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(1

LEASE DEED

THIS LEASE DEED MADE ON THE 23 dav of March in the year Two
thousand ten between the Greater Woida Industrial Development Authority, a body
corporale constituted under gection 3 read with section 2(d) of the Uttar Pradesh
Industrial Area Development Act, 1976 (U.P. Act No. 6 of 1976) (hereinafier called the
“[ essor”) which expression shall, unless the context doss not so admit include its
successors, assigns of the one part and M/s Times Shopee Centre (F) Lid. a company
incorporated under the Companies Act. 1956 (No. 1 of 1956) and having its registered
office at 8/16, Kalkaji Extension, New Delhi — 110 019 represented hereby through its
Director Shri Dalip Singh Batra S/o Late Sh. Sant Singh Batra Residence of 8/16.
Kalkaji Extension, New Delhi — 110 019. (hereinafter called the “Lessee™) which term
shall, unless, repugnant o or inconsistent with the context mean and inelude s
successors in interest and assigns of the other part.

WHEREAS the plot hereinafter described forms part of the land acquired and developed
by the lessor for the purpose of setting up an urban and industrial township.

WHEREAS the Lessor is desirous to facilitate development of IT Industries and IT
enabled Services in Greater Noida in the private/joint venture sector. “IT Industries
and IT enabled Services” referred to hereinafier as “the project and facilities”, which
is an integrated, self contained development of international standard that would refer to
high quality, ready 10 use office space and land and social Infrastructure 1o Cusure high
quality of life, The clements of IT Industries and IT enabled Services (“the project and
facilities™) shall include, but mot be limited to, the broad elements as listed in
SCHEDULE-I of this deed.

Whereas the Lessor considering all the ahove facis has agreed to demise and the lessee
has agreed to take on lease the said plot on the 1erms and conditions hereafter appearing
for the purpose of setling up “the project and facilities” according to the layout and
building plan to be approved by the Lessor.

1) NOW THIS LEASE DEED WITNESSETH AS FOLLOWS:
Lessor with the written consenl of the Lessee dated 23.03.2010
executing this deed for area 80953.14 sqm.

That in consideration of the premium of Rs. 12,97,65,681/- (Rupees Twelve
crores ninfy seven lacs sixty five thousand six hundred eighty one only) out of
which Rs. 6,16,50,081/- (Rupees Six crores sixteen lacs fifty thousand eighty
one only) have been paid by the lessec 1o the lessor, (the receipt whereol the
lessor doth hereby acknowledges) and balance smount 10 be paid in the manner
hereinafter provided :-

Towards balance premium of Rs. 6,81,15,600/- (Rupees six crores eighty one lacs
fifteen thousand six hundred only ) is to be paid in installments along with interest (@
11 % p.a. on outstanding balances on the dates mentioned hereinafter -
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(a) The lessor reserves the nghts and title to all mines. mincrals, coals,
washing gold, earth oils, quarries in or under the plots and full right and
power and any time to do all acts and things which may be necessary of
expedient for the purpose of searching for, working and obtaining,
removing and enjoying the same, without providing or leaving any vertical
support for the curface of the plot(s) /flats or for the structure time being
standing thereon, provided always, that the lessor shall make reasonable
compensation to the lessee for all damages directly occasioned by exercise
of the rights hereby reserved. The decision of the CEO of the lessor on the
amount of such compensation will be final and binding on the lessee.

(B A right to lay waler mains, draing, sewers of olectric wires under or abave
the demised premises. in developing the area.

(e Vielding and payment thercof vearly leage rent in advance during the said

- rerm unto the lessor on the 117 day of March of each year yearly @2.5 %
of the wotal premium during the first ten years. The lessee shall pay unto
the lessor at its office or as otherwise directed, lease rent in advance on
yearly basis. The lease rent would be Rs. 12,44,143/- Annually for the first
ten ycars chargeable from the date of execution of the lease deed. The
lsssee shall pay lease rent annually on due date or in advance withoul
waiting for any demand notice or reminder thereot, The lease rent would
be enhanced after every 120 ye&rs from the date of execution of lease deed
by an amouni oot exceeding 50% of the annual lease rent payable &t the
time of such enhancemert and in cuch case a supplementary deed shall be
executed by the lessee. In case of defanlt in payment of lease rent interest
@14% per annum compounded half vearly would be chargeable for the
delayed period.

1) AND THE LESSEE DOTH HEREBY DECLARE AND COVENANT WITH
THE LESSOR IN THE MANNER FOLLOWING:

&) That the lessee shall pay 1o the lessor the balance premium in the instalments.
with interest @ 11% p.a. on the palance premium as mentioned in Clause I above
by the dates mentioned therein.

b All Payments should be remitted hy the due dates. In case the due date is & bank

holiday then the lessee shall ensurs remittance O the next working day. In

exceptional circumstances the time of deposit for the payment of amount duc may

he extended by the Chief Executive Officer of the Lessor or hisher authorised
representative at his/her discretion.

However in such cases ol Ume extension. an intercst @ 14% per
annum compounded every quarterly will be charged on the amount payable 10 the
lessor, for such extended pericd. Such extension, in any case. shall not be allowed
for more than 60 days for cach instalment to be deposited, subject 0 maximum of
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)
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g)

h)

k)

three such extensions during the entire payvment schedule. The above provision
does nat apply in case of deposit of registration money. reservation money and
allotment money.

All payments should he made through a demand draft drawn favour of
GREATER NOIDA INDUSTRIAL DEW’EL{}PMENT AUTHORITY and

payable at any scheduled bank located in Delhi/New DelhiMNoida/Greaier MNoida.

The payment made by lessee shall first be adjusted iowards the interest due. if
any. and thereaftcr the balance shall be adjusied towards the instalment duc and
the lease rent payable,

That {ailure to pay any instalment amount as mentioned in Clause 1 above along
with interest due thereon and/or lease rent continuously for six months, the lessor
may determine the lease with penalties and consequences given in Clause 11l
hereinafler.

That the Lessee will bear. pay and discharge all rates, ussessmenis of every
description including heneficiation levy which during the said term ne assessed,
charged or imposed upon either on the lessee or on 1ts tenant o on the occupier,
jeintly or severally, in respect of demised premises or on the buildings to be
grected thereupon.

That the lessce will obey and submit 10 all directions issued or regulations made
by the Lessor now axigting or hereafter 1© exist.

That the Lessee will at his own cost develop and erect building on the demised
premises in accordance with the plan, clevation, and design 0 he approved by the
Lessor or any officer authorised by the Lessor in that behalf in writing and shall
ensure that the broad clements as listed in SCHEDULE-I are provided in
“the project and facilities™ in a substantial warkman-like manner, with all
necessary sewers, drains and other appurtenances according to the directions
(ssued or regulations made in respect of buildings. drains. latrines and conneclion

with seWweLs ele.

The lessee will be responsible to cary oul internal development works
comprising of site clearance and leveling, construction of roads and footpaths,
drains, culveris, electrification and street lighting, water supply, sewerage and
road side arboricultural. development of parks, adequate provision of parking

spact and wny othr it as may be dasired by The 28507 pocording Lo nomms and
specifications prescribed from time 10 time. g

All the peripheral/ externai development work as may be required to be caried
out up to allotted plet including construction of approach road, drains. culverts,
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electricity distribution/transmission lines, water supply, sewerage will be provided
by the lessor at 11s OWn cost. However, all the expenses as may be required to
connect these Services with the imemal sysiem of services of plat shall be
incurred by the lessee .

kj The lesses shall also bear the pruportionmcffull installation expenses (a5 the case
may be) of the requisite size of transtormers ete., for power connection o the
demised premises from Noica Power Company Ltd.

i That the lessee will not make. or permit 10 be made, any alleation in or additions
to the layout of the “the project and facilities™ or other erections for the ume
being on the demised premises. -

1) That the lessee will not ercct of permit to be erecied any Oew building on the
- demised premises withoul the previous permission in writing of the lessor and
except in accordance with the terms of such permission, 11 writing of the plan i
any, approved by the Lessor or any oflicer authorised by Lessor in that pehalf and
in case of any deviation from such terms of plan, lessec will immediately upon
receipt of notice fram the lessor or such afficer requiring him 50 to do, corredl
such deviation as aforesaid and if the lessee shall neglect to correct guch deviation
for the space of one calendar month affer the receipt of such notice then it shall be
lawful for the lessor 1o cause such deviation to be corrected at the expenses of the
lessee which expenses of the lessor the lesses hereby agrees 1o reimburse by
paving to the lessor such amount as he lessor (whose deeision shall be final) shall
fix in that behalf.

n) That the lessee shall have the option of investment phasing, provided, the lessee
meets the minimuim acceptable investment of the project. The lessee shall have 1o
invest a minimum of Rs 24 Crores, excluding land cost in the first three years

from the date of execution of this lease deed (30% of the minimum acceptable

- - vestment as defined in the following clause). Further, the lessee shall have to

invest a minimum of Rs. 20.02 Crores, excluding the land cost, in the seven years
from the date of excoution of this lease deed (100% of the minimum acceprable
investment as defined in the following ¢lause).

a) Minimum acceptable investment for the project shall be calculated as Rs.4.00
crores per acre (excluding land cost).
As a proof of investment the lessee ghall submit the Certficate of Chartered
Accountant and Approved Valuer of the same to the lessor on yearly basis
excluding land cost. Such certificate shouid be submitted within one month of the
completion of each yedr.

) That the lesses shall develop the “the project and facilities” on the demised
premises and meet the following norms of development.

1) Minimum area of 4000 sqm would be required for establishment of
R Timen L oare CEtE T i ‘-.‘:- - -Ilrrj
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[TATES units.

it) Mayimum ground Coverage of 30 % and FAR 187.50. In case of units
from oné acre upte 2.5 acres, the maximum ground COVETage would be
23%.

i) Allottees of § agres or more would be allowed maximum 10% of total
FAR for institutional facilities mentioned in schedule-IL. Rest 90% would
be used for IT/ITES.

iv) When the area is 10 acres or MOre and investment is proposed 10 be more
than 50 crores, in such cases 10% of FAR would be permitted for
Residential use for employees and officers of univorganization including
chowkidars and peons, subject to the ratio of institutional and regidential
facilities should not exceed more than 13% of FAR and rest 85% FAR
would be primarly used for ITATES.

v) Allottees of 20 acres or mors would be allowed maximurm 25% of the total
FAR for rcsidentialfcummemiah”mslirution:e.l facilities and the rest 75%

= would be utilized for TT/ITES purpose, subject to the condition that
maximum of 10% of total EAR would be for residential use and rmaximum
of 10% of total FAR would be for commercial use.

Vi) Rasidamialfﬂnmmcrcialrlmtitutinna.l facilitizs allowed in IT/ITES/STP
are mentioned in Schadule-1L

vii)  Apart from the built-up space, the lessee <hall be allowed to sell (transter)
developed land 1o clients for their captive use, However, @ minimum of
9504 of the total allowed FAR of IT Industries and IT Enabled Services
would have to be developed 25 built-up space. The remaining could be
cold as FAR in the developed plots.

viiiy  The allottee shall sell (wansfer) the Commercial and Residential FAR in
propordon 1w the sale (transfer) of FAR of IT Indusiries and LT Enabled
Service arcas.

q) The lessee shall have the right 1o sell (Transfer) the developed plot of land andior
the built-up space as per the limitations of the sub-clause (p) above, at 115 oWn
price. The lessee shall have to sell (transfer) the permissible residential developed

plot and/or built-up space lo the OWRErs of the 1 T Indusuies and 1T enabled
services. No transfer charges shall be levied by the lessor for this first sale of
developed plot/(s) and/or built-up space. The lessee shall provide the list of i3
benafide users from time 10 time in whose favour the sale has besn executed.

T) However, for subsequent sales the lessee shall take permission from the lessaor,
which will not be unreasonably withheld if such sale also conforms to tne
provisions of sub-clauses (p & @) above. Transter charges as prevalent &l the ume

of the transfer, or as may be decided by the CEO, will be pavable on such
subsequent sales, Apart from that. the lessee shall have to take the approval of the
legsor on the drafi lease deed 1o be executed between the lessee and sub-lessee.

s) Thatthe lessee/sub lessee shall use the demised premises for the purpose for which it
has been allotted and no other purpose without the consent of the lessor and subject
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10 such terms and conditions =S lessor may impose and will not da or suffer to be
done an deniised premises or any part thereof, any act or thing which may Of grow
1 be a nuisance, damage, annoyance or inconvenience 10 the lessor or the CWners,
aceupier of uther premises in the neighborhood,

1) Thart the lessec will i no case (except as mentioned above) assign, relinquish (except
in favour of the Lessor) “the project and facilities” without prior permission of the
Lessor. The transfer of plot 1o lessee’s legal heir will be allowed with prior
permission of the CEO of the Lessor or an officer “uthorized by him/har in this
regard.

u) The lessce may with the prior permission of the lessor and subject to such
conditions as it may Impose, MOTIEAEC the demised premises 10 20¥
Government/Semi Government organisation /Financial [nsttution/ Individuals

= /Firms/ Body Corporate /Banks for the purpose of securing loan for acquiring the
plot/ carrying on construction.

That the lessor shall have first charge upon demised premises for the
amount ¢ unpaid balance and charges. interest and other dues of the lessor.

v) That every transier, assignment, relinguishment, MOTLEage. subleting of any
part/who'e of the project and facilities shall be subject to the lerms of the lease
deed anc the transferee, assignee or sub-lessec chall be bound by all covenanis
and conditions herein contained and be answerable to the lessor in all respect
therafor.

EROVIDED always that if the lessee or hmistherftheirfits transferee or
permitted assignees as the case may be, will assign, relinquish, mortgage, sub-let
or ranster the demised premises and building thercon as & whole or residue on the
caid terms hefshe/its will deliver &t his/her/its/their own expense to the lessor at its
office artested copy of the assignment, relinquishment, moTigage or.transfer deed
together with a notice thereof within & month after the same shall have been duly
registercd under the Indian Registration Act or any other amending statute.

W) That the lessee will permit the members, officers and subordinates of the lessor
and workmen and other employed by the lessor from time to time and at all
reasonanle time of the day, to enter into and upon the demised premises and
buildinz to be erected thereupon in order to inspect the same and camy on
necessury works mentioned hefore and the lessee will give notice af the
provisions of this sub-clause to hisfher/theiiis lenants/sub-lassee.

x) That the lessee will develop “the project and facilities” and construct all the
buildings according o the Jayout. architectural and elevation controls as
prescribed by the lessor/comperent authority.

¥) That the lessee will not erect or permit to be crected on any part of the demised
premises any stable, sheds or other structures of description whatsoever for
keepiny horse, cattle. poultry or other amimals except and in so far as may be
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allowed by the lessor in Writing.

7) [hat the lcssee shall not exercise his/her/theirfits option of determining the lease
nor hold the lessor responsible t@ make good the damage if caused by lire,
tempest, tlood or violence of army or of 2 mob or other irresistible force. any
material part of the demised premises 15 wholly or partly destroyed or rendered
substantially or permanently uniit for building purposes.

az)  That the lessee will be required to submit the broad layout within one year and
detailed building plan for the approval of the Lessor within two year from the date
of execution of lease deed and will be required 1o complete construction of first
phase i.c. invest as per sub-clause (n) and shall have to make it functional within
three years from the date of execution of lease deed.

Provided that in exceptional circumstances extension of not more than one
year at @ lime may be allowed 1o the lessee by the lessor or any officer authorised
by him on payment of extension charges @2% of the total pramium for extension
granted Tor one year or parl thereof for completion of first phase. The extension
charges zs mentioned above may be revised by the lessor at any time

bb)  The lessee shall have o compléte the construction of the whole “the project and
facilitics” i.e. inyest as per sub-clause (n), within 7 years from the date of
execution of this lease deed.

Provided that in exceptional circumstances extension of not more than
three years, one year at a time, may be allowed to the lessee by the lessor or any
officer uuthorised by him on payment of extension charges @ 4% for the
extension of first vear or part thereof, @ 6% for the extension of second vear
or part thereof, and @ 8% for the extension of third vear or part thereof, of
the total premium of the demised _premises The extension charges as
mentioned above may be revised by the lessor at any time. In case the lesgee fails
1o complete the construction withinl the time period or extended time period
decided for the purpose, the allotment/leade can be cancelled/determined with the
penaliies and consequences as per the clause III of this lease deed.

cc) Maintenance

1. That the Lessee at his own expense will take permission for sewerage. clactreity,
and water connections etc. from the concerned departments of the Lessor or from
the competent Authority in this regard.

-3

“That the lessec will keep the demised premises and the buildings:

L ar all Times in a swate of good and substantial repairs and in good sanitary
condition to the satisfaction of the Lessor:

I, and the available [acilities as well as the surroundings neat and clean and
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in good healthy and safe condition 1o the convenience of the inhabitamis of the
place.

That the lessea shall abide by all Regulations, by-laws, Directions and Guidelines
of the Authority framed/issued under section 8. 9 and 10 or under any other
provisions of the U.P. Industrial Area Development Act 1976 and rules made
therain.

Ead

4. In case of non-compliance of terms and directions of lessor, the lessor shall have
the right to impose such penalty as the lessor may consider just or expedient.

5 1f the maintenance wark of any area is not found satisfactory as per the lessor’s
guidelines, then the required mainienance work will be carried out by the lessor
and the expenses incurred in carrying out such works will be bome by the lessee /
sub-lessee collectively or in parts. The decision of the lessor will be final as to the
expenses incurred in the maintenance work.,

6. The lessee shall maintain all services in good order and in good shape for a
minimum period of one year or the extended period as may be necessitated after
the date of completion of internal development works at its own cost and
thereafter develop a system by which the long term maintenance of the area,
services, building shall be cnsured to the satsfaction of the lessor.

dd) Cancellation
In addition to the other specific clauses relating to cancellation the Lessor shall be
free 1o exercise its rights of cancellation of lease/allotment in case of:

1. Allotment being obtained through misrepresentations/suppression of material
facts. ;
Z Any violation of directions issued or rules and regulations framed by the Pollution

Control Board ar by any other statutory body.

Default on the part of the applicant/lessee for breach, violation of terms and
conditions of registration, allotment/lease and /or non deposit of allotment money
and/or breach of rules/ regulations / provisions of the Act.

a

In such casss of cancellation the lessor may determine the lease with penalties and
consequences given in Clause [IT hereinafter.

11} AND IT 1S HEREBY AGREED AND DECLARED BY AND BETWEEN
THE PARTIES TO THESE PRESENTS AS FOLLOWING;

Al Ngtwithstauding anything hereinbefore contained if there shall have been in the
opinion of the lessor (whose decision shall be final and binding) any breach by the
lessee or any person claiming through or under him/her/them/its of any of the
covenants or conditions hereinbefore comtained and on his/her/theiv/its part to be
observed and performed and in particular and without prejudice to the generality
of the sub-clause, if the lesses transfers, relinguishes, morigages or assigns the
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whole or part of the demised premises before constructing a building on it
otherwise than it is expressly permitted/allowed in clause I1 as hercinbefore
and fails to complete construction (minimum accepted investment in the
project and facilities) within the period mentioned in clause 11 (n & bb) it shall
he lawful for the lessor, without prejudice to any otner right of the lessor in
respect of any breach of agreement, 10 re-enter the demised premises or any parl
thereof and determine this lease and 20% of the total premium shall stand
forfaited in favour of the lessor and thereupon if:

i} At the time of re-entry, if the demised premises has not been occupied by
the lessee by way of conslructing a building thereon the lessor may re-allot
the demised premises,

i1} At the timne of re-entry -

&) If the demised premises are occupied by any building constructed
by the Lessee thereon the lessee shall within a period of three
months from the date of re-eniry remove from the demised
premises all erections or buildings, fixtures and things whch at
any time and during the terms shall be affixed or set up within or
upon the said premises and. leave the said premises in as good &
condition as it was on the date of demise, in default whereof the
same shall become the property of the lessor without paymenl of
any compensation to the lessee for the land and the buildings.
fixture and things thereon.

k) After the re-entry, the lessor shall be entitled to re-allot the land
within the time stipulated above. However, provisions will be
made to provide reasonable security at the cost of lessce for the
building. fixore and fiting of lessce Gl lime period of three
rmonths mentioned above is lapsed. ;

) The lessor may at its option agree 10 purchase the said ercction,
— buildings and fixtures upon payment 1o the lessee of the price
therefor and for his interest in the premises as may be mutually

agreed upon.

B. If lessee is found t have obained the allotment and the lease of the demised
premises by any misrepresentation and misstatement or fraud the lease may be
cancelled and the possession of the demised premises may be taken over by the lessor
alongwith forfeiture of total deposits and the lessee in such an event will not be
entitled to claim any compensation in respect thereot.

C If the lessee commits any act or omission on the demised premises resulling in
nuisance, it shall be lawful for the lessor 0 ask the lessec to remove the nuisance
within a reasonable period failing which the lessor shall iwself gel the nuisance
removed at lessee’s cost and charge damages from the lessee during the period of
suhsistence of musance.
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SCHEDULE—I
Elements of I.T. industries and LT. enahled services (Project and facilities).

v

High quality “ready 1o maove” aesthetic work space.

Un-interrupted power supply

High speed data communication services including leased line connectivity
and optic fiber back bone network.

Centralised Air-conditioning.

Ample parking.

Export facilitation LT, infrastructure.

Ceutre Put. Led. ﬁ T
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SCHEDULE-II

Definition of commercial and non-commercial covered space in the context of an

LT. Industries and I T ecnabled services.

Commercial areas:

Any space that is utilised for the following purposes would be considered as
commercial space:

Shops

Arcas for storage, display and sale of merchandise
Cinema Halls

Hotels

Restaurants

Open eating kiosks

YYYYVY

Residential areas:

Any space that is utilized for the following purpose would be considered as
residential space:

% Residential uses
# Hostel

7 Guest House
7 Staff Quarter

Institntional Facilities:

1- Waiting and transit arcas

3= Areas designated for public utilities 1.¢.
3- Travel Services

4- Telephone exchange

5- Electric sub station.

f- Water works.

7- Export related facilitics.

8 Canteen.

9. Shop restaurant (Maximum 2% of FAR)
10.  Creche & day care centre.

11.  Operations and maintenance by specialized agencies.
12.  Training center and library.

13, Health club for users/residents of IT industries and IT enabled services.

14 Games/entertainment room for usersiresidents of IT industries and IT enabled
Services. ;

For Times Shopee Centte Pvi. Led, }j
I Tho e et - " < .
\ e M s

Disecter rew hos i



15,  Banking and financial services.

16. Business center/conference facilites,
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H.

I
l.

. Any losses suffered by the lessor ona fresh grant of demised premises for breaches of

condition aforesaid on the part of the lessee or any persons claiming through or under
him shall be recoverable by the Lessor.

Other Clauses

All notices, orders and other documents required under the terms of the lease or under
the Uttar Pradesh industrial Area Development Act, 1976 ( UP. Act No.6 of 1976) or
any Rules or Regulations or Directions made thereunder shall be deemed to be duly
served as provided ws 43 of the U.P. Urban Planning and Development Act, 1973 as
re-annexed and modified by the Uttar Pradesh President’s Act { Re-enactment with
modifications) Act, 1974 ( U.P.Act.No.30 of 1974).

All posers excrcised by the Lessor under this lease may be exercised by the Chief
Executive Officer of the Lessor. The lessor may also authorise any of its other
officers 10 exercise all or Any of the powers exercisable by it under this lease.

PROVIDED that the expression Chiel Executive Officer shall include the Chief
Executive Officer for the time being or any other Otficer who is entrusted by the
Lessor with the functions similar to those of Chief Executive Officer.

The entire legal expenses of execution of the Lease Deed including stamp duty and
registration charges shall be born by the lessee.

Any relaxation, concession or indulgence granted by the lessor to the lessee shall not
in any way prejudice the legal right of the lessor.

All arrears payable Lo lessor shall be recoverable as arrears of land revenue.

The Chief Executive Officer of the Lessor reserves the right to make such additions
and alterations or modifications in these terms and conditions as may be considered
just and/or expedient.

. In the event of any dispute with regard 10 the terms and conditions of the lcase deed,

the same shall be subjéct to the jurisdiction of District Court at Gautam Budh Nagar
{where the property is situated) or the High Court of judicature at Allahabad.

IN WITNESS WHEREQF THE parties hereto have set their hands on the day and in the
vear hereinfirst above written.

In the presence: ﬁﬁ. T

1. “Witness = For & on behalf of Lessor
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