, the LESSEE shall be entitled to display a signage on the terrace of the Building facing the road. The size and dimension of the signage to be displayed shall be of specifications which is agreed to and approved by the LESSOR.
11. ASSIGNMENT BY LESSEE

11.1. The LESSEE shall have the right to assign its rights and obligations under this Deed to the following persons or organizations with the consent of the LESSOR, which the LESSOR shall not unreasonably withhold subject to the LESSEE providing sufficient documentary evidence  related to any such assignment to the LESSOR: 
(a) Subsidiary, holding or group company on account of any internal reorganization requiring such assignment; or

(b) The transferee company in the event of merger, demerger, sale and/or acquisition of the LESSEE’s holding or parent company by any globally reputed multi-national corporation (head quartered outside India) as a part of the global acquisition, which may result in requirement for such assignment.

11.2. In the event of a sale or transfer of shares, assets or control of the LESSEE to any company incorporated or headquartered in India, which company may be a third party or otherwise, the LESSEE shall obtain the prior written approval of the LESSOR for effecting any assignment of obligations under this Deed, as a result. The LESSOR retains the right to reject any such assignment. 
11.3. The LESSEE shall have no right to assign its rights and obligations under this Deed to any person/organization other than as set out in Clause 19.1 and 19.2 above. 
12. MISCELLANEOUS
12.1. HEADINGS:  The Headings used herein are inserted only as a matter of convenience and for reference and will not affect the construction or interpretation of this Deed.
12.2. SEVERABILITY:  If any provision of this Deed is held to be unenforceable, illegal or void, all other provisions will nevertheless continue in full force and effect.  The parties will nevertheless be bound to negotiate and settle a further provision to this Deed, which comes as close to the original provision and which is enforceable, legal and valid. 

12.3. NO WAIVER: All the original rights of the parties under this Deed will remain in full force notwithstanding the failure of either party to insist upon the strict performance of this Deed by the other party. Any neglect or forbearance or delay in enforcement of any right hereof will not be construed as a waiver of the same and both the parties will, at any time thereafter be entitled to call upon the other party to comply strictly with the provisions hereof, whether for the same or for a subsequent default. 
12.4. ENTIRE AGREEMENT: This instrument constitutes the entire agreement between the parties as to the subject matter hereof and supersedes all previous agreements or understandings, if any, with respect thereto.

12.5. AMENDMENT / VARIATION: No amendment / variation of this Deed will be binding on either party unless such amendment / variation is incorporated in a schedule to this Deed and signed by the duly authorised representatives of both parties

12.6. ARBITRATION:  All disputes, controversies and differences of opinion arising out of or in connection with this Deed or the breach thereof which cannot be settled amicably between the parties shall be referred to arbitration by a sole arbitrator mutually appointed by the LESSOR and the LESSEE, in accordance with the Arbitration and Conciliation Act, 1996, as amended and applicable at the commencement of arbitration proceedings, and the award of the arbitrator shall be final and binding on both parties.  If the LESSOR and the LESSEE are unable to appoint a sole arbitrator by way of mutual consent, the LESSOR and the LESSEE shall refer the dispute to a panel consisting of three (3) arbitrators where each of the LESSOR and the LESSEE shall appoint one arbitrator and such arbitrators shall jointly appoint a third arbitrator. The seat of arbitration will be Bangalore.

12.7. NOTICES: All notices and communications under this Deed will be issued by the parties by registered post acknowledgement due to:

	To the LESSOR: 


	

	To the LESSEE:
 
	 


12.8. EXPENSES: It is agreed that the expenses towards stamp duty and registration charges that will be incurred for the registration of this Deed shall be borne solely by the LESSEE.

12.9. COUNTERPARTS: This Deed may be executed in any number of counterparts and all of which taken together shall constitute one and the same instrument. The Parties may enter into this Deed by signing any such counterpart and shall become effective when the Parties have signed all the sets. The original stamped and registered Deed shall be retained by the LESSEE, a copy of which shall be provided by the LESSEE to the LESSOR. 
[Signature page follows]
IN WITNESS whereof, the LESSOR and the LESSEE have hereunto subscribed their hands to this Deed as of the Execution Date stated above.

LESSOR
For [●]


           
 ​​​____________________________
  

Name: 
[●]
Designation:
[●]





LESSEE
For [●]
_____________________________
Name: [●]
Designation: [●]
WITNESSES:

1.


2.
SCHEDULE A

All that piece and parcel of the property bearing No 206, M.G. Road, Bangalore together with  the Building consisting of Basement, Ground, second, third, fourth and the terrace floors constructed thereon and bounded on :

North by

:
[●]
South by

:
[●]
East by


:
[●]
West by

:
[●]
SCHEDULE_B

DEMISED PROPERTY

All that piece and parcel of property comprising of:

I. Super-built area of [●] square feet in the Building consisting of 

i)  [●] square feet in the Ground Floor

ii) [●] square feet in the Second Floor

iii) [●] square feet in the Third Floor

iv) [●] square feet in the Fourth floor

and

II. [●] square feet in the Terrace area and

III. [●] car parks in the lower basement. 

SCHEDULE C

COMMON AREAS, FACILITIES AND AMENITIES
SCHEDULE D

ILLUSTRATION ON SHARING OF INCREASE IN MUNICIPAL TAX

On the first renewal date, if the municipal tax amount existing with respect to the Demised Property as on the date of entering into the lease has increased, an amount equal to 25% of the base amount will be absorbed by the LESSOR towards liability for such increase. The remaining amount of the increase shall be shared equally between LESSOR and LESSEE. 

To table below illustrates the calculations, based on a hypothetical increase. The amount of municipal/property tax shown as on 11 July 2011, however, is the actual amount of such tax existing as on the date with respect to the Demised Property. 
	Date
	Property Tax Amount
	Liability of LESSOR
	Liability of LESSEE

	
	
	
	

	
	
	
	

	
	
	
	

	
	
	
	


Calculation for LESSOR and LESSEE’s liability on 11 July 2016
Total Increase = [●]
LESSOR’s Liability = [●] 

LESSEE’s Liability = [●]
Calculation for LESSOR and LESSEE’s liability on 11 July 2018

Total Increase = [●]
LESSOR’s Liability = [●]
LESSEE’s Liability = [●]
Such formula will exist during the entire duration of the First Renewal Period. For the second round of renewal, the terms for sharing any increase in the property tax shall be mutually agreed to between the parties. 
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