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TTFHHTH(FAAITH) 286/4/1/= AT W ATSATST 29 FUTSAT FITEY AT deaTa? JUATT JUITIT THIA
fo@sa It &= 7822.64 =1, #1. T TS wEATAT AtgwT 125021 =Y. FE 2 fHewwa
7 FFaTAT faw s, ( stwfatT w.F strF Al / @/ sf g% 122/ 20/ 1030 / 2020
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9T 99 F:-AAECV3556D

(9) TFATAS FoA T feAw 24/02/2021

(10)z%=F Figoft FearaT fFATH 10/03/2021

(11)FTHATF, @< 7 79 4464/2021

(12)ATST STTATIHTO H0F 7% 12919800

(13)ATSITT STTATIHTOr FIZUT o[+ 30000
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Payment Details

esr. Purchaser Type :]ls;\i/fz::;i:rn GRN/Licence Amount gtsed Deface Number Deface Date
1 Certificate | 1030 PUNE 12919800 | SD

2 eChallan MHO012750643202021E | 30000 RF | 0006099407202021 | 10/03/2021
3 s DHC 0803202118445 2000 RF | 0803202118445D | 10/03/2021

[SD:Stamp Duty] [RF:Registration Fee] [DHC: Document Handling Charges]

https //10.10.246.39/MarathiReports/HTMLreports/HTMLReportSuchiKramank2.aspx 2/2
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) ,\ CHALLAN
MTR Form Number-6

GRN  MH012750643202021E | BARCODE U LT R T TR Date 06/03/2021-11:41:28 | Form ID

Department  Inspector General Of Registration Payer Details

Registration F
egistration Fee TAX ID / TAN (If Any)

Type of Payment Ordinary Collections IGR
PAN No.(If Applicable) | AAATA0179Q

Office Name MLS2_MULSHI 2 SUB REGISTRAR Full Name AVE MARIA EDUCATIONAL TRUST
Location PUNE
Year 2020-2021 One Time Flat/Block No. 286/4/1B- AMENITY SPACE
Account Head Details Amount In Rs. Premises/Building
0030063301 30000.00 | Road/Street i
Area/Locality PUNE

Town/City/District

PIN 4 1 1 0 5 7

Remarks (If Any)

PAN2=AAECV3556D~SecondPartyName=VILAS JAVDEKAR ECO

SHELTERS PVT LTD~

Amount In | Thirty Thousand Rupees Only

Total 30,000.00 | Words
Payment Details BANK OF MAHARASHTRA FOR USE IN RECEIVING BANK

Cheque-DD Details Bank CIN | Ref. No. 02300042021030643687 | 210656025014
Cheque/DD No. Bank Date | RBIDate |06/03/2021-11:44:43 Not Verified with RBI
Name of Bank Bank-Branch BANK OF MAHARASHTRA
Name of Branch Scroll No. , Date Not Verified with Scroll
Department ID : Mobile No. : 9158002947

NOTE:- This challan is valid for document to be registered in Sub Registrar office only. Not valid for unregistered document.
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Page 1/1 Print Date 06-03-2021 02:32:00




CHALLAN
MTR Form Number-6

GRN  MH012750643202021E |BARCODE I [IHNLIEREERLL IO DEEEDEDINMAH NN | Date 06/03/2021-11:41:28 | Form ID

Department  Inspector General Of Registration Payer Details

Registration Fee TAX ID / TAN (If Any)

Type of Payment Ordinary Collections IGR
PAN No.(If Applicable) | AAATA0179Q

Office Name MLS2_MULSHI 2 SUB REGISTRAR Full Name AVE MARIA EDUCATIONAL TRUST
Location PUNE
Year 2020-2021 One Time Flat/Block No. 286/4/1B- AMENITY SPACE
Account Head Details Amount In Rs. | Premises/Building
0030063301 30000.00 | Road/Street i
ArealLocality PUNE

Town/City/District

PIN $1t 1 105 )72

Remarks (If Any)

PAN2=AAECV3556D~SecondPartyName=VILAS JAVDEKAR EGO

SHELTERS PVT LTD~

Amount In | Thirty Thousand Rupees Only

30,000.00 | Words

Payment Details BANK OF MAHARASHTRA FOR USE IN RECEIVING BANK

Cheque-DD Details Bank CIN | Ref. No. 02300042021030643687| 210656025014
Cheque/DD No. Bank Date |RBI Date |06/03/2021-11:44:43 08/03/2021
Name of Bank Bank-Branch BANK OF MAHARASHTRA
Name of Branch Scroll No. , Date ' 10308 , 08/03/2021
Department ID : Mobile No. : 9158002947

NOTE This challan is valid for document to be registered in Sub Regnstrar office only Not valid for unregistered document,
AT AT Dacs il foldaed BRICRIA #lGull SRRl GEdlAe! e8] 3118 . elicufl o Svaerel Gl et et (64
el Signature Not

Verifie :
Digit igned by PS

VIRTUAL TREA Y.

Challan m»ﬁmm%%’% 100

l13 2:40; OSL
Sr. No. D;E;n’;aﬂmu Defacement No. Defacement Date Userld Defacement Amount
R T i 0006099407202021 10/03/2021-12:08:01 | IGR045 30000.00
Total Defacement Amount 30,000.00

Print Date 10-03-2021 12:10:04
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Department of Stamp & Registration, Maharashtra

Receipt of Document Handling Charges

PRN 0803202118445 Date 08/03/2021

Received from AVE MARIA EDUCATIONAL TRUST , Mobile number 9604047985, an amount
of Rs.2000/-, towards Document Handling Charges for the Document to be registered
(iSARITA) in the Sub Registrar office Joint S.R. Mulshi 2 of the District Pune Gramin.

Payment Details

Bank Name MAHB Date 08/03/2021

Bank CIN 10004152021030813970 REF No. 008073012

This is computer generated receipt, hence no signature is required.
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Dox:ument l ‘aﬂdlmg Chafges

nspector General of Registration & Stamps

Receipt of Document Handling Charges

PRN 0803202118445

Receipt Date  10/03/2021

Received from AVE MARIA EDUCATIONAL TRUST , Mobile number 9604047985,
an amount of Rs.2000/-, towards Document Handling Charges for the Document to
be registered on Document No. 4464 dated 10/03/2021 at the Sub Registrar office
Joint S.R. Mulshi 2 of the District Pune Gramin.

DEFACED

( < 2000 }

Payment Details A

Bank Name NMAHB

Payment Date ()8/03/2021

Bank CIN  10004152021030813970

REF No. 008073012

Deface No  0803202118445D

Deface Date  1(0/03/2021

This is computer generated receipt, hence no signature is required.
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5 _Btdrrrell e, s GrRISA s
qul 411 001 GREAST &b. 020-26069508

o155, wfottr/ger/ st wap. 122/ 20/ [e3e /2020 festio 24/ 02/ 2021

HERIe Hgl® stfler, 1958 @ werst 31 watetlet siblsrvl gproildlet
sidlat 3ucA

Rraer - sttt waas. 122/ 2020

dast 1. srotere wi [Estias 09/ 07/ 2020 ottt 3161
2. a1 raterara 6. 10.2020 lotll ud.
3. stotere ara t&. 0s.02.2020 Ittt uA.
4. 1 BRI 3{adlar 3t f&. 10.02.2021.
5. stotere aid (. 22.02.2021 ot ul.

sretere Rrerret suaday s®l elereed ur.fer. ab =i sutec faemt swasadv il
Agreement to Sub Lease Lease @1 Rrferar ava stdifsrotmrendl «w areterid i
delell SUR. Aav oiad fraras o delal Gedrad yrBu e delel siviol. detkardte
FgieTaiaa siditerot frevarend] fsidl dell sue. sy sutditervte wloo. 100/
3ita1 el qeadller auw gonferca GRN NO MHO002092719202021E {&atia os/ 07/ 2020
7o} OeTet ST betetl st evardlel Aeldl yalet gl -

][ I @A UDPR 1 Agreement to Sub Lease Lease :
(wrenaell 29 ai)

2 | ava Prowigetran (ko | forartea airel. |
3. | [etgst QUIR (Lessor) et strasay gel etete¥d gt let. |
4. z%zga &Ul1R (Lessee) HIdla puRich ? , i
5. | Bresapellel avlst Aol o i, ool ot yol Qella o el

286/ 4] i/t weller &1 7822.64 al.dtl. a rdilel
yRarre et 125021 AL, FEUST 116/9.05
a).#Hl. a wreplor &5 3329.40 @l 4Al.
6. |oon ems/ BitwaA/ | . 30/- well wlg. ufd Asweol « Y yeld
Aldaell 3 qutsiar 8re die. |
3ret1FHe vabH o. 10,00,00,000/ - (Refundable)

7. e rlertat dea | . 51,67,91,500/ - A 50 Yo ¥ABH B. 25,83,95, 750/ -
el FEUIGIT B. 25,83,95,800/ - |

HaveEl Gvd AIRUCTITAl 3161 G cllcllel Ursl oo, | av ofd]q ebeRliadre il HIU! Al
Freell fo1. got Aelter ate oi. 286/ 4/ 114l aeller &9 7822.64 Al.dil. @ aret . 551 60 A St
BeTepere TR Qe 125021 ALG. IEUToHE 11619.05 ol @ Weplor &1 2329.40 < afl,

S wreacll -

avarcler uret @. 12 HGG 1.1 (jj) aeed a8 e wtendel 29 au ot e el

3TE.



it s [ Betlaet /#iace -

“smagns -

~ 3

i ;
avardler st . 72 a¥ URAQQMR of. 11 #eA s1HG b ATR, v. 30/ - udl dal.g. uld
HEWHOL 4 Y& YD 3 auleiay a1 aqle. + STAlHdd XD . 10,00,00, 000/ - (Refundable)

Sraleaest

o1 wrerternel wav Prowdla ailiie Totafet G adl el 2020-21 RIR, (43101 2.
0.4, 27.2 gsa Q% oteflet &x ®. 10240/~ wll .. welsrwr av w. 38340/ - ufcr at.el.
IR XATet iAo} Felicpel detel 3ie add Jasil . 7 () iR -

orrold &1 7822.64 ql. 1. (Maximum Permisible FSI per Plan 13298.49 at.7l.

1 PYRrAE] [eelel &3 125021 ALY, FEUTSAA 11619.052 l.AlL.

5 AGIDE | A 4 ASTCATALS] = 8616.078 x 38340 = 33,03,40,440/ -

-1 HeIpe 5d 6 Holedld = 3003.067 x 1.05 x 38340 = 12,08,94,470/ -

3 areplo - 3329.40 x 38340 x 0.25 = 3,192,300/ -

4. vl = 1072.4 x 38340 x 0.40 = 1,64,46,330/ -

5 3cvla ace gl FeAidal = 1679.44 x 10240 = 1,71,97,470/ -
DPUL [+2+3+4+5 = ®. 51,67,91,010/ - Fevrote ». 51,67,91,500/ -

Aae BB &1 29 q Hadlal ST Iy HerRg dgia silelsrrsi, 1955 4
veaelter stopede 36 (i) SRUR QISURAE vawd . 51,67,91,500] - el

gsTre I STACIAD RIER 5 caeb YAl ». 1,29,19,790/ - FEUIGTE . 1,29,19,800/ - scl<b
HGIP e avgel vl SUARID 3t Ad 3.

RUSHATR SToTGTR Aicll Waal .5 1o e Geciel SUAVID YUl AGID Yo v
®. 1,29,19,800/- GRN No MHO01193353520202IM f&atico  20.02.2021 3teqe] g-dActolical?
QURTST ST belel ITACATHSD AGTlel Godd YAVIA wel @UAld AAd 318

RUBIIR HTeilel Grol 3T@ el Urdla @vvellc Ad sited.
3T ¥

J. WG SR & HAERIE Hgics STRSRIA 1958 @ avctat 53 2 STlésl wIgst Qv
da sued.

2. yatifora dseteert gvadsti#ies] U BIIAIE! 46 et @vdl VR oTIel.

3. WGy yavvil 21 wrRiterRs! ddw gl ACBIIdd 3]0 urild delel 3Ued, @i
el Uil wiaartal 3MavId IEreuR, Uvdial 8. Qrddl ATaRotal wvvelid siclell
sttel, ava stiavil deatlel sifeoft silerterar , 1908 a atlavll [oraar, 1961 e
3o el yeldr avol Gvd foruraepiay derstare 3ie.

4. HE Hgiw FRMFTI 1958 A Werd 28 e oldG BENUH!VL HGTD Ve
| F@RtidseT STBTRUIRT WA 3RAGE JYEBTERAT vebAdy soliel WvisH sldet 2!
uferwer wid aeer @ uRRerd] el wekara goiuvt a waduviet ot doeled!
3TRd 31 3ToteRistt ufistt uatear Wl wve facll ste. et 28 d avgat
videll stotare wislt 3tepuretst ot dseerre derdi-62 3ieq rvdlel arelare! wvvld
31Ttéret RT8al 3Rl «d Sile.
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Bepartment ID:

GRN  MH002092719202021E | BARcODE Il
Department  Inspector General Of Registration Payer Details
Adjudication Fee TAX ID / TAN (If Any)
Type of Payment Adjudication Fee
PAN No.(If Applicable) |
Office Name PND2_JT DIST REGISTRAR PUNE RURAL Full Name VILAS JAVDEKAR ECO SHELTERS PVT LTD
|
Location PUNE THROUGH ADITYA VILAS JAVDEKAR “
Year 2020-2021 One Time Flat/Block No.
Account Head Details Amount In Rs. | Premises/Building
0030061501 Adjudication Fee 100.00 | Road/Street
Area/Locality
\—
Town/City/District
T T = =]
PIN | | | ‘; | f
| £ J i ! |
Remarks (If Any) !
i'
|
SO, 980
Amount In | One Hundred Rupees Only ':
100.00 | Words
“ayment Details BANK OF MAHARASHTRA FOR USE IN RECEIVING BANK i
i
Cheque-DD Details Bank CIN | Ref. No. 02300042020070802878| 201907642748 |
Cheque/DD No. Bank Date | RBi Date | 08/07/2020-16:30:57 09/07/2020 \
Name of Bank Bank-Branch BANK OF MAHARASHTRA ‘
.
Name of Branch Scroll No. , Date 709 , 09/07/2020 ]
Mobile No. - 9158002947

OTE:- This challan is valid for reason mentioned in Type of payment only. Not valid for other reasons or unregistered document
ez deiel 28U 3K Qe HALd) eidic BRI cild] 3@ . g dvnaid foa «avil o weigaren aediidl ciop ot

Signature Not

Ve;i‘f’i_e!dk
Digit igned by PS

VIRTUAL TREASHRY

““MUMBAT 03
Date: 2021.0
123204 1 ST -
Sr. No Re&masecule Defacement No. Defacement Date Userla 1 Defacement Amount |
DOCUMET e = FEwE : e e g
1 focation: India 0005634430202021 23/02/2021-12.52:17 IGR0OO3 S ‘\'u_(/U
Total Defacement Amount 100.00 |

Page 1/1

Print Date 23-02-2021 1%, 3%



CHALLAN
MTR Form Number-6

GRN  MH012750643202021E |BARCODE I INLEITAREAERECINE DROIAAUINMAH NI | Date  06/03/2021-11:41:28 | Form ID

Department Inspector General Of Registration Payer Details

Registration Fee TAX ID / TAN (If Any)

Type of Payment Ordinary Collections IGR

PAN No.(If Applicable) | AAATA0179Q

Office Name MLS2_MULSHI 2 SUB REGISTRAR Full Name AVE MARIA EDUCATIONAL TRUST
Location PUNE
Year 2020-2021 One Time Flat/Block No. 286/4/1B- AMENITY SPACE
Account Head Details Amount In Rs. | Premises/Building
0030063301 30000.00 | Road/Street sk
Area/Locality PUNE

Town/City/District

PIN = 1 1 0 5 %

Remarks (If Any)

PAN2=AAECV3556D~SecondPartyName=VILAS JAVDEKAR ECO

SHELTERS PVT LTD~

Amount In | Thirty Thousand Rupees Only

Total 30,000.00 | Words
Payment Details BANK OF MAHARASHTRA FOR USE IN RECEIVING BANK

Cheque-DD Details Bank CIN | Ref. No. 02300042021030643687| 210656025014
Cheque/DD No. Bank Date | RBI Date |06/03/2021-11:44:43 Not Verified with RBI
Name of Bank Bank-Branch BANK OF MAHARASHTRA
Name of Branch Scroll No. , Date Not Verified with Scroll
Department ID: Mobile No. : 9158002947

NOTE:- This challan is valid for document to be registered in Sub Registrar office only Not valid for unregistered document.
11(7% actel Bdes Goddl feldeid eRIicTad siiaull dvigaren cwarad! o6l e . oiievfl & Seiaaren cwaraidl Taw dctel ¢lia]
el .

Page 1/1 Print Date 06-03-2021 02:32:00
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2029 37
GRN MHO011933535202021M | BARCODE te 20/02/ -13:00:33 | Form ID
Department Inspector General Of Registration Payer Details
Non-Judicial Stamps TAX ID / TAN (If Any)

Type of Payment Duty on doc Voluntarily brought for Adjud IGR RoM
PAN No.(If Applicable) | AAATA0179Q

Office Name PND2_JT DIST REGISTRAR PUNE RURAL Full Name AVE MARIA EDUCATIONAL TRUST
Location PUNE
Year 2020-2021 One Time Flat/Block No. MARIAM NAGAR PHASE Ii
Account Head Details Amount In Rs. | Premises/Building :
0030051701 Amount of Tax 12919800.00 | Road/Street i ek e i
ArealLocality NAIGAON WEST THANE i
N~ |

Town/City/District

! i ‘ 3
PIN 4 G RS i 7
I E | B
Remarks (If Any) ‘
ADJUDICATION FILE NO 122/2020
= |
-2 aur
3T STeToT, got |
|
Amount In | One Crore Twenty Nine Lakh Nineteen Thousand Eight
1,29,19,800.00 | Words Hundred Rupees Only |
|
A\ " tyment Details BANK OF MAHARASHTRA FOR USE IN RECEIVING BANK }
Cheque-DD Details Bank CIN | Ref. No. 02300042021022099133! 210515482818 ;
;
Cheque/DD No. Bank Date | RBI Date |20/02/2021-15:58:52 22/02/2021
Name of Bank Bank-Branch BANK OF MAHARASHTRA 1
: |
Name of Branch Scroll No. , Date 1 10222 . 22/02/2021 !
e i s R
Department ID : Mobiie No. . 9748737543
NOTE:- This challan is valid for document to be registered in Sub Registrar office only. Not valid for unregistered document.

ignature Not

Verifie
Digit igned by PS

VIRTUAL TREA Y

RICY dclel BAD geem St orferRnd sicul degence awAdl ond] 38 . dicvl]l @ @e@aredt ¢ odreidl viay et i)

: - . MUMBAI 03 R
Challan Defacepatéeta?t 023
12:31:34 |
Reason: Secufe S
Sr. No. P,?% Defacement No. Defacement Date Userld ! Defacement Amount |
1 0005634379202021 23/02/2021-12:31:29 IGR0O03 J! 12919800.0C |
Total Defacement Amount 1.29.19,800.00 i

Page 1/1 Print Date 23-02-2021 ©2:31:34



Received Adjudication Fée~! KY& Y

Rs. 100/- (One Hundred Ongﬁ‘f

Receipt No. r1r 602088 3202 ,;“i?’ 028

Dt. 04 2712020

Ot
Coliector of Stamps
Pune (Rural)

& weTuIy RIS Jaie afufHa,
qQY4¢ 3FTY SRTedT el
Aieoiardt Aol srfrerETaER
qQ0¢ =l fufrETdier axqaEl-

HRIATE! B,

TR Afeoft iRt g Aleuidt

me-€hllector of Stamp; Pune (Rural)
Pune-411001 Ph. 020-26069508

email-jdrpunerural@gmail.com
Market Value/ Consideration Rs..2.5. 3. 225 258 /1
No./2200802/ADJ-122/2e4' > § p, 1020 2f
Received from Shii/ Mis.... A Y.C... [ 4214
Lau cakion Tanet Resmmg at
Daxicen.Nades, Ncuﬂam(m p’dmf
Rs 12918 @09 / ~(Rs Bne Copae JeOe

Certfid Under Section 32 ofthe Bombdy Siamp Ach,

1958, that the ful duty of Rs.. L. = 2. 5330 O [ —
meLocapze Tty tioe
ﬂm Thowsany. %.}M
Instrument Chargeable has been paid vide article
S Suject 1o Sec. 53A.

-
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Nine Lade Nineteen [hpuwanel GW‘
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e

\

Rec. No./Cha.No./GRN No.j~1 ) | 1933535920

DL24 00 1202) Defrlo . 0005634373
2¢ . 23] 02)apay
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AGREEMENT TO SUB-LEASE

#n
This Agreement to Sub-Lease (“Agreement”) is executed at Pune on this 24.. day of

Féb'f\/aY}, ....... ,2021 by and between:

VILAS JAVDEKAR ECO SHELTERS PRIVATE LIMITED, a company incorporated under
the Indian Companies Act, 1956, bearing Corporate Identification Number
U45200PN2013PTC146349, assessed for Income-tax under Permanent Account Number
AAECV3556D, having its registered office at 306, Siddharth Towers, Sangam Press Road,
Kothrud, Pune 411038, Maharashtra, India, represented by its Director Mr. Aditya Vilas
Javdekar duly appointed vide Board Resolution dated August 24_, 2020, hereinafter
referred to as the “Sub Lessor” (which expression shall, unless it be repugnant to the
context or meaning thereof, be deemed to mean and include its successors, administrators
and permitted assigns) of the One Part;

AND

AVE MARIA EDUCATIONAL TRUST, a private trust registered under Registration No. E-
5009 (Mumbai), assessed for Income-tax under Permanent Account Number
TA0179Qhaving its registered office at Mariam Nagar, Phase-II, Naigaon (West),
istrict Thane represented by its Managing Trustee Mrs. Grace Pinto,hereinafter referred to
as the “Sub Lessee” (which expression shall, unless it be repugnant to the context or
meaning thereof, be deemed to mean and include its trustees and members from time to
time, its Affiliates, successors, administrators and/or assigns) of the Other Part.

The Sub Lessor and the Sub Lessee are hereinafter, for sake of brevity and wherever the
context so requires, individually referred to as “Party” and collectively referred to as

“Parties”.
WHEREAS:
A. The Sub Lessor has represented to the Sub Lessee as follows:
(i) The PMRDA (defined below) is absolutely seized and possessed of and

well and sufficiently entitled to the absolute and exclusive ownership
rights in respect of all that piece and parcel of non-agricultural land
admeasuring 7,822.64 square meters, bearing Survey No. 286/4/1/B-
Amenity Space situated at Village Mann, Taluka and Sub Registration
District Mulshi,  District Pune, being within the limits of the Gram
Panchayat Mann and Zilla Parishad Pune, Maharashtra (hereinafter

L




(ii)

(i)

(iv)

referred to as the™™
Schedule hereunder written, and is demarcated in red colored boundary
lines on the plan annexed hereto as Annexure “1"). The ownership title
of PMRDA is clear and marketable and free from any Encumbrances
(save and except the Agreement to Lease executed in favor of the Sub
Lessor). Photocopy of the 7/12 Extract in respect of the Plot reflecting
the name of PMRDA as owner/ holder thereof is annexed hereto as
Annexure “2";

For the purpose of disposing various parcels of plots/ land (including the
Plot) on leasehold basis, PMRDA had held a public auction on December
4, 2018 and had invited public tenders. Pursuant to the aforesaid public
auction, the Sub Lessor had made the bid of INR 8,14,53,426/- (Indian
Rupees Eight Crore Fourteen Lac Fifty-Three Thousand Four Hundred
and Twenty-Six only), which was the highest bid received by PMRDA,
and accordingly, PMRDA accepted the aforesaid bid of the Sub Lessor in
accordance with the provisions of The Pune Metropolitan Region
Development Authority (Disposal of Lands) Regulations, 2016. Pursuant
to the above, the Sub Lessor has paid the entire bid amount (along with
all other applicable amounts) to PMRDA thereby securing and confirming
the bid in favor of the Sub Lessor;

Thereafter, by and under an Agreement to Lease dated October 14, »

2019 registered at Mulshi-2 under Serial No. 19668-2019 (“"Agreement
to Lease”), executed between PMRDA (as the Authority therein) and the
Sub Lessor (as Licensee therein), PMRDA granted license rights/
authority in respect of the Plot in favor of the Sub Lessor for the License
Term (defined below), on such terms and conditions contained therein.
It was further agreed that during the License Term, if the Sub Lessor
undertakes and carries out all construction activities within the timelines
set out therein, and if the Sub Lessor is in compliance of all other terms
and conditions of the Agreement to Lease and all other permissions/
approvals/ sanctions from other authorities, then PMRDA shall lease the
Plot to the Sub Lessor for a lease term of 80 (eighty) years commencing
from the Possession Date (defined below) (“Lease Term”), on the terms
and conditions set out in the aforesaid Agreement to Lease. Photocopy
of Index-II in respect of the Agreement to Lease is annexed hereto as
Annexure “3";

Pursuant to the Agreement to Lease, PMRDA handed over possession of
the Plot to the Sub Lessor on the Possession Date (defined below) vide
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annexed hereto as Annexure “4”). Accordingly, based on the

Agreement to Lease and the aforesaid Possession receipt, the Sub
Lessor, as of the date of this Agreement, has license rights in respect of
the Plot for the License Term, on the terms and conditions set out in the
Agreement to Lease ALONG WITH the right of a future leasehold right
in respect of the Plot (provided the Sub Lessor is in compliance of all
terms and conditions of the Agreement to Lease, and further provided a
Deed of Lease is executed and registered by PMRDA in favor of the Sub
Lessor in respect of the Plot); and

(v) Thereafter Sub Lessor has obtained Commencement Certificate and
Building Permission in respect of the School Building vide Letter No.
BMU/MANN/S.NO.286/4/1/B/PR.KRA.1300/19-20 dated March 18, 2020
(copy whereof is annexed hereto as Annexure “5”) whereby PMRDA
has granted permission/ approval for commencement of construction of
the School Building in accordance with the sanctioned plans.

The Sub Lessee is engaged in the business of operating and managing schools
under various brand names. The Sub Lessee is desirous of operating and
managing a full-fledged school in Pune.

Based on the requirement of the Sub Lessee and pursuant to various meetings
and discussions between the Parties hereto, the Sub Lessor has represented that
it is presently in the process of constructing a ground floor + 6 (six) upper floors
on the Plot in two different phases (“School Building”) at the Sub Lessor’s costs,
charges and expenses, and that such School Building will be constructed on a
‘built-to-suit’ model in accordance with the Specifications (defined below) in order
to suit the business needs and requirements of the Sub Lessee. The Sub Lessor
has further represented that an additional floor (being the 7" Floor) will be
available for construction on the School Building, and that the same will be
constructed/ developed in accordance with such specifications and plans to be
mutually approved/ agreed by the Parties and further that such additional floor
shall be sub-leased to the Sub Lessee on such terms and conditions as may be
mutually discussed and agreed between the Parties hereto. Accordingly, based
upon and relying on the various representations, covenants, assurances and
undertakings of the Sub Lessor (including the ones as set out in this Agreement),
the Sub Lessee has agreed to acquire sub-lease rights in respect of the Plot and
the School Building in phase-wise manner in accordance with the understanding
set out in this Agreement, and the Sub Lessee has assured to comply with all the
terms and conditions of this Agreement.
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as Annexure “6-A"), issued by the PMRDA and addressed to the Sub Lessor,
PMRDA has inter alia granted its ‘No Objection’ for sub lease of the Demised

Premises by the Sub Lessor in favor of the Sub Lessee on the terms and
conditions contained therein. The Sub Lessor has explicitly represented to the Sub
Lessee that though the aforesaid No Objection Certificate states that a sum of INR
81,45,343/- (Indian Rupees Eighty-One Lac Forty-Five Thousand Three Hundred
and Forty-Three only)is payable by the Sub Lessor to PMRDA, the aforesaid
amount has already been paid by the Sub Lessor to PMRDA, the payment and
receipt whereof has been accepted and acknowledged by PMRDA vide its Receipt
dated February 25,2020 (copy whereof is annexed hereto as Annexure “6-B").

E. By an under its Application dated March 13, 2020 (copy whereof is annexed
hereto as Annexure “6-C”), the Sub Lessor had requested PMRDA to clarify inter
alia that the sub lease rights can be given for the Plot along with the School -~
Building, pursuant to which, PMRDA vide its Letter dated May 11, 2020 (copy
whereof is annexed hereto as Annexure “6-D") confirmed /nter alia that the Sub
Lessor shall not be required to obtain any further permission/ approval for
granting sub-lease rights of the Plot and the School Building being constructed on
the Plot. Accordingly, the Sub Lessor represents that it shall do all such acts,
deeds and things as may be required for legally granting/ demising sub-leasehold e
rights in respect of the Project in favor of the Sub Lessee and to further ensure
that the Sub Lessee shall have the right to use and occupy the entire Project ...~
during the entire Sub Lease Term without any claims and/or objections from the
Sub Lessor and/or the PMRDA.

F: The Sub Lessor has further represented and warranted to the Sub Lessee that
there are no tax dues/ liabilities payable by the Sub Lessor which shall prejudice ~
the sub-lease of the Demised Premises (or any part thereof) by the Sub Lessor in
favor of the Sub Lessee. In order to support and validate the above
representation of the Sub Lessor, the Sub Lessor has obtained Certificate dated
March 11,2020 issued by Mr. Abhijit Mundada(Partner — RSVA & Co., Chartered
Accountants) (copy whereof is annexed hereto and marked as Annexure “7”)
confirming the above representation of the Sub Lessor and further certifying that
there are no income tax proceedings pending before authorities against the Sub
Lessor nor are there any amounts due for income-tax, which will attract the
provisions of Section 281 of the Income-tax Act, 1961. The Sub Lessor has further
covenanted and undertakes to obtain the Certificate/ No Objection Certificate
from the Income-tax Department/ authorities as required under Section 281 of
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the Income-tax Act, 1961, and handover the same to the Sub Lessee within 6
(six) months from the date of execution of this Agreement. The Sub Lessee has
relied upon the above certificate (issued by the Chartered Accountant) and the
aforesaid covenants and undertakings of the Sub Lessor.

The Sub Lessor has represented that it shall complete construction/ development
of the entire Project within the timelines set out herein and in accordance with the
Specifications (defined below) without any delay for any reason whatsoever (save
and except for reasons related to Force Majeure defined below), and that the
Project shall be undertaken and carried out in two phases — being the Phase-1
and the Phase-2 as stipulated in this Agreement and in accordance with the plans/
designs to be made by the Sub Lessor at its cost, and thereafter approved (with
necessary modifications/ amendments, if required) by the Sub Lessee and the
concerned Authorities. Accordingly, Phase-1 shall be completed and handed over
by the Sub Lessor to the Sub Lessee on or before the Phase-1 Handover Date,
and Phase-2 shall be completed and handed over by the Sub Lessor to the Sub
Lessee on or before the Phase-2 Handover Date.

The Parties hereto are now desirous of executing this Agreement for the purposes
of recording the various terms and conditions as mutually discussed and agreed
between them with respect to the transaction contemplated herein.

NOW THEREFORE, in consideration of the foregoing and the mutual covenants and

promises contained herein and other good and valuable consideration, the receipt and

adequacy of which is hereby acknowledged, the Parties intending to be bound legally,

agree as follows:

1.1

Definitions and Interpretation:

In this Agreement (including in the Recitals), unless the context otherwise
requires, the following capitalized terms and expressions shall have the meanings
assigned to them hereunder:

(a) “Academic Year/s” shall mean the period commencing from 1% (first)
day of April of any given year upto the 31% (thirty-first) day of March of
the succeeding/ subsequent year during which period the Sub Lessee (or
any of the trust, society, organization, entity) shall operate, manage and
run the school business of the Sub Lessee from the Project/ Demised
Premises or any part thereof;

Mariam Nagaf,
Phase - I,
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“Affiliates” meéns and- inclidés’ & such associates affiliates, holding
companies/ entities, successors and subsidiaries in which the Sub Lessee

or its parent company has a direct or beneficial shareholding of at least
50% (fifty) percent;

“Agreement” means this Agreement and all Schedules and Annexures
attached to it and shall include any modifications of this Agreement as
may be mutually agreed in writing by all Parties hereto from time to
time;

“Applicable Law/s” or “Law/s” means any statute, law, regulation,
ordinance, rule, judgment, order, decree, bye-law, approval from the
concerned authority, Government Resolution, order, directive, guideline,
policy, requirement, or other Governmental restriction or any similar
form of decision of, or determination by, or any interpretation or
adjudication having the force of law of any of the foregoing, by any
concerned authority (including PMRDA) having jurisdiction over the
matter in question;

"Approval/s" shall have widest interpretation and shall mean and
include (but not be limited/ restricted to) all such approvals, sanctions,
grants, permissions, consents, orders, awards, no-objection certificates,
resolutions,  authorisations, licenses, exemptions, construction/
development permissions etc. as may be required for implementing,
constructing, completing and handing over (for proper use) the Demised
Premises, as applicable, constructing/ developing the Project including
but not limited to any approval, consent, license (including permission/
license under the Shop & Establishment Act), registration, permission,
authorisation, sanction, clearances, no objection certificates, validation,
re-validation, renewals, extensions, adjudication, remarks,
acknowledgements, Letter of Intent, and all amendments thereto (as
applicable), Commencement Certificate, Occupation Certificate (including
Part Occupation Certificate), Fire NOCs, water connection approvals,
electricity connection approvals, drainage approvals, Non Agricultural
approvals/ permissions, approvals in respect of the School Building and
construction plans etc. of any nature which is required from any
Authority/ Authorities (defined below). It is clarified that the defined
term ‘Approval/s’ does not include the approvals/ permissions required to
be obtained by the Sub Lessee from the Education Department and/or
any other authority required to operate school from the Demised
Premises in the name of the Sub Lessee (or Sub Lessee’s nominees);
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“Approved Plans” shall mean the construction and development plan in
respect of the Project (including all floor plans etc.) which shall be
designed and made by the Sub Lessor and approved/ sanctioned by the
Sub Lessee (after necessary amendments/ modifications as deemed fit
by the Sub Lessee) and the concerned Authority/ies;

“Authority/Authorities”shall have widest interpretation and shall
mean and include (but not be limited/ restricted to) all concerned offices,
officers, executives, departments, boards, authority/ies, ministers,
ministries etc. from whom/ which any of the Approval/s (defined above)
are required including but not limited to from PMRDA, the concerned
Municipal Corporation, Ministry of Environment Forest and Climate
Change, the State Level Environment Impact Assessment Authority, High
Rise Committee, Civil Aviation Authority, the Directorate of Operations
(Air Traffic Services), all concerned authorities under the applicable
Development Control Regulations, Sub Division Officer, Tehsildar,
Talathi, Gram Panchayat, Zilla Parishad, the City Survey Office, Collector,
Assistant Collector, Deputy Collector, Collector of Stamps, Registrar at
the Land Registry offices, Chief Fire Officer, Fire Department, State Fire
& Emergency Services Department, Chief Engineer and Deputy Chief
Engineer, Engineer and Deputy Chief Engineer, Engineer and Deputy
Chief Engineer, Hydraulic Engineer (Municipal Corporation), private or
state run electricity companies/ organisations etc., telecommunication
companies/agencies, Public Health Department, Public Works
Department, Labour Department, State Pollution Control Board, Tree
Authority, P.C.O, Project Management Consultant as may be Licensed
appointed by the Engineering Division of PMRDA, Geologist/ Structural
Engineer, planning authorities, zoning authorities, Water Supply
&Sewerage Board, the Income-tax Department/ Authority, the concerned
tax authority for collection of TDS, the Central and State GST
Authorities/ Departments and/or such other statutory, State, Central and
such other government bodies, authorities and their relevant and
respective instrumentalities, departments, and functionaries;

“"Business Day” means any day on which commercial banks in Pune are
open to transact normal business;

“Deed of Sub Lease” shall mean the Deed of Sub Lease to be executed

Phase - 1,

Naigaon (W),
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conclusively gramting-aie#&MIEHG the Demised Premises in favor of the
Sub Lessee on sub-leasehold basis for the Sub Lease Term;

6)) “Defect Liability Period” means the period of the Sub Lease Term
during which the Sub Lessor shall be responsible for rectifying/
remedying/ the defects in the manner set out in clause 4 of this
Agreement.

(k) “Definitive Documents” shall mean the Deed of Sub Lease (defined
above), the Possession Letter and such other letters, writings,
documents, instruments, affidavits, indemnities, declarations etc. that
shall be executed by the Sub Lessor (including the ones to be executed
in favor of the Sub Lessee) for the purposes of concluding the sublease
of the Demised Premises in favor of the Sub Lessee in accordance with
this Agreement/ Deed of Sub Lease, as applicable.

() “Demised Premises” means Phase-1 (defined below) and Phase-2
(defined below);

(m) “Encumbrances” mean and include any kind of security interest of . \?‘\GTR.

whatsoever nature including (i) any mortgage, charge (whether fixed or \\;;;;’A %

floating), pledge, lien, hypothecation, assignment, deed of trust, securlty

(i'_.
interest or other encumbrance of any kind securing or conferring any’ (

priority of payment in respect of, any obligation of any Person, including e o=
without limitation any right granted by a transaction which, in legal \#&
terms, is not the granting of security but which has an economic or\\*_ﬂg
financial effect similar to the granting of security under Applicable Laws;

(i) any proxy, power of attorney, voting agreement, interest, option,

right of first offer, refusal or transfer restriction in favor of any Person,

(iii) any litigation, adverse claim as to title, possession, easement,

occupancy or use including but not limited to tenancy claims, and/or (iv)

any third party rights, claims, interest, demands, entitlement, restriction

or limitation of any nature whatsoever, including any covenant for

restriction on use of transfer, any arrangement (for the purpose of, or

which has the effect of, granting security), or any agreement, whether

conditional or otherwise, to create any of the above, notices of

acquisition or requisition, prohibitory or court orders, decree or

attachment (either before or after judgment);

(n) “Fit-Outs” shall mean the interior fit outs in the Project as may be
required by and undertaken/ carried out by the Sub Lessee at its costs.
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It is clarified that these shall not include the Specifications specified in

Annexure “10-B”which are to be carried out by the Sub Lessor at the
Sub Lessor’s cost;

“Force Majeure” means any of the following events/ circumstances or
combination thereof - (a) acts of God e.g. fire, drought, flood, typhoon,
tornado, landslide, avalanche, tempest, storm, earthquake, epidemics or
exceptionally adverse weather conditions and other natural disasters; (b)
explosions, air crashes, nuclear radiation, sabotage; (c) strikes or lock-
outs in government departments causing delay in obtaining approvals;
(d) civil war, civil commotion, uprising against constituted authority,
riots, insurgency, embargo, revolution, acts of terrorism, military action,
vandalism, rebellion, insurrection, acts of hostile army; (e) notifications,
acts or orders passed by the Government and other authorities, courts,
tribunals, quasi-judicial authorities etc. which adversely affects and/or
suspends/ stops/ delays the Parties from undertaking their respective
obligations under this Agreement and/or threatens to do so and also
stops, thwarts, prevents, interrupts or breaches the supply and/or
provisions of any material and/or power and/or hampers the Approvals,
which is instrumental to the continuance of this Agreement; and/or (f)
any delay by the Government Authorities in issuing any Approvals as
may be required for the development, construction or completion of the
Project or any part thereof as contemplated in this Agreement, provided
such delay is not attributable to the act/omission/ delay/ failure/ default/
negligence/ ignorance (g) import and export restriction due to any
regional epidemic/pandemic which affects the labour/ man-
power/construction material at the Project site, of the Party claiming
Force Majeure;

“GST” shall mean the Goods and Service Tax levied by the Central
Government as well as the State Government in accordance with the
extant tax laws applicable in India (for Central GST) and Maharashtra
(for State GST);

“INR” means Indian Rupees, being the lawful currency of India;

“Lease Term” shall mean the lease term of 80 (eighty) years
commencing from the Possession Date for which PMRDA shall grant
leasehold rights in respect of the Plot and the structures thereon
(including the School Building) in favor of the Sub Lessor;

Phase - I},
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(s) “License Term shaLL mean a penod .of -3 (threé% years commencing
from the Possession Date for which the Sub Lessor as of today has
license rights in respect of the Plot from PMRDA under the Agreement to
Lease;

(9] "PMRDA"” shall mean the Pune Metropolitan Region Development
Authority, being the Planning and development Authority for Pune Metro
Region (under whose jurisdiction the Project falls);

() “Parking Spaces” shall mean the car/ bike/ bus/cycle parking spaces to
be provided by the Sub Lessor for the exclusive use of the Sub Lessee in
accordance with the sanctioned/ approved plans, and which shall form
part of Phase-1, and accordingly no additional amounts/ fee/ charges
etc. shall be payable by the Sub Lessee for the aforesaid Parking Spaces; -~

(v) “Phase-1"shall mean all such constructed/ developed area which are
more specifically set out in Annexure “8” hereto and which are to be
constructed/ developed by the Sub Lessor as per with the Approvals and

the Approved Plans and in accordance with the Specifications and ’( /”;QQ\‘\ T F
handed over to the Sub Lessee on or before the Phase-1 Handover Date ,’ ﬁ

as per the details set out in Annexure “8” hereto;

(w) “Phase-2" shall mean all such constructed/ developed area which arg
more specifically set out in Annexure “9” hereto and which are to beN" 5\
constructed/ developed by the Sub Lessor as per with the Approvals and

the Approved Plans and in accordance with the Specifications and
handed over to the Sub Lessee on or before the Phase-2 Handover Date -
as per the details set out in Annexure “9” hereto;

(%) “Proposed Revised Plans” shall mean the revised plans for the entire
School Building prepared by the Sub Lessor as per the requirement of
the Sub Lessee and is subject to the approval from PMRDA. The
aforesaid Proposed Revised Plans for each floor in the School Building is
collectively annexed hereto as Annexure “10-A".Minor revisions to the
Proposed Revised Plans as maybe recommended by PMRDA shall be
carried out by the Sub Lessor (at the Sub Lessor’s costs, charges and
expense)after prior written intimation to the Sub Lessee.

(y) “Phase-1Fit-Out Period” shall mean a period of 5 (five) months from
Phase-1 Handover Date (defined below) during which, the Sub Lessee
shall have the right to undertake and carry out Fit-Outs in Phase-1 at)
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sole and excluaive costs, otzérﬁes:;aﬁq expense of '
without paying 2 ‘”"éﬁ’d}‘bf*‘é’lﬁm amounts of nature

whatsoever, save and except the applicable charges (at actuals) for

various utilities (for e.g. Electricity, water etc.) as may be used by the
Sub Lessee. It is clarified that any delay in the Phase-1 Handover Date
shall cause an equivalent extension of the Phase-1 Fit-Out Period;

“Phase-2 Fit-Out Period” shall mean a period of 3 (three) months
from the Phase-2 Handover Date (defined below) during which, the Sub
Lessee shall have the right to undertake and carry out Fit-Outs in Phase-
2 at the sole and exclusive costs, charges and expense of the Sub
Lessee, but without paying the Phase-2 Rent and/or any other amounts
of nature whatsoever, save and except the applicable charges (at
actuals) for various utilities (for eg. Electricity, water etc.) as may be
used by the Sub Lessee. It is clarified that any delay in the Phase-2
Handover Date shall cause an equivalent extension of the Phase-2 Fit-
Out Period;

“Phase-1 Handover Date” shall mean October 31, 2021 on or before
which date the Sub Lessor shall, at its costs, charges and expense, build/
make/ construct the entire Phase-1 in accordance with the Proposed
RevisedPlans (subject to PMRDA's approval) and the Specifications
annexed hereto as Annexure “10-B”and complete and handover the
same to the Sub Lessee after providing for connections/ provisions for
electricity, water supply and other utilities and after obtaining all
permissions, Approvals and sanctions (including the applicable
Occupation Certificate and the NOC from the Fire Department) in
accordance with this Agreement at the sole and exclusive costs, charges
and expense of the Sub Lessor;

“Phase-2 Handover Date” shall mean December 31, 2023 on or
before which date the Sub Lessor shall, at its costs, charges and
expense, build/ make/ construct the entire Phase-2 in accordance with
the Proposed RevisedPlans and the Specifications annexed hereto as
Annexure “10-B” and complete and handover the same to the Sub
Lessee after providing for connections/ provisions for electricity, water
supply and other utilities and after obtaining all permissions, Approvals
and sanctions (including but not limited to the Occupation Certificate/
Part Occupation Certificate, NOC from the Fire Department etc.) in
accordance with this Agreement at the sole and exclusive costs, charges
and expense of the Sub Lessor;
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(co) “Phase-1 OC HW&N&MHWI 2021, by which
date the Sub Lessor shall obtain and handover Part Occupation

Certificate in respect of Phase-1 to the Sub Lessee.

(dd) “Phase-1 Rent” shall mean the monthly rent for Phase-1 payable by
the Sub Lessee to the Sub Lessor from the Phase-1 Rent
Commencement Date in accordance with clause 8.1 below and
Annexure “11” hereto;

(ee) “Phase-2 Rent” shall mean the monthly rent for Phase-2 payable by
the Sub Lessee to the Sub Lessor from the Phase-2 Rent
Commencement Date in accordance with clause 8.1 below and
Annexure “11” hereto;

(ff) “Phase-1 Rent Commencement Date” shall mean April 1, 2022,
provided the Part Occupation Certificate in respect of Phase-1 is obtained
and the Phase-1 is handed over to the Sub Lessee within the timelines
set out in this Agreement;

(gg9) “Phase-2 Rent Commencement Date” shall mean April 1, 2024 the
day starting from the next day of expiry of the Phase-2 Fit-Out Period
(defined above) provided the Sub Lessor has obtained and handed over
to the Sub Lessee a certified copy of the Part/Full Occupation Certificate
in respect of Phase-2within the agreed timelines and further provided
the Phase-2 Handover Date is not delayed by the Sub Lessor;

(hh) “"Phase-1 Sub Lease Commencement Date” shall mean the Phase-1
Rent Commencement Date (defined above) before which the Parties
hereto shall execute and register a Deed of Sub Lease for Phase-1;

(ii) “Phase-2 Sub Lease Commencement Date” shall mean the Phase-2
Rent Commencement Date (defined above) before which the Parties
hereto shall execute and register a Deed of Sub Lease for Phase-2;

3i) “Phase-1 Sub Lease Term” shall mean a period of 29 (twenty-nine)
years commencing from the Phase-1 Handover Date (defined above) or
such other date on which the Sub Lessor hand overs Phase-1 to the Sub
Lessee in accordance with this Agreement;

(kk) “Phase-2 Sub Lease Term” shall mean the period commencing from
the Phase-2 Handover Date (or such other date on which the Sub Lessor
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hands over Phase-2 to the Sub Lessee in accordance with this
Agreement) until the balance unexpired period of the Phase-1 Sub Lease
Term;

“Plot” shall mean the parcel of land which is more particularly described
in the First Schedule hereunder written and is delineated in red colored
boundary lines on the plan annexed hereto as Annexure “1”;

“Possession Date” shall mean December 16, 2019 on which date
PMRDA has already handed over possession of the Plot to the Sub Lessor
under the Possession Receipt recited hereinabove;

“Project” shall mean the entire Plot along with the entire School
Building standing thereof comprising of Phase-1 and Phase-2 and all the
constructions, facilities and amenities to be developed, constructed,
made, provided by the Sub Lessor to the Sub Lessee in accordance with
this Agreement and in accordance with the Specification at the sole and
exclusive costs, charges and expense of the Sub Lessor;

“RCC Structure” shall mean the entire super structure of the Demised
Premises which includes the beams, slabs and columns comprising in the
School Building;

“"Rent” shall mean Phase-1 Rent (defined above) and Phase-2 Rent
(defined above) collectively;

“Security Deposit” shall mean the amount mentioned in clause 9
hereinbelow which shall be deposited by the Sub Lessee with the Sub
Lessor by way of an interest free refundable security deposit and shall be
returned/ refunded to the Sub Lessee in accordance with this
Agreement/ Deed of Sub Lease (as applicable);

“Specifications” means the various details, material and specifications
as listed in Annexure “10-B” hereto in strict accordance with which the
Sub Lessor shall construct/ develop/ build/ make the Project along with
all amenities/ facilities therein/ thereon at the sole and exclusive costs,
charges and expense of the Sub Lessor;

“Sub-Lease Term” means and includes the Phase-1 Sub Lease Term
(defined above) and the Phase-2 Sub Lease Term (defined above);
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“Sub Lessee’s - all ' mean the initial period of 20

(twenty) years from the Phase-1 Sub Lease Commencement Date during
which period the Sub Lessee shall not have the right to terminate the
Deed of Sub Lease subject to Clause No.21.3 of this Agreement;

“Sub Lessor’s Lock-in Period” shall mean the entire Sub Lease Term
during which period the Sub Lessor shall not have the right to terminate
the Deed of Sub Lease subject to Clause No.21.3 of this Agreement;

“Sub Lessee’s sub-lessee” shall mean any party/ person in favor of
whom the Sub Lessee grants sub-leasehold rights in respect of the
Demised Premises or any part thereof after obtaining prior written
permission of the Sub Lessor and PMRDA and after paying applicable
charges to PMRDA. It is clarified that person, party, entity using/
occupying the Demised Premises or any part thereof under a
limited/temporary license/ permission/ authority from the Sub Lessee
(either under a leave and license agreement, vendor’s contract/
agreement and/or under a business conducting agreement) shall not be
construed as Sub Lessee’s Sub Lessee and accordingly no prior
permission and/or charges shall be required/ payable by the Sub Lessee
for such licensee/ business conductors etc.;

“TDS” shall mean tax to be deducted at Source in accordance with thig~ 1 *

extant Income-tax laws applicable in India;

“Terrace” shall mean open roof terrace area on the top of the School
Building (which will be a part of Phase-2, which will be used and
occupied solely and exclusively by the Sub Lessee (including but not
limited for placing satellite dish, HVAC equipment etc.) without paying
any additional rents/ amounts of any nature whatsoever. It is however
clarified thatin the event of Sub-lessee decides to use the Terrace area
for any of its core business by covering or without covering the Terrace
with flexible canopy/solar roof top/any other temporary structure, then
such covered area shall be considered as rentable area and the Sub-
lessee shall pay to Sub-lessor the applicable monthly rent as may be
mutually agreed between the Parties. It is further clarified that the cost
such covering shall be incurred by the Sub Lessor; and

“Defects” shall mean any major structural cracks in beams, columns,

slabs and any leakage or seepage through the water proofing or cracks
on the exterior surfaces of the walls. Defects shall nhot mean minor
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surface cracks on paint, gypsum plaster etc., minor shade variation in
tiles and natural stones, any form of breakage of tiles, fixtures, fittings,
pipes etc. cause during normal usage by the Sub Lessee, any leakage in
plumbing system caused due to improper maintenance by the Sub

Lessee, any other minor defect caused due to normal wear & tear.

Unless the context of this Agreement otherwise requires:

(@)

(b)

()

(d)

(e)

(f)

any reference to any statute or statutory provision shall include:

(i) all subordinate legislation made from time to time under that
statue or statutory provision (whether or not amended, modified,

re-enacted or consolidated); and

(ii) such provision as from time to time amended, modified, re-
enacted or consolidated (whether before or after the date of this
Agreement) to the extent such amendment, modification, re-
enactment or consolidation applies or is capable of applying to any
transactions entered into under this Agreement and (to the extent
liability there under may exist or can arise) shall include any past
statutory provision (as from time to time amended, modified, re-
enacted or consolidated) which the provision referred to has

directly or indirectly replaced.

words of any gender are deemed to include those of the other gender;

words using the singular or plural number also include the plural or

singular number, respectively;

the terms ‘hereof’, ‘herein’, ‘hereby’, ‘hereto’ and derivative or similar
words refer to this entire Agreement or specified Clauses of this

Agreement, as the case may be;

Any reference herein to any Clause or Schedule or Annexure is to such
Clause of or Schedule to or Annexure to this Agreement. The Schedules
and Annexures to this Agreement shall form an integral part of this

Agreement;

reference to the word ‘include’ shall be construed without limitation;
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9)

(h)

(i)

()

(k)

0

(m)

each of the guarantees, assurances,
undertakings and warranties provided in this Agreement is independent
of other representations, covenants, guarantees, assurances,
undertakings and warranties and unless the contrary is expressly stated,
no Clause in this Agreement limits the extent or application of another

Clause or any part thereof;

headings to Clauses, parts and paragraphs of Schedules and Schedules
are for convenience only and do not affect the interpretation of this
Agreement;

references to the knowledge, information, belief or awareness of any
Person shall be deemed to include the knowledge, information, belief or
awareness of such Person after examining all information and making all
due diligence inquiries and investigations which would be expected or
required from a person of ordinary prudence;

the usage of words ‘in writing’, includes any communication made by
letter, fax or e-mail;

any reference to consent or communication from either Party shall imply

a consent or communication as agreed to in writing;

references to a person (or to a word importing a person) shall be \\

construed so as to include:

(i) individual, firm, partnership, trust, joint venture, company,
corporation, body corporate, unincorporated body, association,
organization, any government, or state or any agency of a
government or state, or any local or municipal authority or other
governmental body (whether or not in each case having separate
legal personality); and

(i) References to a person’s representatives shall be to its officers,
employees, legal or other professional advisers, sub-contractors,
agents, attorneys and other duly authorized representatives.

where a wider construction is possible, the words ‘other’ and ‘otherwise’
shall not be construed ejusdem generis with any foregoing words;
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(n) All the recitals to this Agreement shall form an integral and operative
part of this Agreement as if the same were set out and incorporated
verbatim in the operative part and to be interpreted, construed and read
accordingly. The Sub Lessor accepts that the Sub Lessee has agreed to
enter into and execute this Agreement based upon and relying inter alia
on the various representations and covenants of the Sub Lessor
(including the ones set out in the recitals hereinabove); and

(0) Time is of the essence in the performance of the Parties’ respective
obligations. If any time period specified herein is extended, such
extended time shall also be of the essence.

Construction and Development of the Project:

The Parties have agreed that the Sub Lessor shall construct/ develop the entire
Project for the Sub Lessee on a ‘built-to-suit” model as per the Specifications to
ensure that the Project is compatible with all needs, mandates and requirements
of the Sub Lessee’s school business. The Sub Lessor is aware that the Sub Lessee
is an international brand and that the Sub Lessee is particular and strict about the
quality of construction/ development, the finishing and the materials used by the
Sub Lessor, and accordingly, the Sub Lessor represents and covenants that it shall
be solely and exclusively responsible for undertaking construction and
development of the Project and incurring all costs, charges and expenses for the
same and for handing-over the Project to the Sub Lessee within the timelines set
out herein in accordance with the Specifications (defined above). For the
purposes of construction/ development of the Project, the Sub Lessor explicitly
represents, covenants, assures, guarantees and undertakes to do the following at
its sole and exclusive costs, charges and expense):

(a) to make/ prepare/ design the construction/ development plans (including
floor plans), designs, specifications, etc. in respect of the School Building
and other facilities/ amenities on the Plot, and to finalise the same in
concurrence with the Sub Lessee. The Sub Lessor shall ensure
compliance with the Approved Plans and all Applicable Laws and
Approvals in relation to the Project. The Sub Lessor shall not amend/
alter the Approved Plans without obtaining prior written permission/
approval of the Sub Lessee. The Sub Lessor shall be solely liable/
responsible for all defects, irregularities etc. in the aforesaid Approved
Plans and such other plans, designs and specifications; ‘
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to make requisite submissions/ applications for obtaining all Approvals,

sanctions and permissions from all the Authorities as may be required for
commencing, undertaking and successfully completing the entire Project
and for handing over the Phase-1 and Phase-2 to the Sub Lessee on or
before the Phase-1 Handover Date and Phase-2 Handover Date
respectively. The Sub Lessor shall, at its cost, periodically provide copies
of all the Approvals in relation to the Project to the Sub Lessee;

to undertake construction/ development of the Project in accordance
with the Approved Plans and designs (made by the Sub Lessor and
amended and approved by the Sub Lessee) and the Specifications, and
further as approved by the concerned Authorities;

to appoint all contractors, consultants, professionals, structural engineer,
advocates & solicitors, chartered accountants, financial advisors, project
management consultants, and contractors, vendors, etc. in respect of
the Project. It is clarified that the Sub Lessee shall not be liable to make
any payments/ contributions towards the fee/ charges of the aforesaid
professionals, contractors, consultants, etc. as may be appointed by the
Sub Lessor;

to maintain all safety measures at the construction site. The Sub Lessor
shall be responsible for all liabilities in respect of the workers employed/
engaged for constructing/ developing the Project. The Sub Lessor shall
pay the wages, remuneration and salary of such labour, workmen,
contractors, professionals and personnel and to comply with all
Applicable Laws in that behalf including taking out the requisite
insurance policies including workmen compensation policy, third party
insurance including accident, contractor’s all risk policy, insurance
against fire and earthquake and such other insurance cover, in
accordance with the Applicable Laws;

to ensure the adequacy, stability and safety of all on-site and off-site
operations and methods of construction, transportation installation,
commissioning etc. on the Project/ Plot and to further ensure that the
Plot and the School Building (the amenities/ facilities therein/ thereon)
are kept in an orderly state, in accordance with the Approval/s and all
Applicable Laws (from time to time) and as per best industry practice, to
avoid danger to any person and shall take such measures in accordance
with the Approval/s;
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(9) to be liable and responsible for the Defect Liability Period in accordance
with the understanding set out in Clause 4 of this Agreement. It is

clarified that the Sub Lessee shall not be responsible/ liable for the
aforesaid Defect Liability Period for any reason whatsoever in accordance
with the understanding set out in Clause 4 of this Agreement; and

(h) to adhere to the terms and conditions of the Commencement Certificate,
the Occupation Certificate, the guidelines and rules and requirements of
the Fire Department and all Authority/ Authorities and all other Approvals
while discharging its roles, compliances, responsibilities and obligations
under this Agreement.

The Sub Lessor explicitly confirms that the Sub Lessee shall have no
responsibilities, liabilities and/or the costs in respect of the construction/
development of the Project or any part thereof for any reason whatsoever
including for reasons related to (i) defect in construction, (ii) delay in
construction, and/or (iii) default in complying with the Approved Plans, statutory
regulations/ permissions/ approvals/ sanctions etc., and accordingly the Sub
Lessor hereby indemnifies and keeps forever indemnified the Sub Lessee from
and against all claims in connection with the construction/ development work
carried out and done in respect of the Project under this Agreement. It is explicitly
clarified that the Sub Lessee shall not be responsible for any lapse in insurance in
respect of the Project or any part thereof.

Timelines for completing the Project:

The Sub Lessor shall undertake and carry out the entire construction and
development of the Project along with all the amenities/ facilities set out in this
Agreement in accordance with the Approved Plans (being the plans approved by
the concerned Authority and the Sub Lessee) and in further accordance with the
Specifications (defined above) to the satisfaction of the Sub Lessee. The Sub
Lessor acknowledges and accepts that the Sub Lessee has agreed to enter into
and execute this Agreement (and the Definitive Documents and all subsequent
agreements, deeds and writings) solely based upon and relying on the
representation and assurances of the Sub Lessor that it shall complete and
handover the Project (comprising of Phase-1 and Phase-2) in accordance with this
Agreement (including timelines) on that the Sub Lessor shall handover the Phase-
1 and Phase-2 to the Sub Lessee on or before the Phase-1 Handover Date and the
Phase-2 Handover Date respectively (after obtaining all Approvals including the
Occupation Certificate, the Fire NOC etc. in order to ensure that the Sub Lessee
can immediately commence its business therefrom) AND FURTHER THAT the
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Sub Lessor is well aware that any delay/ default by the Sub Lessor in fulfilling and
complying with any of its obligations under this Agreement shall cause
inconvenience to the Sub Lessee and will delay the Sub Lessee’s school business.

3.2 Timely completion of construction/ development and handover of the Phase-1 and
Phase-2 to the Sub Lessee by the Sub Lessor is the essence of this Agreement/
contract. Considering the essence and spirit of the mutual understanding set out
in this Agreement, the Sub Lessor shall be bound to comply with its obligations
and handover Phase-1 and Phase-2 to the Sub Lessee on the Phase-1 Handover
Date and the Phase-2 Handover Date respectively.

3.3 The Sub Lessor shall obtain the Part Occupation Certificate in respect of Phase-1
and handover certified copy of the same to the Sub Lessee on or before the -~
Phase-1 OC Handover Date (defined above), failing which the Phase-1 Rent
Commencement Date shall automatically stand postponed/ extended by 2.5 days/
times for each day of delay in obtaining and handing over the Part Occupation
Certificate by the Phase-1 OC Handover Date ("Phase-1 OC Delay Remedy”).
For the purposes of calculating the Phase-1 OC Delay Remedy, it is clarified that
in the event there is a delay of 2 (two) days in obtaining and handing over the
Occupation Certificate for Phase-1 by the Phase-1 OC Handover Date, then the
Phase-1 Rent Commencement Date shall automatically stand postponed/
extended by 5 (five) days.

3.4 In the unfortunate event of Phase-1 not being handed over by the Phase-1
Handover Date, then the Sub Lessor shall be entitled to a cure period until
November 15, 2021 (“*Cure Period”) and accordingly the Sub Lessor shall ensure
that it completes and handovers Phase-1 to the Sub Lessee on or before the end
of the aforesaid Cure Period failing which the Phase-1 Rent Commencement Date
shall automatically stand postponed/ extended by 2.5 days/ times for each day of
delay in handing over Phase-1 by the Phase-1 Handover Date (“Phase-1
Handover Delay Remedy”).

3.5 It is however explicitly discussed and clarified between the Parties hereto that in
the unfortunate event of there being a delay for both i.e. (i) in obtaining and
handing over the Part Occupation Certificate for Phase-1 by the Phase-1 OC
Handover Date, and (ii) in handing over Phase-1 to the Sub Lessee by the
aforesaid Cure Period, then only the higher of the Phase-1 OC Delay Remedy and
the Phase-1 Handover Delay Remedy shall be available to the Sub Lessee, and
the Phase-1 Rent Commencement Date shall automatically stand postponed/
extended accordingly.
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4.1

4.2

4.3

4.4

Defect Liability Period:

It has been represented by the Sub Lessor that the School Building and the
amenities/ facilities stipulated in this Agreement shall be constructed/ developed
on a ‘built-to-suit” model in order to ensure compatibility with the Sub Lessee’s
school business standards and requirements and that the same will be
constructed/ developed with the best materials, equipment etc. and further that
the quality of construction (and all the amenities/ facilities) shall be as per Bureau
of Indian standards, and accordingly, the Defect Liability Period for the Sub Lessor
for the entire RCC Structure (defined above) shall be for the entire Sub Lease
Term during which period all repairs, rectifications, replacements, remedies
required to maintain the structural stability of the Demised Premises and for
rectifying the defects, if any, shall be undertaken and carried out by the Sub
Lessor at the Sub Lessor’s costs, charges and expense within maximum 30 (thirty)
Business Days from the date of written intimation by the Sub Lessee. In the event
any of the aforesaid repairs, rectifications, replacements, remedies pertain to
major structural repairs then the same shall be undertaken and completed by the
Sub Lessor within such timeframe as may be mutually agreed between the Parties
hereto.

" During the entire Sub Lease Term, the Sub Lessor shall maintain and make all

necessary repairs or replacements to the structural elements and structural
portions of and within the Demised Premises. The Sub Lessor shall repair all
defects (including latent defects) in the construction of the Demised Premises.
The Sub Lessor will be responsible for compliance of the School Building/ Demised
Premises with all codes, laws, ordinances, rules and regulations including without
any limitation. The cost incurred by the Sub Lessor for repairing/ replacements all
defects shall not be contributed towards or reimbursed by the Sub Lessee.

The Defect Liability Period for the Sub Lessor for all other constructions,
amenities, facilities, etc. provided by the Sub Lessor in Phase-1 (including the
Specifications herein) shall be for a period of 7 (seven) years from the Occupation
Certificate of Phase-1 during which period all repairs, rectifications, replacements,
remedies required to maintain the same and for rectifying defects, if any (unless
caused by the Sub Lessee or Sub Lessee’s occupants), shall be undertaken and
carried out by the Sub Lessor at the Sub Lessor’s costs, charges and expense
within maximum 30 (thirty) Business Days from the date of written intimation by
the Sub Lessee.

The Defect Liability Period for the Sub Lessor for all other constructions,
amenities, facilities, etc. provided by the Sub Lessor in Phase-2 (including the
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Specifications herein) shall be for a p>eriod.“of 7 (seven) years from the Occupation
Certificate of Phase-2 during which period all repairs, rectifications, replacements,
remedies required to maintain the same and for rectifying defects, if any (unless
caused by the Sub Lessee or Sub Lessee’s occupants), shall be undertaken and
carried out by the Sub Lessor at the Sub Lessor’s costs, charges and expense
within maximum 30 (thirty) Business Days from the date of written intimation by

the Sub Lessee.

4.5 In the event the Sub Lessor fails to rectify, remedy and/or make good such defect
within the aforesaid timelines, then the Sub Lessee shall have the right, without
obtaining any prior approval of the Sub Lessor, to carry out necessary repairs and
remedies at the sole and exclusive costs, charges and expense of the Sub Lessor,
which shall be first paid by the Sub Lessee and subsequently deducted from the

ﬁ
Rent payable by the Sub Lessee to the Sub Lessor.
4.6 The Sub Lessee shall not make any structural changes in the Demised Premises
(including breaking of the walls/ columns/ beams/ slabs, core cutting etc.) without /ﬁﬁ
obtaining the prior written approval of the Sub Lessor. Any damage caused to the 3 %’:3&
Demised Premises due to such unauthorized structural changes shall be repaired/ ;é\ i &
rectified by the Sub Lessee at the Sub Lessee’s cost. = ( § f‘
T
4.7 During the Defect Liability Period, the Sub Lessee shall, at its cost, execute . %) '} 2

comprehensive maintenance contracts for maintenance of Water Pumps, Sewage
Treatment Pumps, Water Filtration & Softener Pumps, Elevators, Fire Fighting
System, Swimming Pool Equipment and all such equipment procured and installed
by the Sub Lessee at the Demised Premises. Further, during the Defect Liability
Period, the Sub Lessee shall also undertake and maintain the following at the Sub

é}.
[E

¢
i

Lessee’s cost:

(a) Timely and regular cleaning and plumbing down and removing of choke-
ups;

(b)  Periodic housekeeping of all common areas, classrooms and other rooms;

(c) Fixing minor pipe leakages in time;

(d) Periodic grout filing of wall & floor tiles for toilets and swimming pool;

(e) Periodic filling of silicon sealant for gaps in external windows; and

(f)  Removal of dry leaves, dirt and garbage from rooftop so as to allow rain

water to drain out effectively.

5. Conditions Precedent to the Deed of Sub Lease:
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In order to enable the Patias.herete-to-conciude-andreonsuminate the transaction
in respect of Phase-1 by executing the Definitive Documents (defined above) in

favor of the Sub Lessee, the Sub Lessor shall do the following at its sole and

exclusive costs, charges and expense:

(a)

(b)

(©

(d)

()

()

Obtain final approval in respect of the Revised Proposed Plan (defined
above) from PMRDA on or before execution of the Sub-Lease Deed. In
the event PMRDA proposes any changes to the Revised Proposed Plan,
then the same shall be immediately informed to the Sub Lessee, and the
Parties hereto shall co-operate with each other and mutually finalise
such proposed changes within 7 (seven) days from the date of intimation
by PMRDA;

Pay applicable amounts to PMRDA towards development charges and/or
such other charges and to obtain the revised Commencement Certificate
for Phase-1 and Phase-2 based on final approval granted by the Sub
Lessee in writing;

the Intent of Development layout is granted by PMRDA only for
environment clearance purpose and since environment clearance is not
applicable for the Demised Premises, the Sub Lessor shall pay the
applicable amounts towards development charges and premiums
towards paid FSI/TDR or such other amounts to PMRDA and obtain the
revised Commencement Certificate in respect of Phase-1 & Phase 2 on or
before December 31, 2020 and handover the same to the Sub Lessee;

obtain the Certificate/ No Objection Certificate from the Income-tax
Department/ authorities as required under Section 281 of the Income-
tax Act, 1961, and handover the same to the Sub Lessee within 6 (six)
months from the date of execution of this Agreement;

complete construction of Phase-1 in accordance with the sanctioned
plans/ approvals and in accordance with the Specifications and handover
the same to the Sub Lessee on or before the Phase-1 Handover Date (or
the Cure Period, if required);

obtain the Part Occupation Certificate in respect of the School Building
(being for the entire Phase-1)and handover the same to the Sub Lessee
on or before the Phase-1 OC Handover Date (defined above) without any
delay for any reason whatsoever;
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(9) do all such acts, Ldead&and&h&ngs:as;mav“‘ﬂmmred for legally
granting/ demising sub-leasehold rights in respect of the Project in favor
of the Sub Lessee and to further ensure that the Sub Lessee shall have
the right to use and occupy the entire Project during the entire Sub
Lease Term without any claims and/or objections from the Sub Lessor
and/or the PMRDA (provided the Sub Lessee is not in breach of this
Agreement); and

(h) Execute and register a Deed of Lease whereby PMRDA shall grant lease
of the entire Plot along with maximum permissible Floor space of the
entire Demised Premises (including Phase-2 to be constructed) in favor
of the Sub Lessor for the Lease Term (defined above), and handover
certified/ notarized copy of the registered Deed of Lease to the Sub
Lessee. The Sub Lessor has represented that pursuant to the aforesaid 8
Deed of Lease by PMRDA in favor of the Sub Lessor, no separate lease
deed will be required to be executed by PMRDA in favor of the Sub
Lessor in respect of Phase-2.

5.2 In order to enable the Sub Lessee to peacefully possess and use Phase-2, the Sub
Lessor shall do the following at its sole and exclusive costs, charges and expense: !/ 2 .
w1

(a) pay the applicable amounts towards development charges and/or such
other amounts in respect of Phase-2 to PMRDA;

(b) complete construction of Phase-2 in accordance with the sanctioned
plans/ approvals and in accordance with the Specifications and handover
the same to the Sub Lessee on or before the Phase-2 Handover Date; ~
and

(0 obtain the Part/Full Occupation Certificate in respect of Phase-2 on or
before the Phase-2 Handover Date (defined above) without any delay for
any reason whatsoever and handover the same to the Sub Lessee; and

6. Grant of Sub Lease Rights & the Sub LeaseTerm:

6.1 In consideration of the Rent herein reserved and subject to payment of Rent and
execution of Definitive Documents, the Sub Lessor hereby agrees to demise and
grant unto the Sub Lessee, by way of sub-lease, the Demised Premises TO HAVE
AND TO HOLD the same unto the Sub Lessee for the Sub Lease Term (defined
hereinabove) upon execution of the Definitive Documents (defined
above)TOGETHER WITH ALL AND SINGULAR the houses, outhouses, edifices,

24
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courts, yards, buildings, freas, com I&’Qqqers' ditches, fenc 1?'59 . /
ways, paths, passages, c@mmon g}u|_|';gg walls, waters, water cpurses, plants, lights,

liberties, privileges, easements, profits, advantages, rights, members and

appurtenances whatsoever in or to the Plot or any part thereof belonging or in
anywise appertaining to or with the same or any part thereof now or at any time
heretofore usually held, used, occupied or enjoyed therewith or reputed or known
as part or member thereof and to belong or be appurtenant thereto.

During the entire Sub Lease Term, the Sub Lessee (along with its Affiliates) shall
have the exclusive, absolute, unhindered and unrestricted legal and physical
possession of the Demised Premises without any interference from any person
whomsoever (including from the Sub Lessor), and accordingly, simultaneously
against execution of the Deed of Sub Lease, the Sub Lessor shall execute a
Possession Letter thereby handing over exclusive and absolute possession of the
Demised Premises to the Sub Lessee.

Without causing any inconvenience to the Sub Lessee’s school business
operations, the Sub Lessor and PMRDA and any concerned authority shall always
have right to access the Demised Premises during the Sub Lease Term at any-
time of the day without any prior intimation or approval of the Sub Lessee for the
purpose of inspection, maintenance or any lawful activity as may be required from
time to time.

Pursuant to the grant/ demise of sub lease assured under this Agreement in favor
of the Sub Lessee, the Sub Lessee shall have the right to undertake and carry out
all its business from the Demised Premises including running, operating and
managing school. For the purposes of the aforesaid business of the Sub Lessee,
the Sub Lessee shall have the right to enter into and execute various
management contracts/ agreements, agent agreements, vendor contracts/
agreements and such other third-party contracts, agreements, writings etc. as
may be required for the business of the Sub Lessee, at the sole and exclusive
discretion of the Sub Lessee and without obtaining any prior written approval/
permission of the Sub Lessor, and further without paying any additional amounts/
compensation of any nature whatsoever for any reason whatsoever to the Sub
Lessor and/or PMRDA, save and except in case of any Sub Lessee’s sub lessee
(defined above), in which case the Sub Lessee shall be required to obtain the
prior written approval of the Sub Lessor and PMRDA and shall be required to pay
applicable fee/ charges to PMRDA, however the Sub Lessee shall continue to be
solely responsible for compliance of this Agreement and the Definitive Documents
irrespective to whom rights are assigned.The school business of the Sub Lessee
shall comprise of operating, conducting, running and managing Pre-primary,
Primary and Secondary grades which will include Nursery, LKG, UKG, Grades I to
X. comprising of such number of classrooms and students as may be required by
the Sub Lessee, from time to time.
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7. Lock-in Period:

7.1 The Sub Lessor shall be locked-in for the Sub Lessor’s Lock-in Period (defined
above), and accordingly, the Sub Lessor shall not have the right to terminate the
Deed of Sub Lease during the Sub Lessor’s Lock-in Period, save and except for
reasons related to material breach of any representations, covenants and/or
terms and conditions of the Deed of Sub Lease by the Sub Lessee in which case,
the Sub Lessor shall give 30 (thirty) Business Days'prior written notice to the Sub
Lessee for rectifying/ remedying such breach/ defect/ default/ failure, and in the
event the Sub Lessee fails to remedy/ rectify such breach within the aforesaid
notice period, then the Sub Lessor shall be entitled to terminate this Agreement/
Deed of Sub Lease by giving an advance written notice to the Sub Lessee. “

7.2 The Sub Lessee shall be locked-in for the Sub Lessee’s Lock-in Period (defined
above), and accordingly, the Sub Lessee shall not have the right to terminate the
Deed of Sub Lease during the Sub Lessee’s Lock-in Period, save and except for
reasons related to material breach of any representations, covenants,
undertaking, obligations and/or terms and conditions of the Deed of Sub Lease by
the Sub Lessor in which case, the Sub Lessee shall give 30 (thirty) Business Days’ o
prior written notice to the Sub Lessee for rectifying/ remedying such breach/
defect/ default/ failure, and in the event the Sub Lessor fails to remedy/ rectify
such breach within the aforesaid notice period, then the Sub Lessee shall be
entitled to terminate this Agreement/ the Deed of Sub Lease by giving an advance

written notice to the Sub Lessee.
8. Rent for the Demised Premises:

8.1 From the Phase-1 Rent Commencement Date (defined above) (unless
automatically postponed/ extended in the manner set out in this Agreement) until
expiry or earlier determination of the Sub Lease Term, the Sub Lessee shall pay
Rent towards monthly rent to the Sub Lessor, on or before the 10™ (tenth) day of
every month in advance as per Annexure “11”annexed hereto.

8.2 The Rent is inclusive of TDS and accordingly the Sub Lessee shall deduct from the
Rent the applicable amounts towards TDS and deposit such deducted TDS with
the concerned income-tax department within the timelines prescribed under the
extant tax laws, as applicable. The Rent is exclusive of GST (State and Central)
and shall be borne and paid by the Sub Lessee over and above the Rent reserved
hereinabove.
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8.3

9.2

In the event there

the due date set o . essor shall give 30 (thirty) Business
Days’ prior written notice to the Sub Lessee calling upon the Sub Lessee to make
payment of the outstanding Rent along with interest calculated at 18% (eighteen)
percent per annum on the outstanding amount from the date it was due until
such date it is paid in full (along with applicable interest).

Security Deposit for the Demised Premises:

For the entire Project(which comprises of Phase-1 and Phase-2), the Sub Lessee

has agreed to deposit INR 10,00,00,000/- (Indian Rupees Ten Crore only) with

the Sub Lessor by way of an interest free refundable security deposit (“Security

Deposit”) which will be deposited in tranches based on the completion of each

Phase and in the manner set out below:

(a) INR 2,50,00,000 (Indian Rupees Two crore and Fifty Lakh only)shall be
deposited simultaneously upon Signing of this Agreement;

(b) INR 1,50,00,000/- (Indian Rupees One Crore and Fifty Lakh only) shall
be deposited on December 1 2020;

(©) INR 1,50,00,000/- (Indian Rupees One Crore and Fifty Lakh only) shall
be deposited on March 1 2021;

(d) INR 1,00,00,000/- (Indian Rupees OneCrore only) shall be deposited on
July 31 2021;

(e) INR 1,50,00,000/- (Indian Rupees One Crore and Fifty Lakh only) shall
be deposited on November 15 2021;

() INR 2,00,00,000/- (Indian Rupees Two Crore only) shall be deposited on
December 31 2022 provided the Sub Lessor has handed over Phase-1
(along with Part Occupation Certificate) to the Sub Lessee in accordance
with the timelines set out herein.

Simultaneously against expiry of the Sub Lease Term or earlier termination/
determination thereof, the Sub Lessor shall refund the entire Security Deposit
(after making mutually agreed deductions in writing, if any, towards outstanding
Rent, electricity and water bills) to the Sub Lessee simultaneously against the Sub
Lessee vacating the Demised Premises (along with all its belongings) and handing
over possession of the Demised Premises back to the Sub Lessor. In the event the
Sub Lessor fails/ delays in refunding the Security Deposit, then (a) the Sub Lessor
shall be liable to repay the same to the Sub Lessee along with interest calculated
at 18% (eighteen percent)per annum on the Security Deposit from the date it was
due to be repaid/ refunded until such date it is repaid/ refunded in full (along with
applicable interest), and (b) the Sub Lessee shall continue to be in absolute
unhindered, unrestricted and uninterrupted use, occupation and possession of the
Demised Premises until such date the entire Security Deposit is repaid/ refunded
(along with applicable interests). In the event the Sub Lessor is desirous of
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"( ( Demised Premises or any part tﬁéi’eof, then the Parties shall appoint their

respective architects, and the amount to be deducted by the Sub Lessor from the
Security Deposit shall be mutually decided by the architects.

10. Parking Spaces:

10.1 The Parking Spaces (defined above and which is a part of the Demised Premises)
shall be made/ developed by the Sub Lessor as per the Specifications and shall be
provided and handed over by the Sub Lessor to the Sub Lessee on or before the
Phase-1 Handover Date. The amount for Rent includes all charges and fee for the
Parking Spaces and accordingly no additional amounts, charges, fee, rent etc. of
any nature whatsoever shall be paid by the Sub Lessee to the Sub Lessor and/or
to any other person/ Authority whomsoever. N

10.2 The Sub Lessee shall have the sole and exclusive right to allot the Parking Spaces
to such person as deemed fit by the Sub Lessee at the sole and exclusive
discretion of the Sub Lessee. The Parties agree and understand that the Sub
Lessee may allow its staff, employees, visitors, bus agencies/ services, student’s
transport services/ agencies etc. to park their respective vehicles in the Parking
Spaces and/or in the open areas on the Plot at the sole and exclusive discretion of 7~
the Sub Lessee and on such terms and conditions and for such fee/ charges etc. o .-,.‘
as may be deemed fit by the Sub Lessee alone. =

10.3 There shall be 2 (two) reserved and designated car parking for the Sub-Lessor
and PMRDA’s official cars. No other vehicle should be parked in this space.

11. Representations, Warranties, Covenants and Undertakings of the Sub
Lessor:

1Ll The Sub Lessor hereby represents and warrants to the Sub Lessee as follows:

(a) The Sub Lessor is duly organised, validly existing, and in good standing
under the laws of India;

(b) The Sub Lessor has the corporate power and authority to enter into this
Agreement and the Deed of Sub Lease and to perform its obligations
hereunder. The execution, delivery and performance of this Agreement
and the Deed of Sub Lease by the Sub Lessor and the performance of its
obligations hereunder have been duly authorised and approved by all
necessary action and no other action on the part of the Sub Lessor is
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(d)

necessary to authorise the execution, delivery and performance of this
Agreement and the Deed of Sub Lease. This Agreement has been duly
executed and delivered by the Sub Lessor, is a valid and binding
obligation of the Sub Lessor, and is enforceable against the Sub Lessor
in accordance with its terms.

The execution, delivery and performance of this Agreement and the

Deed of Sub Lease by the Sub Lessor:

(i)  will not conflict with, or result in a breach of any provision of the
Certificate of Incorporation or Memorandum of Association or
Articles of Association of the Sub Lessor;

(i)  will not violate or contravene any law, statute, rule, regulation,
licensing requirement, order, writ, injunction or decree of any
court, governmental instrumentality or other regulatory,
governmental or public body, agency or authority by which it is
bound or by which any of its properties or assets (including the
Plot and the constructions thereon) are bound;

(iii)  will not result, with or without the lapse of time or the giving of
notice or both, in a breach of any of the terms or provisions of or
constitute a default under any mortgage, license, permit,
agreement or other instrument affecting the Sub Lessor or by
which the Sub Lessor may be bound; or

(iv) except to the extent that the same have been duly and properly
completed or obtained, will not require any filing with, or permit,
consent or approval of or license from, or the giving of any notice
to, any court, governmental instrumentality or other regulatory,
governmental or public body, agency or authority, joint venture
party, or any other entity or person whatsoever.

The right/ title of the Sub Lessor to the Demised Premises is absolutely
clear and marketable and free from any Encumbrances, mortgages,
charges and/or lien of any nature whatsoever. The Sub Lessor explicitly
covenants and undertakes to comply with all its obligations and
responsibilities under the Agreement to Lease (defined above) and to
obtain a registered Deed of Lease in respect of the Demised Premises
prior to the Phase-1 Handover Date in order to enable the Sub Lessee to
accept/ acquire sub-leasehold rights in respect of the Demised Premises




(e)

(f)

(h)

in the manner stipulated herein. The Sub Lessor further covenants,
undertakes and assures that in the event there are any claims and/or
demands on title of the Sub Lessor in respect of the Demised Premises
or any part thereof, then all such claims/ demands shall be settled/
made good by the Sub Lessor at its sole and exclusive costs, charges
and expenses and that the Sub Lessor shall keep its right/ title (along
with the future leasehold right/ title under the Agreement to Lease) to
the Demised Premises is absolutely clear and marketable and free from
Encumbrances throughout the existence of the Sub Lease Term (save
and except as set out herein).

The Sub Lessor hereby covenants and assures that from the date of
execution hereof, if the Sub Lessor creates any Encumbrances and/or
third part right, title, share, interest or benefit of any nature whatsoever
in the Demised Premises or any part thereof the same shall not affect
the sub-lease right of the Sub-Lessee.

Save and except the ownership rights of PMRDA and the rights/ title

ofthe Sub Lessor (under the Agreement to Lease) in respect of the Plot
(and the constructions being made thereon) and the right/ title of the

3 "\*,

Sub Lessor to the Demised Premises, no other person/ party has ahy
right, title and/or interest in the Demised Premisesor any part thereof_'h
including by way of sale, gift, assignment, mortgage, charge, lien, sub- \
lease, lease, leave and license, easement, right of way, development
rights, mortgage, Encumbrances etc.

All amounts payable by the Sub Lessor to PMRDA for acquiring its
leasehold rights in respect of the Plot has been paid in full and that no
amounts of any nature whatsoever is due, pending and/or outstanding
and payable by the Sub Lessor to PMRDA save and except payment
towards development charges and premiums for obtaining the revised
building permission which shall be paid by the Sub Lessor upon the final
Commencement Certificate in respect of Phase-1 and Phase-2.

No notice/s is/are pending against the Sub Lessor and/or PMRDA and/or
any of their respective predecessors-in-title and/or any person on their
respective behalf, whether from the local authorities or from the
Government or otherwise, for requisition and/or acquisition of the Plot
(and the constructions being made thereon) or any part thereof, and the
Sub Lessor in a position to agree to grant and demise the Demised
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Premises on sub-leasehold basis in favor of the Sub Lessee as set out
herein.

The Plot is reserved for Amenity Space and accordingly as per the
applicable Development Control Regulations, the Sub Lessee shall be
permitted to operate, manage and run its school business from the
Demised Premises (including the Plot) without any objection from any
Authority/ies.The Demised Premises are available for the use and
occupation for the purposes of the Sub Lessee’s school business under
the Applicable Laws, and that the Sub Lessee shall have the sole
authority to decide the usage of the Demised Premises during the Sub
Lease Term. However, incase the sub-lessee decides to sub-sub-lease
the plot/demised premises then prior written NOC shall be obtained from
Sub-Lessor/PMRDA which may be subject to payment of additional
consideration.

There are no suits nor any proceedings nor any /is-pendensor other
notices of any attachment, either before or after judgment, pending in
respect of the Demised Premises or any part thereof whereby the right
of the Sub Lessor to deal with the Demised Premises or any portion
thereof is in any way affected or jeopardized.

All antecedent title documents in respect of the Plot are appropriately
stamped and registered in accordance with the Applicable Laws
(including in respect of stamp duty, adjudication and registration) and
that appropriate permissions/ approvals have been obtained for all such
transactions by the predecessors-in-title in respect of the Plot, including
permissions/ approvals under the Maharashtra Tenancy and Agricultural
Lands Act, 1948 (erstwhile Bombay Tenancy and Agricultural Lands Act,
1948) and the Urban Land (Ceiling and Regulations) Act, 1976;

No rights, title, entitlement of any erstwhile tenant, tiller, farmer,
agriculturist and/or any other person whomsoever etc. exists on the Plot
or any part thereof, save and except the absolute and exclusive
ownership rights of PMRDA to the Plot and the right of the Sub Lessor to
the Plot under the Agreement to Lease (defined above);

There are no prohibitory orders or any attachment orders of or otherwise
any liabilities in respect of the Demised Premises or any part thereof
whereby the right of the Sub Lessor to deal with the Demised Premises
or any part thereof is in any way affected or jeopardized.
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Q)

There are no Estate @
other direct or indirect taxation proceedings (including any proceedings
under Section 281 of the Income-tax Act), whether for recovery or
otherwise, initiated by any Taxation Authorities or local Authorities,
pending whereby the rights of the Sub Lessor to deal with the Demised
Premises or any part thereof is in any way affected and/or jeopardized.

All municipal taxes, land revenue, etc., payable to the concerned
Municipal Corporation/ the Gram Panchayat/ the concerned Authorities,
the State or Central Government and any other concerned authority in
respect of the Demised Premises (along with all fines, penalties etc.) are
paid and there are no dues payable to any of the aforesaid authorities. It
is however clarified that all past, present and future property taxes in
respect of the Plot shall be borne and paid by the Sub Lessor alone.

All compliances in relation to the Demised Premises have been complied
with under applicable laws and regulations and there is no reason for the
Sub Lessor to believe that there is any outstanding claim or liability
(crystallized or potential) that may affect the Demised Premises in terms
of its further usage in any manner whatsoever.

There are no minors interested in the Demised Premises or any portion
thereof.

There are no existing easementary rights and/or right of way created
under any document or by any covenant or by prescription in respect of
and/or upon the Demised Premises or any portion thereof.

There are no disputes as to the boundaries of the Plot.

The Sub Lessor has for the period upto the date hereof duly and fully
paid, fulfilled, performed and discharged all and whatsoever its monetary
and other obligations, liabilities and responsibilities including its taxation
liabilities due and/or owing to any governmental, municipal or any other
Authorities or private person and all and whatsoever the rates, taxes,
cess, dues and duties in respect of the Demised Premises and every part
thereof have been paid and discharged upto date.

11,2 The Sub lessor doth hereby covenants and undertakes to the Sub Lessee as

follows:




(@

(b)

(c)

At the sole and exclusive costs, charges and expense of the Sub Lessor,
to carry out construction of the Demised Premises as per the Approved
Plans and in accordance with the Specifications and to complete
construction of the same and obtain the requisite permissions/ approvals
(including the Part Occupation Certificate and the Fire NOC) and
handover the Demised Premises to the Sub Lessee on or before the
Phase-1 Handover Date and the Phase-2 Handover Date (as applicable)
and the execute and register the applicable Definitive Documents in
favor of the Sub Lessee in accordance with the timelines set out herein;

The Sub Lessor shall obtain all requisite permissions/ approvals
(including but not limited to Occupation Certificate, the Fire NOC, the
Zone Certificates etc.) from various Authorities as may be required to
ensure that the Sub Lessor can grant/ demise sublease rights in respect
of the Demised Premises to the Sub Lessee and to further ensure that
the Sub Lessee can peacefully and without any objection/ hindrance use,
occupy and possess the Demised Premises in the manner set out herein
and further to enabling the Sub Lessee to enter into and execute
management agreements and/or such other agreements/ contracts/
writings as required by the Sub Lessee to suit its business requirements,
and the Sub Lessor further covenants and undertakes to ensure that it
complies with all Applicable Laws throughout the Sub Lease Term (and
any extension/ renewal thereto) at the Sub Lessor’s cost, AND
FURTHER THAT the Sub Lessor shall keep all permissions/ approvals/
licenses valid and existing throughout the subsistence of the Sub Lease
Term (and any extension/ renewal thereto).

The Sub Lessor shall pay all past, existing and future rates, taxes
(including but not restricted to property taxes, building taxes,
corporation taxes, etc.), charges, duties, cesses, levies, fines, penalties,
assessments and other outgoings of whatsoever nature payable (along
with all applicable fines, penalties etc.) to the governmental and/or any
other authorities and municipalities in respect of the Plot and the
Demised Premises, and shall indemnify and shall at all times keep
indemnified the Sub Lessee from and against any and all liabilities
incurred and consequences faced by the Sub Lessee and arising out of
and from any non-payment or delayed payment by the Sub Lessor or
any attachment, disturbance of possession, notice, order, litigation, etc.
arising there from. In the event of the Sub Lessor failing to make
payment of any of the rates, taxes, charges, duties, cesses, levies, fines,
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penalties, assessments and other outgoings payable by it, the Sub

Lessee may, if required to do so with a view to protect its right/ title and
interests, make payment thereof and thereafter adjust the same against
the Rent payable to the Sub Lessor.

(d) The Sub Lessor has not done or omitted to do any act, matter, deed or
thing and shall not do or omit to do any act, matter, deed or thing
whereby the sub-lease in respect of the Demised Premises agreed to be
granted hereunder and/or any of the management agreements and/or
such other agreements/ contracts/ writings etc. executed/ to be
executed by the Sub Lessee shall become void or voidable or be affected
in any manner or cancelled or revoked or determined.

(e) The Sub Lessor agrees to allow the Sub Lessee to undertake and carry
out minor structural changes to the Demised Premises at entire cost of 5
Sub-Lessee with the prior approval of Sub Lessor, which shall not be
unreasonably withheld, and subject to the approval of the municipal and
other public authorities. In the event of the Sub Lessor withholding such
consent/approval, the Sub Lessor shall intimate to the Sub Lessee in f/;g;a
writing the reasons for withholding such consent. 3

() The Sub Lessor is hereby permitted and allowed to offer education P
facilities for senior secondary grade as well, however, the Sub Lessee £ ‘K'f .
shall be required to obtain the requisite permissions/ approvals for such K¥G »g

grades from the concerned authority/ies, at the sole and exclusive costs, \%‘&
charges and expense of the Sub Lessee. \‘\\‘S\‘kq
12, Representations, Warranties, Covenants and Undertakings of the Sub K
Lessee:
12.1 The Sub Lessee has represented to the Sub Lessor as follows:

(a) Based on the documents and information provided by the Sub Lessor to
the Sub Lessee, the Sub Lessee has investigated the title of the Sub
lessor to the Plot. The Sub Lessee has also published public notices
inviting third-party claims in respect of the Plot (and/or the constructions
to be made thereon), and the Sub Lessee has not received any claims/
objections and is accordingly satisfied with the title of the Sub Lessor to
the Plot;

(b) The Sub Lessee is duly organised, validly existing, and in good standing
under the laws of India;

(c) The Sub Lessee has the corporate power and authority to enter into this
Agreement and the Deed of Sub Lease and to perform its obligations
hereunder. The execution, delivery and performance of this Agreement
and the Deed of Sub Lease by the Sub Lessee and the performance of its
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(d)

(e)

(f)

obligations hereunder have been duly authorised and approved by all
necessary action and no other action on the part of the Sub Lessee is
necessary to authorise the execution, delivery and performance of this
Agreement and the Deed of Sub Lease. This Agreement has been duly
executed and delivered by the Sub Lessee, is a valid and binding
obligation of the Sub Lessee, and is enforceable against the Sub Lessee
in accordance with its terms.

The Sub-Lessee shall use the Plot along with Demised Premises for the
purposes of operating/ managing a school there from and for such other
purposes as are required for the purposes of operating/ managing a
school (either by itself and/or by such other person/ organiser/ faculty as
may be appointed by the Sub Lessee from time to time);

In the event the Sub Lessee is desirous of further sub-leasing the
Demised Premises or any part/ portion thereof in favor of the Sub
Lessee’s sub-lessee, then the Sub Lessee shall obtain requisite written
permissions/ approval from the Sub Lessor and PMRDA and accordingly
the Sub Lessee shall be required to pay the applicable fee to PMRDA. It
is however clarified that no such permission/ approval shall be required
to be obtained by the Sub Lessee if the Sub Lessee allows any third
party/ person/ entity/ organisation to use various portions of the
Demised Premises on the basis of temporary leave and license,
conducting agreement, vendor contracts etc.;

The execution, delivery and performance of this Agreement and the
Deed of Sub Lease by the Sub Lessee:

(i)  will not conflict with, or result in a breach of any provision of the
Certificate of Incorporation or Memorandum of Association or
Articles of Association of the Sub Lessee;

(i)  will not violate or contravene any law, statute, rule, regulation,
licensing requirement, order, writ, injunction or decree of any
court, governmental instrumentality or other regulatory,
governmental or public body, agency or authority by which it is
bound or by which any of its properties or assets (including the
Plot and the constructions thereon) are bound;

(iii)  will not result, with or without the lapse of time or the giving of
notice or both, in a breach of any of the terms or provisions of or
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agreement or other instrument affecting the Sub Lessee or by

which the Sub Lessee may be bound; or

(iv) except to the extent that the same have been duly and properly
completed or obtained, will not require any filing with, or permit,
consent or approval of or license from, or the giving of any notice
to, any court, governmental instrumentality or other regulatory,
governmental or public body, agency or authority, joint venture
party, or any other entity or person whatsoever.

The Sub Lessee doth hereby expressly covenants with the Sub Lessor as under:

(@

(b)

©

(d)

(e)

(f)

The Sub Lessee shall, from the Rent Commencement Date regularly pay
the Rent to the Sub Lessor in accordance with this Agreement.

The Sub Lessee shall undertake the maintenance and upkeep of the
Demised Premises on its own and at its own costs and expenses.

The Sub Lessee shall keep the Demised Premises in good order and
condition (reasonable wear and tear and loss or damage due to Events
of Force Majeure excepted). The Sub Lessee shall use the Demised
Premises as any ordinary prudent lessee/ sub lessee of the same would
do.

The Sub Lessee shall not store any inflammable or combustible goods or
explosive substances in the Demised Premises, except such amount or
quantity as may be reasonably required in connection with any business
for time being carried on by the Sub Lessee and not to commit or cause
to be committed any act or thing which may cause damage or injury to
or prejudicially affect the Demised Premises.

The Sub Lessee shall not carry on or permit to be carried on in any part
of the Demised Premises any illegal or unlawful manufacture, trade or

business.

The Sub Lessee shall pay electricity, water and telecom charges
periodically according to the consumption and the bills raised by the
appropriate authorities within the time stipulated in the respective bills
from the Rent Commencement Date until expiry/ earlier termination/

determination of the Sub Lease Term.

3¢




13.2

(9)

(h)

(i)

()

curity personnel for the
internal as well as external peripheral security of the Demised Premises.

The Sub Lessee shall be solely responsible for any accidents, mishaps
arising at the Demised Premises during the Sub Lease Term which is not
attributed with the Sub Lessor. The Sub Lessee shall indemnify and keep
indemnified to the Sub Lessor during the entire Sub Lease Term from
any damages, claims in respect thereof. The security of staffs and
students at the Demised Premises shall always be the sole responsibility
of the Sub Lessee.

The Sub Lessee will maintain all equipment like Lifts, D.Gs, water pumps,
fire pumps etc for the entire lease tenure at the Sub Lessee’s own cost.
In the event the Sub Lessee desires to offer education to students for
senior secondary grades (i.e Grades XI and XII) then the Sub Lessee
shall obtain requisite permissions/ approvals in respect of the same from
the concerned authorities, at the sole and exclusive costs, charges and
expense of the Sub Lessee.

Electricity, Water and other Utilities in the Demised Premises:

Electricity:

€))

(b)

The completion of construction of the Demised Premises/ Phase-1 by the
Sub Lessor shall include providing all electrical lines and other power
connections in the Demised Premises in full working condition, together
with all the relevant licences to operate the same. The Sub Lessor shall
provide a transformer of capacity 630 KVA in the Demised Premises so
as to enable the Sub Lessee to efficiently carry out its school business
from the Demised Premises. In the event the Sub Lessee needs
additional electricity load/ support/ KVA, then the Sub Lessee shall apply
for and obtain the same at the Sub Lessee’s cost, and the Sub Lessor
covenants and undertakes to extend all co-operation and support in
helping the Sub Lessee in obtaining such additional electricity load/
support/ KVA.

The Sub-lessor shall provide a generator back up of 125 KVA and the
same shall be operated and maintained by Sub Lessee at its own cost.

All bills/ charges in respect of the electricity consumed by the Sub Lessee
in the Demised Premises shall be borne and paid by the Sub Lessee at
actuals to the concerned Authority/ Organization.
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The completion of construction of fhe Phase-1 by the Sub Lessor shall

include providing and making provision for underground and overhead
water tanks having capacity as per the Fire NOC exclusively for Fire Tank
and an additional overhead water tank of 25,000 litres and an additional
underground 70,000 litres raw water tank in the Demised Premises so as
to enable the Sub Lessee to efficiently carry out its school business from
the Demised Premises. The Sub Lessee shall arrange water either from
tanker or borewell or any other available source at the Sub Lessee’s cost.
The Sewage Treatment Plant shall be constructed and provided by the
Sub Lessor to the Sub Lessee at the Sub Lessor’s cost, however, the
charges for usage of the same shall be borne and paid by the Sub
Lessee at actuals. The treated water shall be used for flushing and
landscaping only.

All bills/ charges in respect of the water consumed by the Sub Lessee in
the Demised Premises shall be borne and paid by the Sub Lessee at
actuals to the concerned Authority/ Organization/vendor/supplier.

Telecom/ Connectivity:

(@

(b)

(©

The Sub Lessor shall lay down all required conduits required for
Internet/Intercom/CCTV/Wi-fi/Digital TV in the Demised Premises at the
sole and exclusive costs, charges and expense of the Sub Lessor.

The Sub Lessee shall lay down at the Sub-lessee cost all required cables
such as Cat 6/FTTH required for Internet/intercom/Wi-fi/CCTV along with
all instruments and hardware required for above.

All bills/ charges in respect of the telephone charges, internet charges
etc. consumed by the Sub Lessee in the Demised Premises shall be
borne and paid by the Sub Lessee at actual amount to the concerned
Authority/ Organization/Vendor/Internet service provider.

Considering that the Demised Premises will be maintained by the Sub Lessee, no

additional amounts of any nature whatsoever shall be payable by the Sub Lessee

to the Sub Lessor towards maintenance charges/ fee etc.

Sub Lessee’s Improvements and Alterations:

Subject to prior written approval from concerned authority/Sub Lessor, the Sub

Lessee shall have the right to undertake, carryout and construct structural and

it
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non-structural alterations, in a good workmanlike, safe and sound manner within

the Demised Premises, to enhance the usability of the Demised Premises (the
“Sub Lessee’s Improvements”) in accordance with the Sub Lessee’s business
needs and using such contractors as are selected by the Sub Lessee. The Sub
Lessee confirms that all Sub Lessee’s Improvements shall confirm to all Applicable
Laws and local/ building regulations. Any permission or authorization for such Sub
Lessee’s Improvements shall be obtained by the Sub Lessee (including from the
Sub Lessor and/or the concerned authority) and such Sub Lessee’s Improvements
shall be the Sub Lessee’s responsibility, and accordingly the Sub Lessor shall (at
the Sub Lessee’s cost) provide the required assistance or no-objection, as may be
required. The Sub Lessor covenants to extend all reasonable support and co-
operation, including execution of necessary documents for the above purposes.

The Sub Lessee shall, at all times, be the sole owner of the Sub Lessee’s
Improvements. Upon expiry of the Sub Lease Term or earlier determination
thereof, the Sub Lessee may, at its discretion, choose to remove all the Sub
Lessee’s Improvements and dispose-off the same in such manner as deemed fit
by the Sub Lessee.

Extension/ Renewal of the Sub Lease Term:

In the event the Sub Lessee desires to extend/ renew the Sub Lease Term, then it
shall inform such desire to the Sub Lessor at-least 3 (three) months prior to expiry
of the Sub Lease Term. Upon receiving such intimation from the Sub Lessee, the
Parties shall execute and register a new sub-lease deed subject to negotiation of
new rent rates and additional deposit. The Sub-Lessor reserves the right to refuse
any renewal offer from the Sub-lessee

During the Sub Lease Term (or any extension/ renewal thereof), if any additional
development potential is available on the Plot, then the Sub Lessor shall utilize
such development potential and make constructions on the Demised Premises
only if the Sub Lessee is desirous of acquiring sub-leasehold rights in respect of
such additional development. In the event the Sub Lessee is not desirous of
acquiring sub-leasehold rights in respect of such additional development potential,
then the Sub lessor undertakes and covenants not to make any further
construction/ development on the Demised Premises till the validity of the Sub
Lease Term (or any extension/ renewal thereof).

In the event the Sub Lessor has rights (including by way of ownership, leasehold
rights, possession rights, construction rights and/or development rights) in respect
of any other land/ plot adjacent and/or adjoining to the Plot within the
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driving radius of 5 (five) kilometers and in the event the Sub Lessor is desirous of
constructing a school/ education institution/ organization thereon, then the Sub
Lessor shall give the 'Right of First Refusal’ ("ROFR")to the Sub Lessee for
acquiring rights in respect of such adjoining/ adjacent land/ plot and the
constructions to be made thereon by serving to the Sub Lessee an advance notice
of 30 (thirty) Business Days. In the event the Sub Lessee accepts the Sub Lessor’s
offer then the Parties shall execute such contracts/ documents as mutually agreed
between them. In the event the Sub Lessee refuses the offer, then the Sub Lessor
shall have the right to initiate negotiations with other parties at the sole discretion
of the Sub Lessor, however, such offer to third parties shall not be for the rent,
deposit and/or the tenure lower than what was offered to the Sub Lessee under
the aforesaid ROFR. Subsequently, in the event the Sub Lessor chooses to reduce -~
the rent and/or the security deposit from its original offer, then the Sub Lessee
shall again have a ROFR for such lowered revised offer.

16. Assignment and Sub Letting:

16.1 After obtaining the prior written permission of the Sub Lessor/PMRDA, the Sub
Lessee shall have the right to transfer/ assign (in full and/or in part) its rights
under this Agreement and/or the Definitive Documents and/or any other
document as may be executed between the Parties hereto, in favor of any trust
and/or society and/or entity/ body that may manage the school business of the
Sub Lessee, at the sole and exclusive discretion of the Sub Lessee. The Sub-

Lessee shall continue to be solely responsible for compliance under this
Agreement and/or the Definitive Documents irrespective to whom rights are ~
assigned/ transferred.

16.2 The Sub Lessee shall have the right to grant sub-lease hold rights in respect of
the Demised Premises or any part thereof to any of the Sub Lessee’s sub-lessee
(defined above) after obtaining prior written approval of the Sub Lessor and
PMRDA, and after paying the applicable fee/ amounts to PMRDA.

16.3 In the event the Sub Lessee permits any party to use the Demised Premises or
any part thereof under a leave and license agreement, a business conducting
agreement and/or any vendor agreement for any purpose related to school
operation, then no permission/ approval shall be required to be obtained by the
Sub Lessee either from the Sub Lessor and/or PMRDA.

17. Mortgage:
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During the Sub Lease Term or any extension/ renewal thereof, in the event the Sub Lessor is
desirous of creating any Encumbrance, charge, mortgage, lien etc. in favor of any proposed
mortgagee in respect of the Demised Premises (or any part thereof) and/or in respect of the
Rent (receivable by the Sub Lessee), then the Sub Lessor shall be entitled to do the same
(without any prior approval of the Sub Lessee, but after prior written intimation to the Sub
Lessee) provided such proposed mortgagee is not in the operations, management, business
and/or control of any school/ education institution. All such Encumbrance, charge, mortgage,
lien etc. created by the Sub Lessor shall be subject to the rights of the Sub Lessee under this
Agreement and the Deed of Sub Lease (to be executed). The Sub Lessor shall be solely and
exclusively liable/ responsible to repay the loan amounts/ financial assistance etc. and no
document/s executed by the Sub Lessor shall compromise/ dilute/ prejudice the rights of the
Sub Lessee under this Agreement and/or the Deed of Sub Lease (to be executed), for any
reason whatsoever. Further, pursuant to the aforesaid mortgage, if the Sub Lessor is
required to deposit the original of this Agreement and/or the Deed of Sub Lease (to be
executed), then such deposit of documents shall be subject to the understanding set out in
clause 27.9 hereinbelow, and accordingly, such understanding shall be recorded/
incorporated in the such mortgage documents.
17.1 The Sub Lessee shall not have the right to create any mortgage/ charge/ lien in
respect of its rights in the Demised Premises or any part thereof.

18. Insurance:

18.1 The Sub Lessor shall be responsible for all liabilities in respect of the workers
employed/ engaged in the construction/ development of the Project (including the
Demised Premises) at site by the Sub Lessor or the Sub Lessor’s contractor/s from
the date of the Sub Lessor commencing the Project until expiry of the Project, and
the Sub Lessor shall pay the wages, remuneration and salary of such labour,
workmen, contractors, professionals and personnel and shall comply with all
applicable laws in that behalf including taking of and maintaining the requisite
insurance policies(to the satisfaction of the Sub Lessee)including workmen
compensation policy, third party insurance including accident, contractor’s all risk
policy, insurance against fire and earthquake and such other insurance cover, in
accordance with the Applicable Laws, and accordingly the Sub Lessor indemnifies
and shall keep forever safe, protected, defended and indemnified the Sub Lessee
from and against all claims in connection with the Project work carried out and
done by the Sub Lessor (or Sub Lessor's contractors, professionals,
representatives etc.) or falling under the scope of the Sub Lessor under this
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Agreement. The Sub Ledseeshatt=in-noway:be"téspohsible for any lapse in
insurance.

18.2 The Sub Lessor shall, during the Sub Lease Term, sufficiently (and for appropriate
value) insure all structures comprising in the Demised Premises with a reputed
insurance company for any act or event of Force Majeure, for an amount no less
than the cost of construction of the Demised Premises and other such refundable
amounts deposited (or to be deposited) by the Sub Lessee with the Sub Lessor
hereunder. The premiums and all costs of the said insurance shall be borne and
paid solely by the Sub Lessor. The Sub Lessee shall at its own cost insure all his
belongings, furniture, fixtures, fittings and other movables.

18.3 The Sub Lessee shall, during the Sub Lease Term, insure all Sub Lessee’s
Improvements and Sub Lessee’s equipment/ belongings etc. within the Demised )
Premises and bear and pay the premiums and all costs of the said insurance (such
insurance also covering acts of burglary and fire).

19. Fire and Safety Arrangements:

The Sub Lessor shall obtain Provisional Fire NOC from the CFO, PMRDA and based
on this NOC, the Sub Lessor shall, at its cost, create all required infrastructure for
fire-fighting that will broadly include courtyard, hydrants, fire pumps, wet riser,
overhead tank, underground water tank, booster pumps, horse reels, fire
staircase and doors and all other equipment as per CFO NOC. Those equipment
and installation shall be handed over to the Sub Lessee and the same shall be
maintained by the Sub Lessee at the Sub Lessee’s cost. The Sub Lessor shall also
obtain final fire NOC from CFO, PMRDA, stating that all work and installation is
completed in accordance with the Provisional NOC. Thereafter, the Sub Lessee

shall ensure that the mandatory “Form B” compliance (as required by the Chief
Fire Officer) is done and the system is maintained up to the mark. Any further
replacement of pumps, pipes fire extinguisher shell, horse reels etc. shall be done
at the cost of Sub Lessee. The Sub Lessee hereby indemnify and keep indemnified
all times to the Sub Lessor from any damages, claims towards any accident
causes due to fire.

20. Signage and Naming Rights of the School Building:

20.1 The entire Project (including the Demised Premises) shall be named and branded
by the Sub Lessee at the sole and exclusive discretion of the Sub Lessee and
accordingly the Sub Lessee shall have the sole and exclusive right and authority
(at the cost of the Sub Lessee) to put up/ set up/ install signage and display its
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brand all over the Project (including but not limited to on the Fagade, the Roof Top, all

entries and exit gates, approaching road and at various places within the Project etc.). In

case the Sub Lessee desires to install any ‘sky signs’ on the Project, the Sub Lessee may do

so at its own costs and consequences. All statutory permissions, compliances and payment

of fines, deposits, sky sign taxes etc., payable in respect of such sky signs and all any other

signage shall be borne and paid by the Sub Lessee to the concerned Authority/ies.

Considering that the Sub Lessee shall be the sole and exclusive occupant of the Project and

further considering that the Sub Lessee shall be in sole and exclusive possession of the

Project, the Sub Lessee shall have the sole and exclusive right to decide on the location

(within and on the Project) for the aforesaid signage, sky signs, branding etc.

20.2

21.

21.1

21.2

21.3

The Sub Lessee shall, as of now, undertake its school business under the brand of
‘Ryan International Academy’ or ‘Ryan International School’. The Sub Lessee shall
have the right to change/ alter its brand and/or to add new brands at the sole and
exclusive discretion of the Sub Lessee, however, the same shall be intimated in
writing to the Sub Lessor.

Termination and Consequences of Termination:

Upon expiry of the Sub Lease Term, the Deed of Sub Lease shall stand
automatically terminated unless otherwise extended/ renewed by the Sub Lessee
in accordance with the terms of this Agreement and the Deed of Sub Lease.

After expiry of the Sub Lessee’s Lock-in Period, the Sub Lessee shall have the
right to terminate this Deed of Sub Lease by giving an advance written notice to
the Sub Lessor without giving any reasons for such termination, and such
termination notice shall specify the exit date on which the Sub Lessee shall vacate
the Demised Premises. However, in the event the Sub Lessee doesn't intend to
use the Demised Premises for the entire Academic Year in which such termination
notice is served plus 2 (two) subsequent/ succeeding Academic Years(as set out
in Clause 21.8 below) then the termination notice to be provided by the Sub
Lessee shall be at-least for a period of 6 (six) months.

During the Sub Lessor’s Lock-in Period and the Sub Lessee’s Lock-in Period, if
either Party is found to be in material breach/ default of their respective
representations, covenants, assurances, obligations and responsibilities under this
Agreement (or the Deed of Sub Lease), then such Party in breach/ default shall
be given 30 (thirty) Business Days’ prior written notice to rectify/ remedy such
breach/ default, failing which the other Party may, at its sole and exclusive
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21.4

21.5

21.6

21.7
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discretion, have the right to terminate this Agreement/ Deed of Sub Lease by

giving an advance written notice to such Party in breach/ default. Such
termination shall be without prejudice to any other right/ remedy/ option available
to such terminating Party against the Party in breach/ default under Applicable
Laws and/or under this Agreement/ Deed of Sub Lease.

The Sub Lessor shall be entitled to terminate this Agreement/ the Deed of Sub
Lease on concurrence of the following events:

(a) In the event the Sub Lessee fails/ defaults in paying the Rent for 3
(three) consecutive months, then the Sub Lessor shall have the right to
terminate the Deed of Sub Lease by giving an advance written notice to
the Sub Lessee, and the Sub Lessee shall continue to be liable to pay the
outstanding Rent (along with applicable interests) until such date the
entire outstanding Rent is paid to the Sub Lessor; or

(b) The Sub Lessee initiates voluntary winding-up proceedings or if any
insolvency order is passed against the Sub Lessee under the Insolvency
& Bankruptcy Code (as amended from time to time)(save and except in
case of merger, amalgamation, demerger, restructuring etc.).

The Sub Lessee shall be entitled to terminate this Agreement/ the Deed of Sub
Lease on concurrence of any of the following events:

(a) Any of the representations, warranties, covenants, assurances etc. of the
Sub Lessor under this Agreement and/or the Deed of Sub Lease (and/or
any other Definitive Documents) are false/ untrue; or

(b) The Sub Lessor initiates voluntary winding-up proceedings or if any
insolvency order is passed against the Sub Lessor under the Insolvency
& Bankruptcy Code (as amended from time to time) (save and except in
case of merger, amalgamation, demerger, restructuring etc.).

Upon such termination by either Party, the Party in breach/ default/ delay shall
ensure that it shall, forthwith and without any further delay, rectify/ remedy/
make good such delay/ default/ breach keeping in mind that the Sub Lessee shall
continue to use, occupy and possess the Demised Premises in accordance with
Clause 21.8 below.

Save as otherwise provided without prejudice to any other right/ remedy/ option
available either Party, upon termination of the Deed of Sub Lease, the Sub Lesses

i
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shall vacate the Demised Premises and remove all its belongings there from and

shall handover the vacant, quiet and peaceful possession thereof to the Sub
Lessor as of the date of such termination simultaneously against refund of the
entire Security Deposit by the Sub Lessor to the Sub Lessee (subject to applicable
deductions, if any, in the manner set out in this Agreement). The Sub Lessee shall
have the right to take away all such equipment, units, appliances, Sub Lessee’s
Improvements etc. that may have been installed by the Sub Lessee in the
Demised Premises. For the sake of clarity, the Parties provide that the Sub Lessee
shall not be obliged to rectify normal wear & tear of the Demised Premises

For the purposes of this clause, the Parties agree and understand that any
cancellation/ termination of this Agreement, the Definitive Documents (including
the Deed of Sub Lease) and/or any other deeds, agreements, contracts etc. in
respect of all present and future transactions contemplated herein shall cause
serious inconvenience to all students studying from/ within the School Building,
and accordingly, with the spirit, essence and the larger interest of protecting the
interest of school children and for ensuring that the school’s functioning and/or
facilities are not suddenly interrupted/ affected due to any dispute/
misunderstanding between the Parties hereto and further considering that it will
be unfeasible and impossible for the Sub Lessee to find an alternate property for
starting its school business in the vicinity and for accommodating all students of
the school, the Parties have agreed that in the event of termination by either
Party for any reason whatsoever, the Sub Lessee shall, at the Sub Lessee’s sole
and exclusive discretion have the right to continue to use and occupy and be in
possession of the Project (without any compromise to any of the terms and
conditions herein) by timely paying the Rent, for the entire Academic Year in
which such termination notice is served plus 2 (two) subsequent/ succeeding
Academic Years (or any part thereof as deemed fit by the Sub Lessee at the Sub
Lessee’s sole and exclusive discretion. During this period the Security Deposit
shall remain with Sub lessor and will be refunded after the Demised Premises is
fully vacated.

Indemnity:

The Sub Lessor hereby indemnifies the Sub Lessee and keeps the Sub Lessee
forever indemnified, safe, protected, defended and harmless against all costs,
charges, claims, demand, dispute, litigation, loss, damages, inconvenience etc.
arising out of or being caused due to any of the following and accordingly the Sub
Lessor shall be bound and liable to make good and reimburse the Sub Lessee all
such losses, damages, penalties, legal costs, that the Sub Lessee may have to
incur by reason thereof:
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(a) any claim/ demand/ dispute of any nature whatsoever that may arise
between PMRDA and the Sub Lessor with respect to the sole, exclusive
and absolute leasehold rights of the Sub Lessor in respect of the Plot;

(b) any outstanding amounts, fee, charges and/or any other amounts of any
nature whatsoever being due, outstanding and payable by the Sub
Lessor to PMRDA and/or to any other Authorities and/or person

whomsoever;

(©) any issue/ concerns with regards appropriate approvals/ permissions of
PMRDA not being obtained by the Sub Lessor prior to entering into and
executing this Agreement;

-~
(d) as a result of and/or attributable to any misrepresentation, breach,
default, delay etc. by the Sub Lessor;
(e) any defect and/or compromise in title of the Sub Lessor to the Plot ————
and/or the Project, whether such defect exists today and/or that may bbb

exist in future; et

Floog s /;'

) any delay by the Sub Lessor in complying with its obligations and
responsibilities within the timelines set out herein (including but not

limited to delay in completing construction of the Demised Premises

and/or the Project);

(9) any construction/ development and/or any facilities, amenities and -~
Specifications not being timely delivered by the Sub Lessor in the
manner set out herein and within the timelines set out herein; and

(h) any act and/or omission and/or contravention of any Applicable Laws,
guidelines, regulations, notifications, conditions etc. in respect of the
construction/ development of the Project.

22.2 The Sub Lessee hereby indemnifies the Sub Lessor and keeps the Sub Lessor
forever indemnified, safe, protected, defended and harmless against all costs,
charges, claims, demand, dispute, litigation, loss, damages, inconvenience etc.
arising out of being caused due to any of the following and accordingly the Sub
Lessee shall be bound and liable to make good and reimburse the Sub Lessor all
such losses, damages, penalties, legal costs, that the Sub Lessor may have to
incur by reason thereof:
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(a) Any delay/ default in payment of the Rent and/or payment of amounts
towards utilities in accordance with this Agreement which delay/ default
is not rectified/ remedied in the manner set out in this Agreement;

(b) Any illegal business and/or activity carried out by the Sub Lessee from
the Demised Premises or any part thereof;

(0) any delay by the Sub Lessee in complying with its obligations and
responsibilities within the timelines set out herein;

(d) Any claims, damages, cost, loss of life or property due to any accidents,
fire, mishaps attributable to Sub Lessee during the entire Sub Lease
Term; and

(e) as a result of and/or attributable to any misrepresentation, breach,
default, delay etc. by the Sub Lessee.

Force Majeure:

In the event any portion of the Demised Premises is damaged for reasons related
to Force Majeure (defined above) due to which the students cannot be allowed to
access the class rooms (considering the health and safety of the students), then
the Parties shall mutually agree on the timeframe within which the Sub Lessor
shall repair/ restore such damaged portion at the Sub Lessor’s costs, charges and
expense, failing which the Sub Lessee shall have the right to undertake and carry
out such repairs/ restoration at the Sub Lessee’s cost, and the cost so incurred by
the Sub Lessee shall be deducted from the applicable Rent. If such event of
Force majeure and/or the damage caused continues/ exists for a period of more
than 30 (thirty) days, then considering the unforeseen inconvenience caused to
the Sub Lessee and the students and further considering that the students will not
be allowed to access the classrooms, the Sub Lessee shall not be required to pay
the Rent until such event of Force Majeure and/or the damage caused subsists. It
is however clarified that the above clause shall not be applicable for any damages
caused to the Demised Premises or any part thereof by the Sub Lessee.

In the unfortunate event of a pandemic or a similar situation whereby the school
is unable to collect fees from its students, then the Rent payment obligations of
the Sub Lessee shall stand suspended for such period
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The Parties explicitly agree and understand that the Sub Lessee has agreed to
enter into this Agreement and has agreed to acquire sub-leasehold rights in
respect of the Project with the sole understanding that throughout the Sub Lease
Term, the Sub Lessee shall be in sole, absolute and exclusive use, occupation and
possession of the Project, and accordingly, the Sub Lessor hereby covenants and
undertakes not to create any third party rights of any nature whatsoever in
respect of the Project (or any part thereof) (save and except the mortgage as
discussed above)whereby the sole, exclusive and absolute use, occupation and
possession of the Sub Lessee in respect of the project is in any way affected,
compromised and/or jeopardized.

-~
25. Dispute Resolution, Arbitration and Jurisdiction:
25.1 In the case of any dispute, differences, controversy or claim arising out of or in
connection with this Agreement and/or the Deed of Sub Lease, including any
question regarding its existence, validity, interpretation, breach or termination, ~-«:"‘;€6\-——-',m_"
AN i
between any of the Parties (“"Dispute”), such Dispute shall be attempted to be CEPS
b
resolved by the Parties in good faith within a period of 30 (thirty) days from the =

occurrence of Dispute, failing which such Dispute shall be finally settled through
arbitration in accordance with the Arbitration and Conciliation Act, 1996, as in
force on the date hereof or any subsequent amendment thereof. The Parties shall
appoint 1 (one) arbitrator each. The 2 (two) arbitrators so appointed by the
Parties shall appoint the 3" (third) arbitrator, who shall act as chairman of the

arbitral tribunal. Any decision of the arbitral tribunal shall be final and binding on
the Parties.

25.2 The seat and venue of arbitration shall be at Pune and the language of the
arbitration proceedings shall be English.

253 Each disputing Party shall co-operate in good faith to expedite the conduct of any
arbitral proceedings commenced under this Agreement.

25.4 The Parties shall be responsible to bear their respective costs and expenses in
relation to any such arbitration proceeding and any cost with respect to setting up
of such arbitral tribunal. However, once the arbitral tribunal passes an award, the
Party against whom such award has been passed shall be liable to compensate/
reimburse all amounts (including expenses for arbitrator, attorneys, counsel, legal
fee etc.) to the other Party.
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This Agreement shall be §overned By, and construed in accordance with, laws of

Maharashtra, India.
Adjudication, Stamp Duty and Registration:

All costs, charges and expense in respect of adjudication, stamp duty and
registration in respect of this Agreement, the Definitive Documents (defined
above) and such other documents as may be required by the Sub Lessee for
efficiently and conclusively granting and demising the sub lease rights in respect
of the Demised Premises in favor of the Sub Lessee in the manner set out herein,
shall be borne and paid by the Sub Lessee only. The Sub Lessee shall be solely
responsible towards payment of any deficit stamp duty in respect of this
Agreement and subsequent documents.

For the purposes of Section 4 of the Maharashtra Stamp Act, 1958 and for the
Demised Premises, this Agreement shall be construed as the principle document
and the applicable stamp duty (for the entire Demised Premises) has been paid by
the Sub Lessee on this Agreement. Accordingly, all subsequent documents
comprising in the Definitive Documents (including the Deed of Sub Lease) shall be
stamped for INR 100/- (Indian Rupees One Hundred only).

For the purposes of stamp duty on this Agreement, the Sub Lessee has relied
upon the representations, covenants, warranties and undertakings of the Sub
Lessor (including that the Sub Lessor shall complete construction of the Demised
Premises in the manner set out in this Agreement and will hand over the same to
the Sub Lessee on or before the Phase-1 Handover Date and the Phase-2
Handover Date, as applicable). In the unfortunate event of failure by the Sub
Lessor in complying with its responsibilities, obligations, covenants etc. and/or in
the event this Agreement is terminated for breach of any terms of this Agreement
orin that event the Parties cannot execute and register the Definitive Documents,
the Sub Lessor hereby unconditionally and irrevocably covenants, undertakes and
guarantees to refund the entire amounts spent/ paid by the Sub Lessee towards
Security Deposit, Adjudication, Stamp Duty and Registration within 7 (seven)
Business Days from the date of such written demand made by the Sub Lessee,
and until such date the Sub Lessee is in receipt of full refund of the aforesaid
amounts, the Sub Lessee shall have an undisputed charge in respect of the Plot
and all constructions (present and future) thereon. In the event the Sub Lessor
fails to refund the aforesaid amounts (towards adjudication, stamp duty and
registration) within the aforesaid 7 (seven) Business Days, then, without prejudice
to any other right/ remedy that the Sub Lessee may have against the Sub Lessor
under applicable laws and/or this Agreement, the Sub Lessor shall also be liable to
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refund the same along with interest calculated at the rate of 18% (eighteen) per annum

from the due date of refund until such date it is refunded in full (along with applicable
interests). It is explicitly clarified that such termination of this Agreement shall also cause
the Sub Lessor to refund to the Sub Lessee all other amounts received by the Sub Lessor
from the Sub Lessee under this Agreement (including but not limited to the Security
Deposit).

26.4 Immediately upon receipt of the aforesaid refund (towards Adjudication, Stamp
Duty, Registration and Security Deposit), the Parties shall execute and register a
Deed of Cancellation (at their joint cost) and thereafter, the Sub Lessor shall have
the sole and exclusive right and authority to make requisite applications to the
concerned government authority/ department for claiming refund of the stamp
duty, and such refund shall be received by the Sub Lessor from the concerned
government authority/ department in the Sub Lessor’s bank account, and N
thereafter the Sub Lessor shall appropriate such amounts in the manner deemed
fit by the Sub Lessor.

27. Miscellaneous:
. . [ .Zac
27.1 All events, consequences, liabilities, compensation, damages, indemnities etc. put/ P 11'1-1\3\},_
)f - .-;\ L ?,
casted on the Sub Lessor and the Sub Lessee are without prejudice to and in : ‘ﬁ‘t"

addition to all/ any other rights and/or remedies available to the Sub Lessor and
Sub Lessee under contract and/or under all applicable laws.

E
27.2 Each Party shall co-operate with the other and execute and deliver to the other '\\.__,ﬁ_
the Definitive Documents and such instruments and documents and take such \P\Uf':l
other actions as may be reasonably requested from time to time in order to carry -~

out, give effect to and confirm the rights of the Sub Lessee under this Agreement.

27.3 No additions, alterations 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 unless the same are recorded in writing and
signed by both Parties.

27.4 Any letters, notices, intimation to be given by either Party to the other shall be
deemed to be sufficiently served upon, if handed over in person or sent by
Registered Post (with requisite and proper postal stamps thereon) by the sender
Party to the recipient Party or delivered to the recipient Party at the address
mentioned herein below:

To Sub Lessorat : Kind Attention : Mr. Aditya Javdekar
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27.6

27.7

27.8

219

Address Q O :"‘“: ?%6, Siddharth Fowers
| ‘Sangam Press Road, Kothrud
Pune 411038
Email : aditya.javdekar@javdekars.com

To Sub Lessee at : Kind Attention : Mr. Mahesh Devadiga
Address : 1102, LodhaSupremus,
Dr. E. Moses Road, Worli,
Mumbai 400018
Email : m.devadiga@foundationholdings.com

No forbearance, indulgence or relaxation shown by either Party at any time in
enforcing of or to require performance of any terms and/or provisions of this
Agreement/ Deed of Sub Lease or giving of time by either Party to other Party
shall in any way affect, diminish or prejudice the rights of either Party to require
enforcement or performance of that term and/or provision and any waiver by any
Party and any breach of any provisions of this Agreement/ the Deed of Sub Lease
shall not be construed as a waiver of any continuing or succeeding breach of such
provision or waiver or amendment of the provision/s itself or a waiver of any right
under or arising out of this Agreement/ Deed of Sub Lease.

In the event of any part of this Agreement being read down by any court and/or
being rendered as not enforceable in law, then in that event such part of this
Agreement shall be treated as if not forming part of this Agreement while
remaining Agreement shall continue to be in force.

It is agreed and recorded by and between the Parties that this Agreement shall
not be construed as partnership and/or joint venture by and between the Parties,
but the relations between the Parties is purely on as Sub Lessor and Sub Lessee
in the terms of the Transfer of Property Act, 1882.

All indemnities from any Party (“Indemnifying Party”) under this Agreement
and/or the Definitive Documents and/or any other documents to be executed by
the Parties hereto, shall extend to the other/ indemnified Party ("Indemnified
Party”) and the Indemnified Party’s employees, staff, representatives, officers,
directors, retainers, professional advisors etc.

The original of this registered Agreement and the Deed of Sub Lease shall be kept
in the Sub Lessor’s custody/ possession, and the Sub Lessee shall be provided
notarised copy of the same. The Sub Lessor covenants and undertakes that in the
event the Sub Lessee is required to furnish/ present the original of this Agreement
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and/or the Deed of Sub Ldase (and/or%t@r%rﬂnal documengs) to “ady:
related government authori

whomsoever, then the Sub Lessor shall, within 7 (seven) days from the date of
receipt of a written request from the Sub Lessee, handover to the Sub Lessee the
originals of such document/s for not more than 21 (twenty-one) working/
business days provided the Sub Lessee signs/ executes an ‘Accountable Receipt’
for the same in favor of the Sub Lessor.

THE FIRST SCHEDULE REFERRED TO HEREINABOVE
(Description of the Plot)

All that piece and parcel of non-agricultural land admeasuring 7,822.64 square metres,
bearing Survey No. 286/4/1/B-Amenity Space situated at Village Mann, Taluka and Sub
Registration District Mulshi, District Pune, being within the limits of the Gram Panchayat
Mann and Zilla Parishad Pune, Maharashtra, and the aforesaid Plot being bounded by its
boundaries as follows:

On or towards the North by : Survey No. 286 (Part), Village Mann;

On or towards the West by : Survey No.286 (Part), Village Mann and Road;

On or towards the South by : Road and Yashwin Hinjawadi Project upon
Survey No. 286 (Part), Village Mann; and

On or towards the East by : Yashwin Hinjawadi Project upon Survey No.

286 (Part), Village Mann.

THE SECOND SCHEDULE REFERRED TO HEREINABOVE
(Description of the Demised Premises)

All that piece and parcel of the Plot (more particularly described in the First Schedule
hereinabove) along with a total of constructed area of 71,935 square feet equivalent to
6682.90 square metres in Phase-1 (and more particularly described in Annexure “8”
hereto) and a total of constructed area of 53,086 square feet equivalent to 4931.85
square metres in Phase-2 (and more particularly described in Annexure “9” hereto) be
constructed/ developed on the Plot.

- L
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IN WITNESS WHEREOF, the Parties hereto have put their re§b'i.ctive hands, seal and
signatures hereto on the day and date first hereinabove mentioned:

SIGNED, SEALED and DELIVERED by
VILAS JAVDEKAR ECO SHELTERS
PRIVATE LIMITED, being the SUB
LESSOR herein, represented by its
Director Mr. Aditya Vilas Javdekar duly
authorized vide Board Resolution dated

August 24s, 2020, in the presence of:
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SIGNED, SEALED and DELIVERED by
AVE MARIA EDUCATIONAL TRUST, ]
being the SUB LESSEE herein, ]

represented by itsmg_gm
; \)( ‘d !

1

in the presence of:

Witness:

Sign- %\A\g

Name- QoD gqjjgcg

Address- Qfgo“:a, 0 (\~\"'\ M 320?9"\

\® V“S\(\MD & ?’U\V\Q
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Received with thanks from AVE MARIA mNAtM'FRWT (the-Sub-testee herein)
a total sum of INR ,Q.S”:f:SQ@f ¢o9vide cheque dated ~— _, bearing No.
,drawnon _ —— Bank, — branch (subject to realisation) by

way of interest free refundable security deposit which shall be refunded by us i.e. VILAS
JAVDEKAR ECO SHELTERS PRIVATE LIMITED (being the Sub Lessor herein) to the
Sub Lessee in the manner set out in this Agreement or the Deed of Sub Lease (as and
when executed).

ADITYA VIEAS JAVDEKAR
Director

MARECH do_2v> A
Date:  August31-2020—

Place: Pune
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Pre-Registration summary(Fitguft

‘251103’2013

it 5.2

T fum : wg 3P, el
T THIF : 19668/2019

eoh ;
Regn:63m
ICIET
(1) fedrere v URdET
(2)9mza 81453426
3) SURMR(MISTICOE 80753112
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Exgz‘é‘mmm g%v ﬁmﬁ%ﬁ Tl ¥ F zss;az I{:u
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( ( Suwey Number : 286/4/1/B ; ) )
(5) d3we 1) 7822.64 R.iex
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4 4 U, v :
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(10)T% vl ey Rl 15/10/2019
(11)901%, 58 1 g8 19668/2019
(12)aS a5 YR 4072700
(13)aRyETE Feft g 30000
(14)%0

9, Gl - 2
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YD TR FRTSE (i) within the limits of any Munici

Cantonment Area annexad to
of the Mumbai Metropolitan

.

other Urban area not

Areas as per the Annual Statement of Rates published under the

Maharashtra Stamp (

Property) Rules, 1995.
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Pune metropolitan Region Development Authority,Pune
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PhNo.:020- 258 33344 /356 /333 /% & o%0- 348 33 3w/ 305/ 333
Email: hgprrda@omail.com
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Pune Metropolitan Region Bevelopment Authority, Pune
“hinchwad Navnagar Development Authority, New Administrative Building, Akurdi, Pune - 44
Ph. No. 020-23033444/356/333 /I & 0%0-74% 313309/ 30%/332
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Jakr /L&E/E-Lilav/11-18/L-4/CR-203 Date 2§/ 03/2020

To,
Mr. Aditya Vilas javdekar,
Director, Vilas javdekar Eco Shelters Pyt Ltd,
306, Siddharth Towers, Sangam Press Road,
Kothrud, Pune- 411038,

Subject :- Contional No Objection Certificate {NOC) For Creation of Mortgage and Sub-
Lease Rights on Amenity Space land admeasuring 7822.64 5q.M. at Survey
N0.286/4/1B, situated at village Maan, Taluka- Mulashi, District -Pune.

Reference: 1. Agreement o Lease between The Pune Metropolitan Region Development
Authority (PMRDA) and Vilas Javdekar Eco Shelters Pvt Lid registered on
15" October 2019 and bearing registration number 19668/2019 Mulshi 2
2.Application dated 20/01/2020 from Vilas Javdekar Eco Shelters Pyt Ltd
3. Application dated 30/01/2020 from Vilas Javdekar Eco Shelters Pyt Lid

With reference to the above mentioned agreement to lease and in accordance to clause’d
(k) Assignment’ with respect to the land Bearing Survey No 286/4/1/8, Amenilty Space
admeasuring 782264 Sq M situated at Village Maan, Taluka Mulshi, District Pune (“said
Property”), No objection is given for mortgage and sub-lease of the said land subject to
satisfaction of the following conditions :

1) Applicant shall pay to the Pune Metropolitan Region Development Authority (P.M.R.D.Ajan
amount equivalent to 10% of the Landlease amount (highest bid amount) value of the
Property i.e. Rs.81,45,343/(Eighty one Lac, fourty five thousand, three hundred fourty
three only).

2) Vilas Javdekar Eco Shefters Pyt Ltd may, create a mortgage / lien on the said Property or
its interest therein, in favour of any Bank / Non-Banking Finance Company / Housing
Finance Company / Financial Institution or any Lender to raise Finance / Loan /
Construction Finance / Lease Rental Discounting or any sort of Financial Facility. Further,
in case of termination / end of the Lease tenor Vilas Javdekar Eco Shelters Pvt Ltd
shall at its cost must clear and settle all mortgages and encumbrances from the said
Property before handing over possession to PMRDA.
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3) For further any sub -sub- lease lessee has to apply to PMRDA independently for the

permission,

4) The sanction/NOC shall be subject to the Land disposal Regulations 2020 that are in
process for approval any change in final regulations shall be applicable to the NOC.

{o/c Sing by Metropolitan Commissioner) 2 ‘//
()\m .
M”WM

s iz ity Borkls 5
{Dr. Pravinkumar ﬁ?é}g )ii

AdditionalCommissioner
and Additional CEO
Pune Metropolitan Region Development
Authorlty, Pune
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: Devel cpment of amemty spaces at S.No. 286 Mann, Mu!shb
Refmnce ur fetter dated 20!013202&

W:th terancs to the above sub;ee:t we had submstteﬂ an apﬁ
in acco ance wzih eiausa 3 (k) of agreement to !reasa
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avor of “Meircpaﬁtan Regtcﬁ Development Authoﬁty" imards
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Pune Metvopolitan Region Bevelopment Huthority, Pune
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To,

Mr. Aditya Vilas Javdekar
Director, Vilas Javdekar Eco Shelters Pyt Ltd
306, Siddhartha Towers, Sangam Press Road

Kothrud, Pune 411 038.

Reference: Your letter dated 13/03/2020

erence to your above letter and the Agreement to Lease dated October 14, 2019

rial No. 19668 of 2019, we hereby Inform
Plot No 286/4/1B admeasuring 7822,64 sqm- Any structure after so bullt
Deed is regisie(ed, you will not be required to abtain any

of the school huilding constructed/ being

with ref

registered under Se

you that we have agreed to lease to
will

you the sald land i.e.
se permission Lease

not require fresh lea
granting/ demising sub-lease

permission from us for
oresaid plot.

f the lease tenure, you shall
p) of the Lease Deed which is att

ot to us in

constructed on the af
over possession of the aforesaid Pl

hand
t to Lease,

Upon expiry ©
ached as from £ of the Agreemen

accordance with clause {

\,%n
ikram Kumar) s
miseaner and Additional CEO

Mertopolita
pune atropolitan Region pevelopment Authority, Pune
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B Shokrawar Path, Pune 411 02
Phone 1 02024487800, 74447960 Fay - Ll-aanTnn,
Eamail : adminpunsieevi co

TO WHOMSOEVER IT MAY CONCERN

Qur client, VILAS JAVDEKAR ECO SHELTERS PRIVATE UMITED, & company incorporated
under the indian Companies Act, 1956, bearing Corporate identification Number
uzssmamzﬁwmm%%g, assessed for Income-tax under Permanent Account Number
AAECV35560, having its registered office at 306, Siddharth Towers, Sangam Press Raad,
Kothrud, Pune 411038, Maharashtra {"Company”}, has agreed to geant sub-lease rights
in respect of alf thas fece and parcel of nor-agriculiural land admeasuring 7,822.64
square metres, bearing Survey No. 286/4/ 1/B-Amenity Space situated at Village Mann,
Taluka and Sub Registration District Muishi, District Pune, being within the limits of the
Gram Panchayat Mann and ZiflaParishad Pune, Maharashtra together with the
constructions therson {collectively “Property”) in favour of AVE MARIA EDUCATIONAL
TRUST, bearing Registration Ne. E-15000 {Mumbail, having its registered office at
Mariam Nagar, Phase-if, Naigaon (West), District Thane {"Trust”).

We hereby report that we have verified the Income-tax Returns filed by the Company,
and have also taken searches on the Income-tax portal and based thereupon and the
information, documents and explanations tendered by the Company, we hereby certify
and confirm that there are no pending or ongoing claims, suits, audits, praceedings,
disputes, demands or investigations, notices, appesls and/or litigation under the
Income-tax Act, 1961 and/or any other applicable law/ notifications against the
Company, and that there are no arrears [demands in default] pavable after completion
of the proceedings under the aforesaid Act for which the notice under Rule 2 of the
Second Schedule to the Income-tax Act, 1961 {and/or any other notice) may be served
by the Tax Recovery Officer or the concerned Assessing Officer which shall render the
aforesaid sub-lease of the Property in favour of the Trust void andfor can adversely
affect the aforesaid sub-lease of the Property in favour of the Trust by the Company,
provided the same is made for adequate consideration as per Section 281 of the Income-
tax Act, 1961,

For REVA B €O,
Chartered Accountants
FRN 110500w

Abhijit Mundada

Partner

M. No.: 134688

Place: Pune

Date: 13/03/2000

UDIN: 20134685A88A1W 3135

Rege. Office : Biock 1. Jd Fioor, Khaitan Chambers. 143-145 Mooi Sireet Fort Murmba: 400001 Bhone (2220655703 Email © rsvalor@oma com
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Annexure “8”
(Description of Demised Premises/ Phase-1)

The entire Demised Premises/ Phase-1 shall comprise of the following, which shall be built/

made/ constructed and handed over to the Sub Lessee on or before the Phase-1 Handover

Date (along with the Occupation Certificate/ Part Occupation Certificate, as applicable) in

accordance with the Proposed Revised Plans and the Specifications:

1. School Building: Ground plus 3 (three) upper floors of the School Building totally
admeasuring 71,935 square feet of built up area, which shall be divided in the

following manner:

(a)
(b)

()

(d)

(e)

Q)
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The entire Plot along with the Parking Spaces;

The entire ground floor admeasuring 10,602 square feet of constructed built-
up/ leasable area in the School Building;

The entire first floor admeasuring 19,786 square feet of constructed built-up/
leasable area in the School Building;

The entire second floor admeasuring 20,774 square feet of constructed built-
up/ leasable area in the School Building;

The entire third floor admeasuring 20,774 square feet of constructed built-up/
leasable area in the School Building; and

All facilities/ utilities etc. in respect of Phase-1 (including but not limited to
generator space, riser space and service areas, electrical panel rooms, BMS

room, pump rooms etc.).
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2. Lifts and Lobbies: The following lift and lobby areas shall be provided by the Sub

Lessor to the Sub Lessee on or before March 31, 2022:

(@) The School Building shall have a total of 3 (three) lifts, each having a capacity

of 15 (fifteen) people. The Sub Lessee shall, at its discretion, use any one of

the above lifts as ‘service lift’; and

(b) A common lobby shall be provided, the area whereof is inclusive in the area of

the Phase-1 School Building set out in clause 1 of this Annexure.

3. Classrooms, Units, Premises: The area of the School Building (for Phase-1) shall

comprise of the following classrooms, units, premises (which shall be made and

delivered in accordance with the Specifications and be delivered in accordance with

the final sanctioned plans):

GROUND FLOOR PLAN

il DOUBLE HEIGHT ENTRANCE LOBBY 86.14 927.211
2 CENTRAL ATRIUM 159.77 1719.764
3 PASSAGE 214.93 2313.507
4 DAY CARE 101.95 1097.390
5 HIS TOILET 20.14 216.787
6 HER TOILET 19.84 213.558
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7 SPORTS STORE{1
8 KITCHEN 56.68 610.104
9 STORE 13.16 141.654
10 METER ROOM 17.63 189.769
11 ELECTRICAL ROOM 701 77.608

e s
FIRST FLOOR PLAN e
1 CLASSROOM-01 46.81 503.863
2 CLASSROOM-02 46.81 503.863
3 CLASSROOM-03 46.81 503.863
4 CLASSROOM-04 46.81 503.863
5 CLASSROOM-05 46.81 503.863
6 CLASSROOM-06 46.81 503.863
7 CLASSROOM-07 46.81 503.863
8 CLASSROOM-08 46.81 503.863
9 WATER FOUNTAIN 10.73 115.498
10 CLASSROOM-09 46.81 503.863
11 CLASSROOM-10 46.81 503.863
12 HER TOILET 46.71 502.786
13 HIS TOILET 48.32 520.116
14 CLASSROOM-11 46.81 503.863
15 CLASSROOM-12 46.81 503.863
16 INFIRMARY 39.44 424.532
17 INNOVATIVE LAB-1 95.29 1025.702
18 ACTIVITY ROOM 1/ VISUAL ART LAB 1 47.79 514.412
19 SEMINAR ROOM 94.77 1020.104

ADMINISTRATION AREA (Inclusive of Waiting area, 10
237.34 2554.728
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22 STORE-02 3 &) “ 16.97
23 SUBJECT COORDINATOR ROOM 1 BT 214311
TOTAL 1266.29 13630.346 }
SECOND FLOOR PLAN
1 CLASSROOM-01 46.81 503.863
2 CLASSROOM-02 46.81 503.863
3 CLASSROOM-03 46.81 503.863
4 CLASSROOM-04 46.81 503.863
5 CLASSROOM-05 46.81 503.863
6 CLASSROOM-06 46.81 503.863
7 CLASSROOM-07 46.81 503.863
8 CLASSROOM-08 46.81 503.863
9 WATER FOUNTAIN 10.73 115.498
10 CLASSROOM-09 46.81 503.863
11 CLASSROOM-10 46.81 503.863
12 HER TOILET 46.71 502.786
13 HIS TOILET 48.32 520.116
14 MULTIPURPOSE ROOM 94.67 1019.028
15 STAFF ROOM-01 39.44 424.532
16 DANCE ROOM-01 95.29 1025.702
17 COMPUTER LAB 1 94.77 1020.104
18 ACTIVITY ROOM 2/ MATH LAB 46.81 503.863
19 CLASSROOM-11 46.81 503.863
20 CLASSROOM -12 46.81 503.863
21 CLASSROOM -13 50.12 539.492
22 CLASSROOM -14 50.12 539.492
23 CLASSROOM -15 539.492

‘1| - @seuUd ":»U
eHeN WeLEN i

LA




S rra I i

24| 7 CLASSROOM}-16 R0 Y son

s CLASSROOM -17 = 26.81 503.863
26 STORE-03 16.97 182.665
27 SUBJECT COORDINATOR ROOM 2 19.91 214311

,—_TOML—WW

THIRD FLOOR PLAN ‘

1 CLASSROOM-01 26.81 503.863
2 CLASSROOM-02 46.81 503.863
3 CLASSROOM-03 26.81 503.863
4 CLASSROOM-04 26.81 503.863
5 CLASSROOM-05 26.81 503.863
6 CLASSROOM-06 26.81 503.863
7 CLASSROOM-07 46.81 503.863
8 CLASSROOM-08 26.81 503.863
9 WATER FOUNTAIN 10.73 115.498
10 CLASSROOM-09 26.81 503.863
11 CLASSROOM-10 46.81 503.863
12 HER TOILET 26.71 502.786
13 HIS TOILET 48.32 520.116
14 CLASSROOM-11 26.81 503.863
15 CLASSROOM-12 26.81 503.863
16 STAFF ROOM-02 39.44 424,532
17 JUNIOR LIBRARY 95.29 1025.702
18 ACTIVITY ROOM 5 46.81 503.863
19 ACTIVITY ROOM 4 26.81 503.863
20 ACTIVITY ROOM 3 26.81 503.863
21 CLASSROOM -13 26.81 503.863
22 CLASSROOM -14 26.81 503.863
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23 CLASSROOM -15 50.12 '

it i
24 CLASSROOM -16 50,12
25 CLASSROOM -17 50.12 539.492
26 CLASSROOM -18 50.12 539.492
27 CLASSROOM -19 46.81 503.863
28 STORE-04 16.97 182.665
29 SUBJECT COORDINATOR ROOM 3 19.91 214,311

Parking Spaces: As per the sanctioned/ approved plans.

Day Care: unit/ room admeasuring about 1097. 390 square feet carpet area shall be

provided on the ground floor of the School Building for the purposes of running/

operating a Day Care Centre therefrom.

Kitchen Space: unit/ room admeasuring about 610.104 square feet carpet area

shall be provided on the ground floor of the School Building for the purposes of

running/ operating a Kitchen Space therefrom.

Sports Ground and Swimming Pool: The Phase shall also include a complete

Sports Ground and a Swimming Pool to be completed and handed over by the Sub

Lessor to the Sub Lessee in accordance with the Specifications.
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(DescriptioN 8T PRI Ez2)

The entire Phase-2 shall comprise of the following, which shall be built/ made/ constructed
and handed over to the Sub Lessee on or before the Phase-2 Handover Date (along with
the Occupation Certificate/ Part Occupation Certificate, as applicable) in accordance with

the Approved Plans and the Specifications:

1.  School Building: A total constructed area of 53,086 square feet of built up area,
which shall be divided in the following manner:

(@)

(b)

(©)

(d)

The entire fourth floor admeasuring 20,774 square feet of constructed built-
up/ leasable area in the School Building;

The entire fifth floor admeasuring 20,774 square feet of constructed built-up/
leasable area in the School Building;

The entire sixth floor admeasuring 11,539 square feet of constructed built-up/
leasable area in the School Building; and

All facilities/ amenities etc. in respect of Phase-2 (including but not limited to
generator space, riser space and service areas, electrical panel rooms, BMS
room, pump rooms etc.).

2 Lifts and Lobbies: All the lifts comprising in Phase-1/ Demised Premises shall be
extended to the aforesaid floors set out in clause 1 of this Annexure.

3. Classrooms, Units, Premises: The area of the School Building (for Phase-2) shall

comprise of the following classrooms, units, premises (which shall be made and

delivered in accordance with the Specifications and be delivered in accordance with

the final sanctioned plans):

FOURTH FLOOR PLAN

1 CLASSROOM-01 503.863
2 CLASSROOM-02 503.863
3 CLASSROOM-03 503.863
4 CLASSROOM-04 503.863
5 CLASSROOM-05 503.863
6 CLASSROOM-06 503.863
7 CLASSROOM-07 503.863
8 CLASSROOM-08 503.863
9 WATER FOUNTAIN 115.498
10 CLASSROOM-09 503.863
11 CLASSROOM-10 503.863
12 HER TOILET 502.786
13 HIS TOILET 520.116
14 VISUAL ART LAB 2 1020.104
15 STAFF ROOM-03 424.532
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16 SENIOR LIBRARY 237
17 INNOVATIVE LAB 2 <O 2%

18 CLASSROOM -11 wepromndloel

19 CLASSROOM -12 46.81 503.863
20 CLASSROOM -13 50.12 539.492
21 CLASSROOM -14 50.12 539.492
22 CLASSROOM -15 50.12 539.492
23 CLASSROOM -16 50.12 539.492
24 CLASSROOM -17 46.81 503.863
25 STORE-05 16.97 182.665
26 VICE PRINCIPAL ROOM 19.91 214.311

TOTAL 1323.84 14249.814

FIFTH FLOOR PLAN

1 MULTIPURPOSE HALL LOBBY AREA 64.35 692.663
2 CLASSROOM-01 46.81 503.863
3 CLASSROOM-02 46.81 503.863
4 CLASSROOM-03 46.81 503.863
5 CLASSROOM-04 46.81 503.863
6 CLASSROOM-05 46.81 503.863
7 CLASSROOM-06 46.81 503.863
8 CLASSROOM-07 46.81 503.863
9 WATER FOUNTAIN 10.73 115.498
10 CLASSROOM-08 46.81 503.863
11 CLASSROOM-09 46.81 503.863
12 HER TOILET 46.71 502.786
13 HIS TOILET 48.32 520.116
14 CHEMISTRY LAB 94.77 1020.104
15 STAFF ROOM-04 39.44 424.532
16 PHYSICS LAB 95.29 1025.702
17 BIOLOGY LAB 94.77 1020.104
18 ACTIVITY ROOM 06 46.81 503.863
19 MULTIPURPOSE HALL LOBBY AREA 14.42 155.217
20 MULTIPURPOSE HALL 42132 4535.088

TOTAL 1398.22 15050.440 ‘

SIXTH FLOOR PLAN

1 CLASSROOM-01 46.81 503.863
2 CLASSROOM-02 46.81 503.863
3 CLASSROOM-03 46.81 503.863
4 CLASSROOM-04 46.81 503.863
5 HER TOILET 46.71 502.786
6 HIS TOILET 48.32 520.116
7 CLASSROOM-11 46.81 503.863
8 CLASSROOM-12 46.81 503.863
9 STAFF ROOM-05 39.44 424.532
10 MUSIC ROOM 01 95.29 1025.702
11 COMPUTER LAB- 02 142.59 1534.839
12 SUBJECT COORDINATOR ROOM 4 16.26 175.023

TOTAL 669.47 7206.175
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(Specifications to be followedjadhered tgand g)lgglied by the|

Sub Lessor for the purposes of the Project)

The Following Specifications have been discussed and agreed between the Parties and
accordingly, the Sub Lessor shall carry out and undertake the Project (which comprises of
Phase-1 and Phase-2) in accordance with the detailed specifications set out below, and at
the sole and exclusive costs, charges and expense of the Sub Lessor (unless otherwise
agreed and specifically mentioned herein). All facilities/ amenities (including but not limited
to power back-up etc.) shall be provided by the Sub Lessor throughout the Sub Lease Term
for Phase-1 as well as Phase-2 and the same shall be maintained by Sub Lessee through
out the Sub Lease Term of Phase-1 as well as Phase-2.

. Particulars Specifications

i Structure i. RCC framed structure and shall be designed in
accordance with IS codes and as per the seismic zone
requirement of the area.

ii. The loading to be considered for all class rooms and
other admin rooms shall be 350 kg/sqm, for server
room it shall be 1000 kg/sqm and for AHU room it shall
be 750 kg/sgm.

2. Masonry and i.  Partition Walls: AAC blocks or fly ash bricks
plaster ii.  External plaster: Ready mix plaster

iii. Internal Plaster: Gypsum

iv.  Ceiling plaster: POP

3. Tiling, Flooring, i Admin and office area: 800 x 800 mm Vitrified tiles
Natural Stone ii.  Main staircase: Granite
and driveways iii.  Fire & other staircase: Polished Kota

iv.  Toilet floor: Matt finish 600 x 600 mm Vitrified tiles
v. Toilet dado: 300 x 600 mm ceramic tiles
vi.  Atrium, Lift Lobby &Passages floor : 600 x 600 mm

Vitrified tiles

vii.  Passage dado: 300x 300mm ceramic tiles up to 3 feet
height

viii.  All class rooms floor: 600 x 600 mm Vitrified tiles

ix.  Music room, dance room, conference room: Wooden
flooring

X.  Peripheral driveway: 6m concrete Tremix and
remaining area in grass pavers

xi.  Lift architrave: Granite

xii.  Toilet door frame: Granite
xiii.  Wash basin counter: Granite
T B
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Xiv.

Wincjow sill: Grani

Ly

e

Water Proofing

Toilets : conventional sunk type with brick bat and

chemical coating

Top terrace: PU membrane with screed protection.
Lift pit and retaining wall: Crystalline coating
Water tanks: Chemical coating with cement coba

Water
infrastructure
and Plumbing

Vi,

vii.

viii.

Xi.

Xii.

Xiii.

Xiv.

Fire tank capacity UGT and OHT: As per Fire NOC

Bore well/Tanker water tank: 35,000 lit

Filtered/treated water tank: 35,000 lit

Over head tank: 25,000 lit

Sewage treatment plant: 50 KLD packaged type

Dual plumbing to recycle the STP treated for flushing
and landscaping : UPVC

Pumps : Hydro-pneumatic with tank filling

Flushing system: Dual flush valves

Concealed pipes in toilets: UPVC & CPVC

Drainage : PVC

Rising main: UPVC

Annual Maintenance and day to day operations shall be
done by the Sub-Lessee.

Water filtration and softener system shall be provided
for a capacity 2500 lit per hour.

Drinking water fountains and water coolers will be
provided and installed by the Sub-lessee. The back end
plumbing will be done by the Sub-Lessor.

Wash basin and required plumbing (water point and
drainage) in composite science lab, Chemistry Lab,
Biology lab, Physics lab, Trustee washroom, Principal
and Vice principal washroom, Canteen, Infirmary.

Electrical
infrastructure
and wiring

vi.

Vii.

Exhaust fans in toilet

Light fixtures, ceiling fans and any other electro-
mechanical fitting and equipment will be provided and
installed by Sub-Lessee.

Transformer capacity: 630 KVA MSEDCL approved
make

Diesel generator: 140 KVA

Lightening arrestor

Voltage stabiliser/ UPS/Surge arrestor shall be
provided and installed by the Sub-Lessee to suit his
equipment.
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Makes of Cables: Lapp/Polycab




viii.  Switches:
.  MCB/DB/Sh
X. | All rboms should have PVC conduiting for PA system,
screen system, Telecom, CCTV and LAN (2 No’s).
Wiring and instruments for these systems shall be
provided and installed by the Sub-Lessee.
xi.  Perimeter lighting
xii.  All rooms shall have point wiring for lights, fans, 1 nos.
AC'’s, ICT board, Computer.
xiii.  Additional power sockets for music system in music
room and dance room.
xiv.  Additional power sockets for 40 computers in
Computer lab
xv. Hand dryer point in common washroom, Admin Area,
and in staff room washroom Trustee washroom,
Principal and Vice Principal washroom.
xvi. TV point in Trustee room, Principal and conference
room, Meeting rooms, reception area
xvii.  Power sockets for refrigerator in Infirmary.
xviii.  Power socket for refrigerator, freezer, microwave oven
in Canteen
HVAC i.  All classrooms: 1 nos. AC point provision
ii. AC will be provided and installed by Sub-Lessee
Fire fighting i.  Fire doors are per Fire NOC
ii. Pumps, risers, booster system and courtyard hydrant
as per Fire NOC
iii. Form B renewal shall be done by Sub-Lessee and the
system shall be operated and maintained by the Sub-
Lessee
iv.  Portable fire extinguisher in language lab, computer
science lab, math lab, chemistry lab, Biology lab,
Physics lab, Innovation lab, Computer room, Library,
Trustee room, Principal room, Vice Principal room,
conference room, coordinators room, counsellor room,
admin and accounts room, server room, canteen,
pantry, admission room,
Doors and i3 Main entrance lobby: Aluminium and glass door
windows with grill gate.

Toilet doors: 35 mm flush door with both side
laminates.

Class room: 35mm flush door with both side
laminate and vision panel

Windows: Powder coated aluminium windows
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VAT

10.

Facade
treatment

V. D& i &: magnetic |
v D gy mag

er architectural design.

11.

Grills & Railings

Staircase and passage railings: 4 feet height MS with
oil paint

Window Grills: MS with oil paint and to be fixed from
inside.

12.

Painting

Internal: Plastic emulsion of tractor emulsion or equivalent.
External: Apex ultima or equivalent.

13:

CP and sanitary
fittings

CP fittings: Jaquar continental series or equivalent
Sanitary fittings: Hindware or equivalent.

14:

Special  design
features

vi.
vii.

viii.

Differently abled access to be provided for 1 WC &
basin inside each toilet

Ramps for differently abled.

Floor to floor height : 3600 mm

Basic landscape and boundary wall tree plantation
Compound wall: 5 feet solid + 3 feet barbed wire
Security Guard room with glass windows

Two separate entrance with at least 4 m wide gate.

All storage racks and closets in all labs, admin areas,
rooms, classrooms and anywhere in the building
premises shall be provided and installed by the Sub-
Lessee.

13.

Elevators

All 3 elevators shall be 15 Passenger stretcher lifts of
Johnson or equivalent.

Automatic Rescue Device

Brail buttons

Floor announcement system
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Annexurt “11”
(Rent Paymeht Chart)
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AREA IN RENT | MONTHLY RENT
YEAR PERIOD SQFT PSFT (INR)
FROM TO
1 4/1/2022 3/31/2023 71835 30 2,158,050
2 4/1/2023 3/31/2024 71935 30 2,158,050
3 4/1/2024 3/31/2025 125021 30 3,750,630
4 4/1/2025 3/31/2026 125021 35 4,375,735
5 4/1/2026 3/31/2027 125021 35 4,375,735
6 4/1/2027 3/31/2028 125021 39 4,375,735
7 4/1/2028 3/31/2029 125021 52 6,501,092
8 4/1/2029 3/31/2030 125021 52 6,501,092
9 4/1/2030 3/31/2031 125021 bd 6,501,092
10 4/1/2031 3/31/2032 125021 59.80 7,476,256
11 4/1/2032 3/31/2033 125021 59.80 7,476,256
12 4/1/2033 3/31/2034 125021 59.80 7,476,256
13 4/1/2034 3/31/2035 125021 68.77 8,597,694
14 4/1/2035 3/31/2036 125021 68.77 8,597,694
15 4/1/2036 3/31/2037 125021 68.77 8,597,694
16 4/1/2037 3/31/2038 125021 79.08 9,887,348
17 4/1/2038 3/31/2039 125021 79.08 9,887,348
18 4/1/2039 3/31/2040 125021 79.08 9,887,348
19 4/1/2040 3/31/2041 125021 90.94 11,370,451
20 4/1/2041 3/31/2042 125021 90.94 11,370,451
21 4/1/2042 3/31/2043 125021 90.94 11,370,451
22 4/1/2043 3/31/2044 125021 104.59 13,076,018
23 4/1/2044 3/31/2045 125021 104.59 13,076,018
24 4/1/2045 3/31/2046 125021 104.59 13,076,018
25 4/1/2046 3/31/2047 125021 120.27 15,037,421
26 4/1/2047 3/31/2048 125021 120.27 15,037,421
27 4/1/2048 3/31/2049 125021 120.27 15,037,421
28 4/1/2049 3/31/2050 125021 138,32 17,293,034
29 4/1/2050 3/31/2051 125021 138.32 17,293,034
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Receipt of Document Handling Charges
PRN 2810202013673 ae 28102620

® 947, an amount of
L ALPANA VILAS JAVDEKAR , Mobite number 9158002 ; X Lo
::?(;‘:)?—? u’:v:r;s Document Handiing Charges for the Document ta be registerad(iSARITA}

in the Sub Registrar office Joint S.R. Haveli 15 of the District Puns.

Payment Dotails.

BankName  MAHD

Date

2811072020

A
BankCIN  ©0004152020102612223

REF No.

008112514

This Is computer generated receipt, hence no signature is required.
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Payer Details

Daparment 10 3 Mobile No
“ROTE:- This chaitan is valid for document to be registered in Sub Registrar office only. Not valid for unregistered document.
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THIS SPECIAL POWER OF ATTORNEY 1S MADE AND EXECUTED ON THIS Al
- h DAY e e

DAY OF e W—, 2021, AT PUNE.
By:

MR. ADITYA VILAS JAVDEKAR

Age:- 41 Years, Occ.: - Business,

PAN No. ADCPJ2402L

Office No. 306, Siddharth Towers,

Sangam Press Road, Kothrud, Pune, 411 038,

Hereinafter referred to as the ‘Executant'/First Part’,
To,

TMR. GANESH SITARAM KANGUDE
Age: 31 Years, Occ.: Service,

R/at: 120, Kishkinda Nagar, Kothrud, Pune .
PAN No. BKZPK9303E

2) MR, DHANRA] KACHARU TAWARE

Age: 38 Years, Occ.: Service,

R/at: Jadhav Nagar , Venutai College Road,
Opp. Vastudharshan Building, Wadgaon Budruk,
Pune - 411041,

PAN NO. ARUPT4726H

Hereinafter referred to as the ‘Attorney’s /Second Party’
Whereas:

Al The Attorney’s herein are the employees of the Executant.

Bl  The Executant is a partner of the partnership firm namely M/s. VILAS
JAVDEKAR ECO HOMES & VILAS JAVDEKAR GREENSCAPE
DEVELOPES LLP, constituent member of Joint venture namely Prime
Properties and directors of private companies namely M/S. VILAS
JAVDEKAR LIFESTYLE DEVELOPERS PRIVATE LIMITED ( Previously
known as M/S. VILAS JAVDEKAR PREMIUM DEVELOPMENTS PRIVATE
LIMITED), M/S. VILAS JAVDEKAR ECO DEVELOPERS PRIVATE
LIMITED, M/S. VILAS JAVDEKAR ECO SHELTERS PRIVATE LIMITED,

VI . > i OPERS*PRIVATE ETMITEDVIEAS
Son A L2 Bila R iR A

v

MR. ADITYA VILAS JAVDEKAR

Executant

We Accept the Powers

1. MR.GANESH SIT Al{%GUDE

y Uj)/,,/
¢
2. MR. DHANRA] KACHARU TAWARE

Power of Attorney Holder

In the presence of witnesses:

D freud,

Syeyadd  Surng
K« arve eger frothrasl
pune - &I\0 52 pune-kile3g

not possible him to attend the registrar's office e purpose to admit the
execution before the sub-registrar and to complete the registration of the same
and therefore, the Executant desire to appoint the attorney’s for the specific
purpose to admit the execution of any kind of Agreements, Deeds and
documents before the concern sub-registrar or any other competent authority.

Now, Therefore, the Executant in his personal capacity and/or in the capacity of
Partner and / or Director/ and / or power of attorney holder and authorised
signatory of the above mentioned Partnership firm/ Companies/ Joint venture
herein do hereby appoint, nominate and constitute the Second Party herein
MR.GANESH SITARAM KANGUDE, Age: 31 Years, Occupation: Service,
R/at: 120, Kishkinda Nagar, Kothrud, Pune, and/or MR. DHANRA]J KACHARU
TAWARE Age: 38 Years, Occupation: Service, R/at: Jadhav Nagar , Venutai
College Road, Opp. Vastudharshan Building, Wadgaon Budruk, Pune, as his true
and lawful attomey to carryout and perform all or any of the following act,
deeds and matters in his name and his behalf either jointly or individually.

1) To appear before the concern Sub - Registrar of assurances, deed /s under
Acts or law for the time being in force or otherwise for registration of any
documents, Agreement/s and deeds at any time and to present and register or
caused to be registered and admit any execution, sign, all the requisite
documents, pay of the registration charges, obtain receipts etc., if any to the
said are necessary for duly registration of documents for the , purpose of
complete the transactions in all respects.

2]

1 hereby appointing the aforesaid attorney’s for only specific purpose to
admit the Execution/sign of the agreement/s, deed/s & document/s ete before
the Sub-registrar or any other Competent Authority and register the same.

3

Executant state that, this Power of Attorney is revocable. Revocation of this
Power of Attorney /s shall only be effected by executing Revocation Deed
signed by Executant and constituted attorney of this power of attorney OR on
31 January, 2022, whichever is earlier. Till such instrument / date does not
come before person or authority upon this Power of Attorney then such
person or authority shall presume that the Power of Attorney is in existences
and enforceable by law in all respect.

4) 1 Executant herein do hereby undertake to confirm and ratify the all acts,
deeds, and things to be carried out by our Said Attorney,s , as if the same
shall be deemed to be carried out by me in person honestly and the
Attorney’s assures that they will not misuse these powers to do any act, deed,
oral or written agreement, etc. that will cause financial/mental harm to the
Executant.

5) This Power of Attorney is non-transferable and Power of Attorney Holder/s
can’t further delegate and assign their powers which they obtained under
this Power of Attorney to any person.
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dxtya*yiias' Javdekar

S / DOB: 30/07/1978

570174116934

qHT: Address:

>, S/Cr Vilas Javdekar, 80, Yashwint
SfO' W W, 80, Ejmgﬂml HNors Sociey, Opp.

g«gm AT, ATTTH fSanga;Wshnu Heighs, Karvonags,
Srerady, o ey hanerarre - 431652
HETOE - 411062

5701 74116934

Aadhaar-Aam Admi ka Adhikar

INCOME TAX DEPARTMENT ,
DHANRAJ KACHRU TAWARE i Tk

KACHRU BHAOOSAHEB TAWARE

2010211982
Permanant Account Number

ARUPT4726

Signature
|



Alfe Maria Educational Tryst

( Regd. No. E-15009 (Mumbai)

C/o. Mariam Nagar, Phase-Il, Naigaon (West), Dist.-Thane.

Ref, No. : Date :

CERTIFIED TRUE COPY OF THE RESOLUTION PASSED AT THE MEETING OF
THE BOARD OF TRUSTEES HELD AT REGISTERED OFFICE OF THE TRUST AT
C/o MARIAM NAGAR, PHASE - I, NAIGAON WEST, DIST. THANE ON 15t
FEBRURARY 2021 AT 11.30A.M.

RESOLVED THAT Mr. Vincent Elias Albuquerque Son of Mr. Elias Albuquerque, aged
about 51 years residing at No. 101, Ashoka Tower, Kulupwadi Road, Near National
Park, Borivali East, Mumbai - 400066 is hereby Authorised to sign and execute the
SALE DEED / Lease Deed / Sub Lease Deed and to appear before any Registrar or Sub-
Registrar of Assurances, to admit the execution by our Trust of the Sale deed / Lease
Deed / Sub Lease Deed and/or procure registration thereof and to procure the
registration of any documents that our Trust may execute or our authorized person may
execute on behalf our Trust the Sublease Deed with respect to the property all that
piece and parcel of land admeasuring 7822.64 sq. mt at S. No 286/4/1/B Amenity Space
at Village Maan, Taluka Mulshi, Dist. Pune with Yilas Jav jvate
Limited.

Certified True gﬁg((gg%\( :

Date: 15-02-2021

For AVE MARIA EDUCATIONAL TRUST

/ i ol (W)
ist. Thane -

Authorised Signatory
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Vincent Elias Albuquerque :
A/101, Ashoka Tower ]
Kulupwadi Road

Near National Park Borivali East : Q(K %( (

o
T ey T
; -}

A ey

LR ER—
Triwiriraaes
~

15/07/2013

#
3 Mumbai ) 1 B
Borivali East Mumbai Mumbai SRR e
Maharashtra 400066 i o3 -~ ;
9821027269 P : _‘"‘ A g

% W T S B R e

Ref: 39/10D /58014 / 59723 /P

LT lll!lﬂll!#ﬂzlllﬂ!ﬂlﬂlll!!!ﬂﬂﬂl!l!l”lﬂlﬂ”

SE041237029FT

Vincent Elias Albuquerque
S R / DOB : 04/01/1970




VILAS
JAVDEKAR

DEVELOPERS

CERTIFIED TRUE COPY OF THE RESOLUTIONS PASSED BY THE DIRECTORS OF
VILAS JAVDEKAR ECO SHELTERS PRIVATE LIMITED ON AUGUST 24 2020 AT THE
REGISTERED OFFICE OF THE COMPANY 306 SIDDHARTH TOWERS SANGAM
PRESS ROAD, KOTHRUD, PUNE 411038 AT 1.00 PM

The Chairman, Shri Vilas Javdekar informed the Board that the Company has acquired a plot of land
admeasuring 7822.64 sq.mt! at SNo. 2867471/ B/ Amenity Space at Village Mann, Taluka Mulshi, Dist.
Pune on lease basis from Pune Metropolitan Region Development Authority (PMRDA). The said plot is
an amenity plot and is required to be utilised for specific purposes approved by PMRDA. The Company
proposes to utilise the plot for educational school purpose and intends to build a school building on the
said plot and sub-lease the said plot and school butlding to AVE MARIA EDUCATIONAL TRUST for
rmnning an educational school on the plot. The said sub-lease of the land and building thereon is

approved by PMRDA.

The Chairman further informed that the Company intends to negotiate, discuss and enter into suitable
agreements with AVE MARIA EDUCATIONAL TRUST for sub-lease of the plot. The Company shall
also be submitting and executing documents with PMRDA to give effect to the sub-lease of the plot.

After some discussions, the following resolutions were passed unamimously:

“RESOLVED that any one of the Directors of the Company viz. Vilas Yashwant Javdekar and Aditva
Vilas Javdekar are severally authorised to negotiate, discuss, communicate, accept, convey approvals and
exeeute various documents including the sub-lease agreement with AVE MARIA EDUCATIONAL
TRUST for sub-leasing the plot of land admeasuring 7822.64 sq.mt. at S.No. 286/4/ 1/B/ Amenity Space
at Village Mann, Taluka Mulshi, Dist. Pune acquired by the Company on lease basis from Pune
Metropolitan Region Development Authority (PMRDA) for a period of 29 vears.

RESOLVE FURTHER that any one of the Directors of the Company viz. Vilas Yashwant Javdekar and
Aditya Vilas Javdekar are severally authorised to communicate, convey, accept any changes,
modifications, amendements with any documents communicated, executed, accepted with reference to
the above sub-lease.

RESOLVE FURTHER that any one of the Directors of the Company viz. Vilas Yashwant Javdekar and
Aditya Vilas Javdekar are severally authorised to communicate, convey and execute any document
PMRDA, Office of Tahasildar and Sub-Registear, any other Government / statutory authority, any bank,
lender or any other third party regarding the above sub-lease.

RESOLVE FURTHER that any one of the Directors of the Company viz. Vilas Yashwant Javdekar and
Aditya Vilas Javdekar are severally authorised to affix common seal of the Company on anv document,
wherever necessary.

RESOLVE FURTHER that any one of the Directors of the Company viz, Vilas Yashwant Javdekar and
Adirya Vilas Javdekar are severally authorised to provide certified true copy of these resolutions w0 any

third party.”

Ceritfied True .opy
For Vilas I;}.\wixﬁ?ﬁ”ﬁc 3 Shpﬁ{frg Pvt. Lid.

# £ Py

= A

Vilas Javdekar Eco Shelters Pvt. Ltd.

306, Siddharth Towers, Sangam Press Road, Kothrud, Pune 411 038 INDIA +9120 6764 Bovo  www.javdekars.com

CIN : U45200PN2013PTC146349 admin@javdekars.com
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