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LR1 Date of lease

^L ^^r^G.-f-\ 2024
^~J

LR2 Title number(s)

LR2.1 Landlord's title number(s)

CL291103

LR2.2 Other title numbers

None

LR3 Parties to this lease

Landlord

COIF Nominees Limited (incorporated and registered in the United Kingdom with
company number 00745761, being a company limited by guarantee) whose registered
office is at 8 Canada Square, London E14 5HQ

Tenant

Mountain Warehouse Limited (incorporated and registered in the United Kingdom with
company number 03417738) whose registered office is at 5 Eccleston Street, London
SW1W9LX

Other parties

None

LR4 Property

In the case of a conflict between this clause and the remainder of this lease then,
for the purposes of registration, this clause shall prevail.

The Property (as defined in clause 1.1)

This lease contains a provision relating to the creation or passing of easements - see
clause 6.3

LR5 Prescribed statements etc

LR5.1 Please refer to clause 6.20

LR5.2 Not applicable

LR6 Term for which the Property is leased

The Contractual Term (as defined in clause 1.1)

LR7 Premium

None
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LR8 Prohibitions or restrictions on disposing of this lease

This lease contains a provision that prohibits or restricts dispositions

LR9 Rights of acquisition etc

LR9.1 Tenant's contractual rights to renew this lease, to acquire the
reversion or another lease of the Property, or to acquire an interest in
other land

None

LR9.2 Tenant's covenant to (or offer to) surrender this lease

None

LR9.3 Landlord's contractual rights to acquire this lease

None

LR10 Restrictive covenants given in this lease by the Landlord in respect of land other
than the Property

None

LR11 Easements

LR11.1 Easements granted by this lease for the benefit of the Property

None

LR11.2 Easements granted or reserved by this lease over the Property for the
benefit of other property

The rights granted or reserved by clause 2.2

LR12 Estate rentcharge burdening the Property

None

LR13 Application for standard form of restriction

None

LR14 Declaration of trust where there is more than one person comprising the Tenant

Not applicable
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This Lease is made on the date set out in clause LR1 between the parties respectively named in
clause LR3.

1 Definitions and interpretation

1.1 Definitions

In this lease the terms set out in the clauses LR1 to LR14 have the respective meanings
given there and:

1954 Act means the Landlord and Tenant Act 1954.

1988 Act Application means an application for consent to which the Landlord and Tenant
Act 1988 applies.

1995 Act means the Landlord and Tenant (Covenants) Act 1995.

Agreement for Lease means the agreement for lease dated 6 December 2023 and
made between (1) COIF Nominees Limited and (2) Mountain Warehouse Limited.

Asset Rating has the meaning given to it in the EPB Regulations.

Authorised Guarantee Agreement means an authorised guarantee agreement for the
purposes of section 16 of the 1995 Act.

Base Rate means the base rate from time to time of Barclays Bank pic (or, if that rate is not
published, such comparable rate as the Landlord shall reasonably specify) but (in either case)
if that base rate is less than zero, the base rate shall be deemed to be zero.

Basic Rent means two hundred and fifty thousand pounds (£250,000) each year or the
amount applicable under the provisions of Schedule 2.

Business Day means any day from Monday to Friday (inclusive) which is not Christmas Day,
Good Friday or a statutory bank holiday.

CDM Regulations means the Construction (Design and Management) Regulations 2015
together with the recommendations contained in the then latest official guidance relating to
such regulations.

Certified Copy means a true copy certified as such by a solicitor.

Contractual Term means ten years from and including \ ^'eXa.-^o^-^ 'i»u^«^L-|- .

Default Rate means (both before and after a judgment or arbitration award) 3% above the
Base Rate.

Disclaimer means any disclaimer of this lease.

Display Energy Certificate means a display energy certificate as defined in the EPB
Regulations.

Electronic Communications Apparatus means "electronic communications apparatus" as
defined in paragraph 5 of Schedule 3A to the Communications Act 2003.
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Environmental Management Plan means an environmental management plan for the
Property which, without limitation, may include reasonable annual targets for:

(a) the reduction of energy consumption, carbon emissions, water use and waste at the
Property;

(b) the increase where possible of the use of plant and equipment based on renewable
technologies, renewable energy, recycling of waste, recycled water and captured
rainwater for the Property; and

(c) other measures which it is practical to adopt in order to improve the environmental
performance of the Property,

provided that the plan and such targets shall have due regard to economic viability.

Environmental Performance means all or any of the following (and includes any relevant
monitoring and targeting plans to reduce consumption of items (a) to (d) in line with science
based targets for net zero carbon):

(a) the consumption of energy and associated generation of greenhouse gas emissions;

(b) the consumption or use of water;

(c) waste generation and management; and

(d) any other environment impact arising from the use or operation of the Property; and

(e) the proportion of electricity supplied to the Property which is sourced from renewal
energy sources including the provision, where available, of REGO Certificates,

involved in the development, use and/or operation of the Property, measured by the extent to
which the climatic or environmental impacts of such development use and/or operation are
minimised or ameliorated.

Environmental Rating means any rating generated from time to time by the Environmental
Rating System.

Environmental Rating System means any rating system for the Property adopted from time
to time by the Landlord (acting reasonably) or mandated by legislation for the purposes of
measuring environmental efficiency and/or performance of the Property including but not
limited to the systems used for EPCs or BREEAM.

EPB Regulations means the Energy Performance of Buildings (England and Wales)
Regulations 2012.

EPC means an Energy Performance Certificate and Recommendation Report (as defined in
the EPB Regulations).

Existing EPC means a copy of the EPC for the Property with certificate
number 0592-9258-0230-4900-7103.

Existing Guarantor means a person who, immediately before a proposed assignment, is
either a guarantor of the Tenant's covenants under this lease or a guarantor of the covenants
given by a former tenant of this lease under an authorised guarantee agreement.

Group Company means a company which is a member of the same group of companies as
the Tenant (as defined in section 42(1) of the 1954 Act).
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Guarantee Period means any time that the Tenant (in this case meaning only the person
who is the Tenant at the time the relevant guarantee is entered into and not that person's
successors in title) is bound by any obligation in this lease either directly or under an
Authorised Guarantee Agreement.

Guarantor means the party (if any) so referred to in clause LR3 and includes any other
person who guarantees any of the Tenant's obligations under this lease at any time
(including, where applicable, such party's personal representative).

Insolvent means, in relation to either the Tenant or the Guarantor, that such party is subject
to or any steps are taken by any person with a view to:

(a) the entry into, or the making of a proposal for, or being in or continuing to be in, a
compromise, composition or arrangement with its creditors (or any of them) or its
members (or any of them) in satisfaction or reorganisation of its debts, or for the
purpose of eliminating, reducing, preventing or mitigating the effect of any financial
difficulties of the Tenant (except for the purposes of a bona fide solvent
amalgamation or reconstruction with the prior approval of the Landlord), including a
voluntary arrangement within the meaning of part I of the Insolvency Act 1986, or a
compromise or arrangement under Part 26 or Part 26A of the Companies
Act 2006; or

(b) the levying of any execution or other similar process on or against, or taking control or
possession of, the whole or any part of the Tenant's assets at the Property; or

(c) (as to an individual) the presentation of a petition or making of an application for a
bankruptcy order to be made against the individual, or the making of a bankruptcy
order against the individual, or the making of an application under section 252 of the
Insolvency Act 1986, or the making of a proposal for a compromise, composition,
scheme or arrangement with the individual's creditors (or any of them), including a
voluntary arrangement within the meaning of section 253 of the Insolvency Act 1986,
or being deemed unable to pay one's debts within the meaning of section 268 of the
Insolvency Act 1986, or the appointment of a receiver of any of the individual's assets
or the making of an application for a moratorium under the Debt Respite Scheme
(Breathing Space Moratorium and Mental Health Crisis Moratorium) (England and
Wales) Regulations 2020 in relation to the individual or such a moratorium is initiated
in relation to the individual; or

(d) (as to a partnership) any steps being taken with a view to entering any form of
insolvency procedure contemplated by the Insolvent Partnerships Order 1994, or the
entry into some such procedure, or more than 10% of the number of partners for the
time being meeting the criteria set out in this definition; or

(e) (as to a corporate body) its being deemed unable to pay its debts within the meaning
of section 123 of the Insolvency Act 1986, or the convening of a meeting or the
presentation of a petition or the making of an order or the passing of an effective
resolution (or, in the case of a limited liability partnership, the making of an effective
determination) for its winding up, (other than a solvent winding up for the purposes of
amalgamation or reconstruction with the prior approval of the Landlord) or the
appointment of a receiver, administrator, provisional liquidator, liquidatoror
administrative receiver of it or any of its assets, or the resolution of any meeting of its
directors or members to file a notice of intention to appoint an administrator or a
notice of appointment of an administrator or such a notice of intention or such a
notice of appointment in relation to it is filed at the court (whether under paragraph 14
or paragraph 22 of schedule B1 to the Insolvency Act 1986), or the making of an
application for the appointment of an administrator in relation to it; its dissolution or
being struck off the Register of Companies, or (being a corporate body incorporated
outside the United Kingdom) its dissolution or its ceasing to exist under the laws of its
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country or state of incorporation, or any moratorium (including a moratorium under
Part A1 of the Insolvency Act 1986) is obtained in respect of it; or

(f) any event analogous to any of the events listed in paragraphs (a) to (e) of this
definition occurring outside England.

Insurance Rent means the cost to the Landlord of complying with clause 5.1 in relation to
any period which starts or finishes during the Term (which includes the proper cost to the
Landlord of the administration of the policies which the Landlord is obliged by clause 5.1 (a) to
effect (including the taking out and renewal of such policies)).

Insured Risks means (subject to the provisions of clause 5.2) fire, storm, tempest, lightning,
explosion, aircraft and articles dropped from them, flood, earthquake, impact by road vehicles,
riot, civil commotion, malicious damage, bursting and overflowing of water tanks, apparatus
and pipes, landslip, subsidence and heave and such other risks as the Landlord may properly
insure against at any time.

Insurer means the insurance company or underwriter with whom the Landlord effects
insurance under clause 5.1.

Invitee means persons in the Property with the express or implied consent of the Tenant.

Landlord means the party so referred to in clause LR3 and includes that party's successors
in title to the Landlord's Interest.

Landlord's Interest means the reversion immediately expectant on the determination of the
Term.

Lawful Occupier means the Tenant or a permitted undertenant or any Group Company in
occupation under the terms set out in clause 3.8(b)(ii).

Legislative Consent means a consent or authority required under a Legislative Requirement.

Legislative Requirement means the requirement of any applicable legislative provision, or
any applicable decision, directive or regulation of the European Union or of the government of
the United Kingdom, or any applicable notice or order lawfuily made by any other competent
authority, or a court order.

Liabilities means all liabilities (including losses, costs, damages, expenses and liabilities
under claims, demands, proceedings and awards) in relation to any matters.

Loss of Rent means loss of the Basic Rent for three years (including proper allowances for
increases in the Basic Rent under the provisions for rent review contained in this tease).

Notifiable Dealing means any of:

(a) an assignment, underlease, charge or any other dealing relating to the Property or
this lease; and

(b) the commencement of any sharing of occupation with a Group Company of the type
described in clause 3.8(b)(ii).

Permitted Structural Alteration means any of the following so long as they do not affect the
structural integrity of the Property:

(a) the installation, alteration and removal of the shop-front;
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(b) the creation of holes and apertures in the structural parts of the Property for the
passage of Service Media; and

(c) fixing holes drilled into the floor or ceiling slabs, blockwork or plaster inside or
bounding the Property.

Permitted Use means use of the Property for the sale of camping equipment and outdoor
activity clothing and equipment for and associated with beachwear, walking, camping, hiking,
climbing, running, skiing and yoga or other outdoor activities, gifts and ancillary uses or, with
Landlord's consent (such consent not to be unreasonably withheld or delayed) or any other
use within class A1 of schedule 2 to the Town and Country Planning (Use Classes)
Order 1987 in its form as at 31 August 2020 (despite the provisions of clause 1.2(d)).

President means the president for the time being of the Royal Institution of Chartered
Surveyors or someone acting on its behalf.

Property means the land and buildings at 18-20 Boscawen Street, Truro, Cornwall, being the
whole of the property comprised in title number CL291103 save for the Substation and
includes:

(a) any part of it;

(b) all additions and alterations to it;

(c) any Service Media exclusively serving it so far as these are not owned by a utility
company; and

(d) any landlord's fixtures and fittings in or on it,

but excludes:

(e) all areas above the building standing on the Property at any time;

(f) any Service Media serving premises other than the Property or owned by a utility
company;

(g) tenant's fixtures and fittings; and

(h) the Substation.

REGO Certificate means a Renewable Energy Guarantee of Origin certificate for ati energy
consumed within the Property and generated from a recognised source of renewable energy
for which such certificates are available.

Rent Commencement Date means I V^e-\3x-v^o^^ ^'y0=s^^

Rent Days means 25 March, 24 June, 29 September and 25 December in each year.

Replacement Lease means a lease in the same form as this lease but which:

(a) is granted by the Landlord to the Guarantor;

(b) expires when the Contractual Term would have expired but for Disclaimer; and

(c) makes payable sums equivalent to those payable under this lease on the day before
the Disclaimer from and including the date of Disclaimer and binds the Guarantor
from and including the date of Disclaimer.
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Review Date means { V'^o-VX?^'-\ ^^ .

Service Media means all conducting media used to supply services to the occupiers of the
Property (together with all ancillary equipment including meters) which now are or may in the
future be installed.

Substation means the substation shown green on the Substation Plans.

Substation Plans means the plan attached to this lease.

Tenant means the party so referred to in clause LR3 and includes that party's successors in
title to this lease.

Term means the Contractual Term together with any continuation or extension of that terrm

Unfit means, in relation to the Property, unfit for occupation or use and/or inaccessible.

Uninsured Damage has the meaning given to it in clause 5.11.

VAT means value added tax and includes any similar or substituted tax.

Wireless Data Services means the provision of wireless data, voice or video connectivity or
wireless services permitting or offering access to the internet or any wireless network, mobile
network or telecommunications system that involves a wireless or mobile device,

and terms of similar origin are to be interpreted accordingly.

1.2 Interpretation

In this lease:

(a) obligations undertaken by a party which comprises more than one person bind those
persons jointly and severally;

(b) an obligation to do something includes an obligation to procure that it is done and an
obligation not to do something includes an obligation not to allow it to be done;

(c) each right reserved by the Landlord may be exercised by any superior landlord, any
mortgagee of the Landlord's Interest or of any other interest in the Property which is
superior to the Landlord's Interest and any person authorised by such persons;

(d) any reference to any legislative provision includes any subsequent re-enactment or
amending provision;

(e) words referring to persons include firms and corporate bodies and vice versa, words
in singular form include the plural and vice versa and words with any one gender
include either other gender;

(f) each of the headings, contents list and frontsheet is for reference only and is not to
be referred to when interpreting this lease;

(g) the rights and remedies provided by this lease for the Landlord do not exclude any
rights or remedies that the Landlord may have under the general law;

(h) any obligation undertaken by the Landlord is a covenant with the Tenant and any
obligation undertaken by either the Tenant or the Guarantor is a covenant with the
Landlord by the relevant party;

Lease | MJC/UKDP/308087/120194/UKM/129434143.5 DLA Piper



REV IOESCRIPTION DATE [INITIAL

STAGE: LAND REGISTRY

c <k_J
CHARTERED

126 Colmore Row, Birmingham,

B3 SAP

T 0121 236 2222

E otlmms@CS2.co.ul(

PROJECT:
18-20 BOSCAWEN STREET,
TRURO,
TR1 2QW.
TITLE:

SECOND FLOOR PLAN

DRAWN:
AL

CHECKED:
MW

DATE:
NOV 2023



44919

Posts

44869

44819

of the Blessed

Virgin Mary

BO^CAWEhl STREET

, Bin^ Wfcxd 0»(W? D*b—-ri hnw*v

1 «uw» pwr (oa t (new IMt

NO^TH-

LOCATION PLAN 1:1250

REV IDESCRIFTION DATE ||NITIAL

STAGE:
LAND REGISTRY

c CHARTERED

126 Colmore Row, Birmingham,

B33AP

T 0121 236 2222

E otfmms@CS2.co.uk

PROJECT:

18-20 BOSCAWEN STREET,
TRURO,
TR1 2QW.
TITLE:

LOCATION / SITE PLAN

AL
CHECKED:

MW
DATE:

NOV 2023



(i) references to the determination of the Term and words of similar meaning are to the
determination of the Term for any reason;

G) the word including and similar words do not limit the general effect of the words
which precede them;

(k) the term this lease includes this lease, any document which is supplemental to or
collateral with it, and any document entered into because this lease requires it; and

(I) any reference to an indemnity shall include an obligation on the indemnified party to
mitigate its losses.

2 Letting

2.1 Consideration

In consideration of the obligations undertaken by the Tenant in this lease, the Landlord lets
the Property to the Tenant with full title guarantee for the Term, save that:

(a) the covenant set out in section 3(1) of the Law of Property (Miscellaneous Provisions)
Act 1994 does not extend to charges, incumbrances and other rights exercisable by
third parties except those created by the Landlord; and

(b) for the purposes of section 6(2)(a) of the Law of Property (Miscellaneous Provisions)
Act 1994 matters which are now recorded in registers open to public inspection are
deemed to be within the actual knowledge of the Tenant.

2.2 Rights reserved

The Landlord reserves the right to enter the Property (after giving not less than 24 hours' prior
notice except in emergency where no notice need be given) at all reasonable times for all or
any of the following purposes:

(a) exercising the rights of entry permitted under the terms of this lease;

(b) preparing any EPCs;

(c) undertaking or reviewing any measurements required for any Environmental Rating
System;

(d) undertaking an air conditioning inspection;

(e) maintaining, replacing and taking readings from metering equipment, heat costs
allocators and thermostatic radio valves within or relating to the Property;

(f) carrying out necessary tests on Service Media and any other plant and machinery in
the Property;

(g) accessing the Substation for all purposes connected with the use and enjoyment of
the same; and/or

^
(h) carrying out and completing the External Works, including^making good any snagging

item and Defect ^oth-t©iw&4i.aviag4bfij3afiaQlu5-ascu.becUx)-t@p fur
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2.3 Matters to which this lease is subject

The Property is let on the terms of this lease and subject to and (where appropriate) with the
benefit of:

(a) any matters which would be disclosed by any searches and enquiries which a
prudent prospective tenant would have made before entering into this lease;and

(b) the matters (other than financial charges) contained as at today in the property and
charges registers of the HM Land Registry title number listed at clause LR2.1 insofar
as such matters affect the Property as at 24 October 2023 at 15:28:54 save for any
financial charges.

3 Tenant's obligations

3.1 Basic Rent

(a) The Tenant will pay the Landlord the Basic Rent by equal quarterly payments in
advance on the Rent Days, whether formally demanded or not and any interim rent or
rents at any time agreed or ordered.

(b) The Tenant will pay the Basic Rent by electronic payment.

(c) The first payment of the Basic Rent relates to the period from and including the Rent
Commencement Date to but not including the following Rent Day and is to be made
on the Rent Commencement Date.

3.2 Outgoings

(a) The Tenant will pay (or indemnify the Landlord against) all outgoings that are
imposed on the Property or on its owner or occupier. This obligation does not apply to
tax on any actual or deemed dealing by the Landlord with the Landlord's Interest or to
tax (apart from VAT) payable by the Landlord on the Basic Rent.

(b) If the Landlord ioses rating relief because it has been allowed to the Tenant, an
undertenant or another occupier of the Property during the Term, the Tenant will
make good that loss to the Landlord.

(c) The Tenant will pay (or indemnify the Landlord against) a fair proportion of the cost of
maintaining things used in common by the Property and other premises. Disputes as
to the operation of this clause are to be referred to arbitration.

(d) The Tenant will pay within 14 days of written demand to the Landlord all reasonable
and proper costs, charges and expenses (including legal costs and fees payable to a
surveyor or an architect) incurred by the Landlord in carrying out works to the
Property to improve its Environmental Rating where the Tenant (in its absolute
discretion) has consented to the Landlord doing so.

3.3 Interest

(a) If the Tenant either fails to pay the Basic Rent in cleared funds on the due date or is
more than ten Business Days late in paying any other sum due under this lease, the
Tenant will pay the Landlord interest at the Default Rate on any outstanding amount.

(b) If the Landlord does not demand, or refuses to accept, payment of any sum due
under this lease because of a breach of obligation on the part of the Tenant, the
Tenant will pay the Landlord interest at the Default Rate on any such sum.
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(c) Interest is calculated on a daily basis from and including the date payment should
have been made to but not including the date payment is received in cleared funds
and accepted by the Landlord.

3.4 Repair and decoration

(a) The Tenant will keep the Property in good repair and condition but does not have to
repair damage caused by an Insured Risk (unless and to the extent that payment of
the insurance monies is refused because of something the Tenant or an Invitee has
done or not done and/or any of the matters referred to in clause 5.2(b) applies unless
the Tenant has made good the refused sum) or Uninsured Damage.

(b) In the fifth year of the Term and also in the last three months before the determination
of the Term, the Tenant will decorate or otherwise treat appropriately all internal
surfaces of the Property. In every third year of the Term and also in the last
three months before the determination of the Term, the Tenant will decorate or
otherwise treat appropriately all external surfaces of the Property. The Tenant is not
obliged to do such work more than once in any continuous period of 12 months.

(c) All work that the Tenant is to carry out pursuant to this clause 3.4 is to be carried out
in accordance with good building or property maintenance practice then current.

(d) In carrying out all work pursuant to this clause 3.4 the Tenant will use all reasonable
endeavours to minimise any material adverse effect on any Environmental Rating
System and/or any Environmental Rating.

(e) If the Landlord gives the Tenant notice of a breach of an obligation by the Tenant
relating to the condition of the Property, the Tenant will remedy such breach. If the
Tenant has not done so within two months of such notice being given (or sooner if
reasonably required by the Landlord), the Landlord may enter the Property to do so
and the Tenant will reimburse the Landlord for the proper costs and expenses it
incurs together with interest at the Default Rate from the date of expenditure of each
item comprising such costs and expenses to the date of payment by the Tenant. All of
such costs, expenses and interest will constitute a debt immediately due and payable
to the Landlord.

(f) The Tenant will:

(i) on becoming aware of any defect in the Property that might give rise to a duty
on the Landlord, notify the Landlord promptly;

(ii) display all notices at the Property that the Landlord may reasonably require to
be displayed having regard to any duty imposed on the Landlord;

(iii) maintain all plant exclusively serving the Property in a serviceable condition
and, in the event that any such plant becomes unfit for use, to:

(A) remove that plant, other than in the case of unfit lift, and make good
any damage caused in doing so;and

(B) replace any unfit lifts with an appropriate substitute.

(iv) keep the Property clean and for that purpose the Tenant will clean the
external stonework or other cladding of the building or buildings forming part
of the Property whenever reasonably necessary.
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3.5 Alterations

(a) The Tenant will not (except where a Permitted Structural Alteration):

(i) unite the Property with any other premises; or

(ii) make any alteration to the parts of the Property which provide structural
integrity and/or protection from the weather; or

(iii) make or alter any connection to any Service Media exclusively serving other
premises; or

(iv) alter the external appearance of the Property; or

(v) make any other alteration to the Property unless:

(A) the Landlord's consent by deed has been obtained;

(B) the alterations would not have a material adverse effect on the
Environmental Rating nor Environmental Performance of the
Property and, for the avoidance of doubt, the effect will be
considered material if it were to result in the Environmental Rating
falling within a lower band than as at the date of this lease;

(C) the Tenant has executed as a deed and delivered to the Landlord a
licence containing such obligations as the Landlord may reasonably
require (including those relating to reinstating the Property at the
determination of the Contractual Term on the same terms as this
lease and making good any physical damage so caused).

(b) Subject to clause 3.5(a), the Tenant may carry out Permitted Structural Alterations.

(c) The Tenant will not have to reinstate any permitted alterations to the Property
pursuant to the terms of such a licence if at the determination of the Contractual
Term:

(i) the requisite parties have entered into a binding agreement for the grant of a
new lease to take effect on the determination of the Contractual Term and
containing provisions for reinstatement of such alterations at the end of the
term of such new lease and such new lease is actually entered into; or

(ii) the Tenant has applied to the court for a new tenancy under the provisions of
part II of the 1954 Act in which case the obligation to reinstate will not have
effect until that application has been finally determined and either the court
has not ordered the grant of a new lease containing provisions for
reinstatement of such alterations at the end of the term of such new lease or
the Tenant has elected not to enter into a new lease as ordered by the court.

(d) The Tenant will carry out any work permitted under this lease in accordance with
good building practice then current and to the Landlord's reasonable satisfaction.

(e) In making any alterations or additions to the Property, the Tenant will comply with any
reasonable policy from time to time adopted by the Landlord (which does not
materially increase any costs to be incurred by the Tenant) in relation to
environmentally responsible property management and any Environmental
Management Plan and notified to the Tenant.
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(f) Where reasonably practicable and cost effective to do so (taking into account
the-then unexpired residue of the Term), in making alterations which are permitted by
the Landlord or by the provisions of this clause, the Tenant will use reasonable
endeavours to do so in a sustainable manner and to treat and maintain all materials
in accordance with their instructions and recommendations.

(g) The Tenant will not adversely affect the performance or life cycle of or damage or
carry out any alterations to, the Service Media, plant, equipment or systems serving
or used in the Property without the consent of the Landlord.

(h) If the CDM Regulations apply to any work that the Tenant carries out (or has carried
out by a person acting with its authority) at the Property, the Tenant will:

(i) (in relation to any such work for which the Tenant and the Landlord are both
clients for the purposes of the CDM Regulations) be treated as the only client
for the purposes of the CDM Regulations and accept sole responsibility for
performing the client's duties to the extent that this is allowed by the
CDM Regulations;

(ii) perform such client's duties;

(iii) promptly provide the Landlord with Certified Copies of all notifications and
declarations required to be given by such client under the CDM Regulations
and all relevant notices relating to the work it receives from the Health and
Safety Executive or other relevant body;

(iv) promptly on completion of such work give the Landlord a copy of any health
and safety file produced in accordance with the CDM Regulations and,as
soon as practicable, any information to be added to such file; and

(v) ensure that there is granted to the Landlord an unencumbered licence to
copy and use all information comprised in or added to such file for any
purpose related to the Landlord's Interest and to grant sub-licences and
transfer such licence to third parties.

3.6 Entry by the Landlord

The Tenant will allow the Landlord to enter the Property between the hours of 8:00am and
6:30pm on any Business Day on one Business Day's' notice for any proper purpose related
to:

(a) this lease; or

(b) the efficient management of the Property; or

(c) the protection of the Landlord's Interest; or

(d) the compliance with the Landlord's obligations in this lease; or

(e) any dealing with the Landlord's Interest; or

(f) with the Tenant's consent (in the Tenant's absolute discretion), the improvement of
the Environmental Rating of the Property,

with such personnel and equipment as may be necessary for fulfilling that purpose. The
Landlord will promptly make good any damage so caused to the Property or the Tenant's
assets in the Property to the Tenant's reasonable satisfaction. In the case of an emergency,
the Tenant will allow the Landlord such access without notice and at any time.
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3.7 Use

(a) The Tenant will use the Property only for the Permitted Use and not use the Property
for residential, illegal or immoral purposes or in a way which involves the attendance
at the Property of members of the public in relation to the obtaining of state or similar
benefits or of any licence or similar documents or the payment of taxes, penalties or
similar sums.

(b) The Tenant will not:

(i) do anything on the Property that is a nuisance to the Landlord or any other
person; or

(ii) overload any part of the Property which provides structural integrity and/or
protection from the weather or overload or misuse any Service Media; or

(iii) compromise the fire safety measures within the Property (provided that the
Tenant may store and sell camping and outdoor fuels (including but not
limited to camping gas, Calor gas, methylated spirits and solid fuel systems)
in accordance with all statutory requirements and any requirements of the
Insurer); or

(iv) obstruct or interfere with any easement which benefits the Property or any
other premises; or

(v) acquiesce in the acquisition by any person of rights against the Property.

(c) The Tenant will not install or use Electronic Communications Apparatus or apparatus
relating to Wireless Data Services within the Property unless solely for use in
connection with the lawful occupier's business at the Property. Landlord's prior written
consent (such consent not to be unreasonably withheld or delayed) must be obtained
prior to installation.

(d) The Tenant will notify the Landlord promptly on becoming aware of any attempt by
any person to acquire rights against the Property or to obstruct any rights enjoyed by
the Property.

(e) On receipt at the Property of any correspondence or notice addressed to the Landlord
or relating to the Property or its use or to the Landlord's Interest, the Tenant will
promptly give the Landlord a copy.

(f) The Tenant will take reasonable steps to provide the Landlord with such information
as the Landlord may reasonably require for the efficient management of the Property
including information relating to the Tenant's use of energy, water and other
resources and/or its handling of waste at the Property.

(g) The Tenant will not display any signs or advertisements on the Property other than:

(i) signs approved by the Landlord;

(ii) normal trade signs displayed from within the Property; or

(iii) signage on the fascia of the Property that indicates the Tenant's trading
name in the style of and consistent with the Tenant's standard fascia
signage.

(h) The Tenant will maintain either the visibility of the shop interior from the shop front or
a window display in keeping with good retailing practice.
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(i) The Tenant will keep the Property adequately lit during the usual trading hours for
retail premises in the vicinity of the Property.

(j) The Tenant will not do any act, deed or thing in or about or in connection with the
Property which may cause the Asset Rating of the Property at the date of this lease to
be reduced.

3.8 Dealings generally

(a) Except to the extent expressly allowed by this lease, the Tenant will not deal in any
way (whether as a whole or in part) with any aspect of its interest in this lease or the
Property or with its rights to possess or occupy the Property.

(b) The Tenant may (without the consent of the Landlord):

(i) grant a charge over the whole of its interest in the Property to a reputable
lending institution for the purpose only of securing indebtedness; or

(ii) share occupation with any Group Company if:

(A) no relationship of landlord and tenant is so created; and

(B) that Group Company vacates the Property immediately on ceasing to
be a Group Company.

(c) If at any time a lease of the Property shall have been granted to the Tenant to take
effect immediately on the determination or expiry of the Contractual Term
(Reversionary Lease) then:

(i) on an assignment by the Tenant pursuant to the provisions of this lease of its
interest in the Property under this lease the Tenant shall simultaneously
assign to the same assignee all its interest in the Property under the
Reversionary Lease;

(ii) on the grant of a charge pursuant to the provisions of this lease over the
whole of its interest in the Property under this lease the Tenant shall
simultaneously grant a charge to the same party over the whole of its interest
in the Property under the Reversionary Lease;and

(iii) if the Tenant's interest in the Property under the Reversionary Lease is
lawfully assigned and/or a charge is lawfully granted over the Tenant's
interest in the Property, the Tenant shall simultaneously assign to the same
assignee all its interest in the Property under this lease and/or grant a charge
to the same party over all its interest in the Property under this lease.

3.9 Assignments

The Tenant may assign the whole of the Property with the prior consent of the Landlord given
by deed. The parties agree that, for the purposes of section 19(1A) of the Landlord and
Tenant Act 1927, the Landlord may:

(a) withhold consent to such an assignment if:

(i) the assignee is a Group Company save where the covenant strength of the
assignee (together with any security which is to be offered to the Landlord in
respect of such assignee but excluding any Authorised Guarantee
Agreement to be entered into by the Tenant) is equal to or greater than that
of the Tenant at the date of application for consent to the assignment
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(including, for this purpose, the value of any guarantee or any security held
by the Landlord in respect of the Tenant); or

(ii) the assignee enjoys diplomatic or state immunity (but is not the government
of the United Kingdom or a department of it); or

(iii) the assignee is an Existing Guarantor; or

(iv) the Landlord is of the reasonable opinion that the assignee intends to use the
Property for a purpose other than the Permitted Use; or

(v) the assignee is not domiciled in a jurisdiction in which a court order obtained
in England may be enforced without consideration of the substance of the
case;or

(vi) the Basic Rent or any other sum due under this lease (where that other sum
is not the subject of a genuine dispute with the Landlord) is outstanding; or

(vii) there is a material breach of covenant by the Tenant that has not been
remedied; or

(viii) in the Landlord's reasonable opinion the assignee is not of sufficient financial
standing to enable it to comply with the Tenant's covenants and conditions
contained in this lease,

and in any other circumstances in which it is reasonable for the Landlord to do
so;and

(b) grant consent to such an assignment subject to any of the following conditions:

(i) the entry by the Tenant and every person who by section 11 of the
1995 Act remains bound by the Tenant's obligations under this lease into an
Authorised Guarantee Agreement in the form set out in Appendix 1 subject to
such modifications as are necessary;

(ii) that each person who is an Existing Guarantor of the Tenant under this lease
(other than a guarantor under an Authorised Guarantee Agreement) (and, if
more than one, jointly and severally) enters into a guarantee with the
Landlord of the Tenant's obligations under the Authorised Guarantee
Agreement given pursuant to clause 3.10(b)(i) in the form set out in
Appendix 2 subject to such modifications as are necessary; and

(iii) if the Landlord reasonably requires, either:

(A) at least one person (who is not an Existing Guarantor) who is
acceptable to the Landlord (acting reasonably) entering into a deed
guaranteeing to the Landlord that the assignee will fulfil the Tenant's
obligations under this lease, the deed being in the terms set out in
Schedule 1 as if references there to the "Tenant" were references to
the assignee and, if more than one person is giving the guarantee,
their obligations being joint and several; and/or

(B) the assignee entering into a rent deposit deed with the Landlord for
such amount and in such form as the Landlord may reasonably
require and paying the amount set out in such deed by way of
cleared funds,

and any other conditions which are reasonable for the Landlord to impose.
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3.10 Underlettings: grant

(a) The Tenant may underlet the whole of Property with the prior consent of the Landlord
given by deed but may not grant any underlease:

(i) on terms requiring the payment by the undertenant of a premium; or

(ii) at less than the open market rental value of the Property; or

(iii) except on terms which prohibit the reduction of rent (otherwise than in the
equivalent circumstances to those in which the whole or a proportion of Basic
Rent can be suspended under clause 5.8); or

(iv) of part only of the Property; or

(v) for a term which extends beyond any Review Date unless such underlease
provides for rent review at the times set out in and otherwise in accordance
with the terms of this lease.

(b) If the Landlord consents to the grant of an underlease, the Tenant will procure that:

(i) on or before the grant of the underlease:

(A) the undertenant agrees with the Landlord by deed to comply with the
Tenant's obligations under this lease except the obligation to pay rent
and those of the undertenant in the relevant underlease; and

(B) if the Landlord so reasonably requires, a guarantor or guarantors
acceptable to the Landlord (acting reasonably) will agree by means
of a deed (if more than one, jointly and severally) with the Landlord to
guarantee the compliance by the undertenant with its obligations to
be contained in the deed provided for by clause 3.10(b)(i)(A), such
guarantee to be given (with the necessary changes having been
made) in the form contained in Schedule 1; and

(ii) the underiease is in a form approved by the Landlord and in particular
contains:

(A) a condition for re-entry by the Tenant on breach of any obligation by
the undertenant;

(B) restrictions on dealings with any aspect of the undertenant's interest
in the underlease or with the undertenant's rights to possess or
occupy the premises to be let by it and provision for registration of
dealings equivalent to those contained in this lease;

(C) a prohibition on any assignment of the whole of the premises let by
the underlease without the consent of the Landlord given by
deed;and

(D) an agreement which validly excludes in relation to such underlease
the provisions of sections 24 to 28 of the 1954 Act.

3.11 Underlettings: control

Once an underlease permitted by the Landlord has been granted, the Tenant will:

(a) enforce compliance by the undertenant with its obligations in the underlease;
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(b) operate and enforce all agreements for the review of rent contained in the underlease
but not agree the amount of any revised rent arising as a result of any such review of
rent without the prior consent of the Landlord; and

(c) not enter into any variation of the terms of any underlease without the prior consent of
the Landlord given by deed.

3.12 Notifiable Dealings

The Tenant will:

(a) within 15 Business Days of any Notifiable Dealing:

(i) give notice of such Notifiable Dealing to the Landlord or the Landlord's
solicitors;

(ii) in the case of an assignment, underlease or charge of this lease, supply the
Landlord's solicitors with a Certified Copy of any document effecting such
Notifiable Dealing;

(iii) in the case of any sharing of occupation with a Group Company of the type
described in clause 3.8(b)(ii), supply the Landlord with reasonable details in
writing of the terms of such occupation; and

(iv) pay the Landlord's solicitors £50;

(b) if the Notifiable Dealing is a registrable disposition or triggers first registration at
HM Land Registry, as soon as practicable supply the Landlord's solicitors with an
official copy of the register evidencing the registration of the Notifiable Dealing and, in
the case of the grant of an underlease, an official copy of the register relating to the
underlease granted;

(c) if the Notifiable Dealing is an underlease in relation to which the provisions of
sections 24 to 28 (inclusive) of the 1954 Act have been excluded, supply the
Landlord's solicitors with:

(i) a Certified Copy of each of the notice served on the prospective undertenant
and the declaration or statutory declaration in response under section 38A of
the 1954 Act; and

(ii) such other information as the Landlord may reasonably require relating to the
exclusion; and

(d) supply to the Landlord on request the names and addresses of any person deriving
title from the Tenant or any other occupier of the Property together with details of the
rent or other consideration payable by any such person and the other terms of such
tenancy or other interest.

3.13 Legislative Requirements and Legislative Consents

(a) The Tenant will:

(i) comply with every Legislative Requirement and every condition to any
Legislative Consent relating to the Property or its use whether or not the
Tenant is the person on whom either the Legislative Requirement or such
condition is imposed; and
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(ii) complete before the determination of the Term any work required to be done
to the Property as a condition to a Legislative Consent that the Tenant has
begun to implement,

provided that, notwithstanding any provisions of this lease, the Tenant shall not by
virtue of this clause or anything else contained in this lease be liable:

(iii) to carry out any work to improve the Environmental Rating of the Property
(whether required by a Legislative Requirement or otherwise) or for any costs
of carrying out any such works unless the same are necessitated as a direct
result of a default by the Tenant of its obligations under this lease or where
the relevant Legislative Requirement provides that the works are to be
performed by the Tenant or such costs are to be borne by the Tenant;

(iv) for any environmental contamination and/or pollution existing in, on or under
the Property prior to the date of this lease and not caused and/or
exacerbated by an act and/or default on the part of the Tenant; and/or

(v) to remove any asbestos-containing materials from the Property during or at
the expiry or sooner determination of the Term pursuant to the Control of
Asbestos Regulations 2012 or otherwise.

(b) The Tenant will not:

(i) do anything on or in relation to the Property that breaches a Legislative
Requirement affecting other premises owned or occupied by the Landlord; or

(ii) enter into a planning obligation under section 106 of the Town and Country
Planning Act 1990 in relation to the Property; or

(iii) serve a notice, or counter-notice, under the Party Wall etc Act 1996; or

(iv) serve a notice relating to the Property under part VI of the Town and Country
Planning Act 1990; or

(v) (unless it is required to comply with a Legislative Requirement or to carry out
an alteration permitted under this lease or to implement the Permitted Use)
apply for a Legislative Consent relating to the Property.

3.14 Notices relating to Landlord's dealings

The Tenant will allow the Landlord to fix in a reasonable position on the exterior of the
Property a notice relating to any dealing with the Landlord's Interest or any other interest
superior to this lease and not remove or obscure it if such notice neither obstructs the
Tenant's own signage nor diminishes the access of light and air to the Property in a material
way but no such notice relating to a reletting of the Property may be affixed from the date on
which a notice has been served under part II of the 1954 Act relating to a renewal of this
lease until either the date for commencement of proceedings for such renewal has passed
without such proceedings being commenced or, if such proceedings are properly
commenced, they have been disposed of.

3.15 New guarantor

The Tenant will notify the Landlord within 20 Business Days if the Guarantor becomes
Insolvent or any Guarantor being an individual (or if individuals any one of them) dies or lacks
capacity for the purposes of section 2 of the Mental Capacity Act 2005. In any such case, if
the Landlord requires, the Tenant will procure that within two months of such requirement
some other person reasonably acceptable to the Landlord executes as a deed a guarantee in
the terms of Schedule 1 with such amendments as the Landlord reasonably requires.
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3.16 Indemnity

The Tenant will indemnify the Landlord against all Liabilities incurred by the Landlord arising
out of:

(a) the breach of any obligation undertaken by the Tenant under this lease; or

(b) any works carried out to the Property by the Tenant; or

(c) any act or default of an Invitee.

3.17 Determination

At the determination of the Term the Tenant will:

(a) (unless and to the extent the Landlord notifies the Tenant to the contrary at least
three months before the end of the Term and save as provided for in clause 3.16(b))
reinstate any alterations made to the Property during the Term or during any
preceding period of occupation by the Tenant (subject to the provisions of
clause 3.5(c)), remove from the Property all tenant's fixtures, all Electronic
Communications Apparatus and apparatus relating to Wireless Data Services
installed by or on behalf of the Tenant or any undertenant at the Property and
everything else that does not belong to the Landlord (except for meters and
equipment belonging to providers of utilities) and make good the damage caused in
doing so (without lessening the effect of this obligation, the Tenant acknowledges that
the Landlord may treat anything left by the Tenant at the Property at the
determination of the Term as having been abandoned);

(b) leave behind any alterations which were carried out lawfully during the Term and
which improve the energy or water efficiency of the Property and/or any
Environmental Rating unless the removal of such alterations is reasonably required
by the Landlord by notifying the Tenant at least three months before the end of the
Term having regard to its intentions in respect of the use or re-letting of the Property
after the expiry of the Term;

(c) hand the Property back to the Landlord:

(i) with vacant possession; and

(ii) in the condition required by the Tenant's obligations in this lease;

(d) deliver to the Landlord:

(i) all keys and other access devices for the Property;

(ii) all assessments and other records created by it or on its behalf in its capacity
as a dutyholder (within the meaning of the Control of Asbestos
Regulations 2012) and as a responsible person under the Regulatory Reform
(Fire Safety) Order 2005 in relation to the Property; and

(iii) any health and safety file prepared under the CDM Regulations under
clause 3.5(h)(iv); and

(e) (to the extent that it has not already been done) ensure that there is granted to the
Landlord an unencumbered licence allowing the Landlord to copy and use all
information comprised in the documents referred to in clause 3.17(d)(iii) for any
purpose related to the Landlord's Interest and to grant sub-licences and transfer such
licence to third parties.
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3.18 VAT

The Tenant will:

(a) pay the VAT chargeable on sums due from the Tenant and any other consideration to
be provided or deemed to be provided by the Tenant under this lease;

(b) where the Tenant agrees in this lease to reimburse the Landlord for a payment made
by the Landlord, pay the Landlord an amount equal to the relevant VAT paid by the
Landlord unless such VAT is recovered by the Landlord; and

(c) not do anything that would result in any option to tax relating to the Landlord's Interest
being disapplied or otherwise ceasing to have effect.

3.19 Regulations relating to Environmental Performance

The Tenant will comply with all reasonable regulations which the Landlord may at any time
make or give for the enhancement of Environmental Performance (where no material cost to
the Tenant). If any such regulations are inconsistent with this lease, this lease prevails.

3.20 Land registration

(a) The Tenant will, at its own expense, apply to HM Land Registry to register this lease
and note any rights granted and reserved by this lease against the affected titles, will
deal with any requisitions relating to such applications promptly and properly and, as
soon as practicable after such registration, will supply the Landlord with an official
copy of the register relating to the title created by this lease showing the Tenant
registered as proprietor.

(b) On the determination of the Term, the Tenant will promptly and at its own expense
apply to close any registered title relating to this lease and cancel any note of this
lease made in any title at HM Land Registry.

3.21 Landlord's title

The Tenant will comply with ail obligations referred to in clause 2.1(b) so far as any of them
are capable of taking effect and relate to the Property or the exercise of rights granted by this
lease.

3.22 Costs

The Tenant will pay the Landlord the proper costs and expenses properly incurred by the
Landlord in connection with:

(a) dealing with an application by the Tenant for an approval or consent under this lease
(except where such application is held by the court to have been unlawfully refused);

(b) the preparation and completion of a guarantee of the kind referred to in clause 3.15;

(c) enforcing any obligation undertaken by the Tenant in this lease (including preparing
and serving a notice under section 146 of the Law of Property Act 1925 and
proceedings under section 146 or 147 of that Act, even if forfeiture is avoided without
a court order); and

(d) preparing and serving a schedule of dilapidations during the Term or within a period
of 12 months after the determination of the Term but relating only to dilapidations
occurring prior to the determination of the Term.
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3.23 Waste management requirements

(a) The Tenant will comply with all applicable requirements of competent authorities
relating to the collection of refuse from the Property.

(b) The Tenant will not deposit on any part of the Property other than on areas allocated
from time to time any rubbish or refuse of any kind other than in proper receptacles
and the Tenant will ensure that such receptacles are regularly emptied and will not
burn any rubbish or refuse on the Property except in proper receptacles.

3.24 Energy Performance Certificates

(a) The Tenant will co-operate with the Landlord and any persons authorised by the
Landlord so far as is reasonably necessary to assist it in preparing any EPCs.

(b) Where the Tenant prepares, obtains, commissions or procures its own EPC (or
Display Energy Certificate) in respect of the Property, the Tenant will provide a copy
to the Landlord (as well as any related information free of charge within five days of
receipt and, if not apparent from that copy, supply details to the Landlord of the
reference number of that EPC or Display Energy Certificate). The Tenant will also
comply with all statutory obligations requiring it to provide an EPC to any third party
and/or which relate to any Environmental Rating System.

(c) The Tenant will comply with all statutory obligations from time to time:

(i) requiring the Tenant to provide an EPC to any third party or to the
Landlord; and/or

(ii) which relate to any Environmental Rating System.

(d) To the extent that the Existing EPC remains valid (for the purposes of section 9(2) of
the EPB Regulations), the Tenant will provide the Existing EPC to any third party or to
the Landlord in satisfaction of its obligations pursuant to clause 3.24(c).

(e) If any Existing EPC is no longer valid (whether or not as a result of Tenant
alterations), the Tenant will notify the Landlord. The Landlord may then elect to obtain
an EPC itself (and, where the existing EPC is no longer valid as a result of Tenant
alterations and if the Landlord does choose this option, the Tenant will pay the
reasonable costs of this).

(f) The Tenant will provide the Landlord with copies of all EPCs obtained by the Tenant
whether or not obtained in accordance with this clause 3.24.

(g) The Tenant will provide the Landlord with any information in its possession in relation
to energy efficiency matters and EPCs as it reasonably requires. The Tenant will bear
its own cost if this is not invoked more frequently than once a year, but otherwise the
Landlord is to bear the Tenant's reasonable costs of compliance.

4 Landlord's obligations

4.1 No unlawful interruptions

The Landlord will allow the Tenant to enjoy the Property during the Term without any unlawful
interruption by the Landlord or any person claiming under or in trust for the Landlord.
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4.2 Substation

The Landlord will or will procure that the Substation is kept in a safe condition.

4.3 Superior lease

The Landlord will pay the rent payable under any superior lease and comply with the tenant's
obligations under it insofar as they are not the responsibility of the Tenant under this lease or
relate to premises other than the Property.

5 Insurance and reinstatement

5.1 Provision of insurance

(a) Subject to the provisions of clause 5.2, the Landlord will insure against:

(i) the Insured Risks causing damage to the Property and the Substation in the
sum referred to at clause 5.1(b);

(ii) Loss of Rent; and

(iii) its third party liability, employer's liability and public liability risks in relation to
the Property and such other of its risks as the Landlord properly determines
from time to time in a sum properly determined by the Landlord.

(b) The insurance referred to at clause 5.1(a)(i) is to be for the cost of reinstatement at
the start of the relevant period of insurance, together with a due allowance for:

(i) an increase in building and other costs during the remainder of the relevant
period;

(ii) the cost of demolition, site clearance, security and supporting the damaged
part of the Property;

(iii) the cost of compiying with any Legislative Requirement;

(iv) professional fees; and

(v) (if appropriate) VAT on all such sums.

5.2 Qualifications on the Landlord's obligation to insure

The Landlord's obligation in clause 5.1 is subject to:

(a) the insurance not being made less effective by an act or omission of the Tenant or an
Invitee;

(b) any conditions, excesses, exclusions and limitations required by the Insurer or as the
Landlord may, acting properly, negotiate; and

(c) insurance against any given Insured Risk being generally available in the United
Kingdom insurance market on economic terms.

5.3 Evidence of insurance

The Landlord will produce evidence of its insurance of the Property when requested to do so
and, in addition, within 15 Business Days of a transfer of the Landlord's Interest.
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5.4 Reinstatement

Subject to clause 5.5, if an Insured Risk damages the Property, the Landlord will procure that
the proceeds of the Landlord's insurance (except for Loss of Rent) and any money received
from the Tenant under clause 5.7(d) or 5.7(e) are used to reinstate the damage and, if they
are insufficient because of the Landlord's act or omission, make up the shortfall itself.

5.5 Qualifications on the Landlord's obligation to reinstate

(a) The Landlord is not obliged to reinstate damage caused by an Insured Risk if:

(i) because of any act or omission of the Tenant or an Invitee, the Insurer
refuses to pay the whole or any part of the cost of reinstating the damage and
the Tenant fails to make up the shortfall under clause 5.7(e); or

(ii) it cannot obtain every necessary Legislative Consent (which the Landlord
shall use all reasonable endeavours to obtain); or

(iii) a necessary Legislative Consent is granted subject to a lawful condition and it
would be unreasonable to expect the Landlord to comply with that
condition; or

(iv) the planning or highway authority insists that as a precondition to giving a
necessary Legislative Consent the Landlord must enter into an agreement
with the authority containing a term where it would be unreasonable to expect
the Landlord to comply with that term; or

(v) there is a defect in the site of the Property so that reinstatement could not be
carried out or could be carried out only at excessive cost; or

(vi) it is prevented from reinstating by any other reason outside the Landlord's
control.

(b) The Landlord may so reinstate the Property in a different form to that existing before
the damage occurred where the variation:

(i) is required either by the Insurer or to comply with a Legislative
Requirement; or

(ii) reflects good building practice then current; or

(iii) is reasonably required by the Landlord for some other reason,

but any such variation must not make the Property materially different in size or less
amenable than it was before the damage occurred.

(c) The Landlord's obligation to insure the Property does not include an obligation to
insure or to reinstate tenant's fixtures unless:

(i) such fixtures have been installed in the Property by the carrying out of
alterations made to the Property with the Landlord's consent;

(ii) the Tenant notifies the Landlord that it has carried out the alterations and
includes details of the reinstatement cost of the alterations; and

(iii) the Tenant pays any increased premium payable as a result of the
alterations.
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5.6 Protection for the Tenant

The Landlord will take all practicable steps to procure that the interest of the Tenant is noted
(either specifically or generically) on the policy of insurance taken out by the Landlord
pursuant to the terms of this lease.

5.7 Tenant's obligations

The Tenant will:

(a) pay the Landlord the Insurance Rent within 14 days of written demand and cost of:

(i) any excess to which any claim made of the Insurer by the Landlord under this
clause 5 is subject; and

(ii) the proper costs of any professional valuation of the Property for insurance
purposes prepared no later than three years from today and again at intervals
of no less than every three years;

(b) notify the Landlord of anything within its knowledge material to the insurance effected
by the Landlord under clause 5.1 and, as soon as the Tenant becomes aware of it,
that the Property has been damaged by an Insured Risk;

(c) comply with the Insurer's requirements of which the Tenant has notice;

(d) apply the proceeds of any insurance it maintains in relation to the physical condition
of the Property to make good the damage to which it relates;

(e) (where there is a shortfall in the proceeds of the Landlord's insurance because of an
act or omission of the Tenant or an Invitee) pay the shortfall to the Landlord; and

(f) not make insurance effected by the Landlord under clause 5.1 less effective nor
cause the premium the Landlord pays for such insurance to be increased; and

(g) where the Landlord is complying with its obligations to reinstate the Property under
clause 5.4, not impede the Landlord (and where necessary will vacate the Property
and remove its fixtures and goods).

5.8 Rent suspension

(a) If an Insured Risk damages the Property or the Substation so that the Property is
Unfit, the Basic Rent will be suspended until:

(i) the Landlord has reinstated the Property so that it is no longer Unfit in
accordance with this lease; or

(ii) the Landlord's insurance against Loss of Rent ends,

whichever is the sooner, but only a fair proportion of the Basic Rent is to be
suspended if:

(iii) the Property is not totally Unfit; or

(iv) there is a shortfall in the proceeds of the Landlord's insurance because of an
act or omission of the Tenant or an Invitee,

and the Landlord will repay to the Tenant the appropriate proportion of the Basic Rent
paid in advance and referable to a period after the date on which the damage
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occurred and which would otherwise have been suspended under the terms of this
clause.

(b) If the Property or the Substation is damaged by an Insured Risk so as to make the
Property Unfit before the Rent Commencement Date, then the Rent Commencement
Date will be deferred to such later date which gives the Tenant an equivalent benefit.

(c) Any disputes as to the operation of this clause 5.8 are to be referred to arbitration.

5.9 Determination

(a) If an Insured Risk damages the Property or the Substation so that the Property is
Unfit and either:

(i) the Landlord is not obliged to reinstate it; or

(ii) the Landlord has not completed the reinstatement when its insurance against
Loss of Rent ends,

then this lease may be determined by the Landlord or (unless clause 5.5(a)(i) applies)
by the Tenant by notice to the other, unless (in the case of a notice given by the
Tenant) the Landlord has reinstated the damage before the notice is given.

(b) If this lease is determined under this clause, any money received from the Insurer
belongs to the Landlord.

5.10 Commissions

The Landlord will disclose to the Tenant any commissions paid or allowed to it for effecting
insurance required under clause 5.1.

5.11 Uninsured Damage

(a) In this clause 5.11:

Insured Damage means damage to the Property by any of the Insured Risks but
excluding any Uninsured Damage and any damage in relation to which the Landlord's
insurance is made less effective by the Tenant (unless the Tenant promptly pays to
the Landlord the amount of insurance monies so made irrecoverable).

Negative Election Notice means a notice served by the Landlord on the Tenant
under this clause 5.11 stating that the Landlord does not intend to reinstate the
Property after the occurrence of Uninsured Damage.

Policy Exclusion means any condition, exclusion or limitation which may be
imposed by the Insurer (but does not include any excess).

Positive Election Notice means a notice served by the Landlord on the Tenant
under this clause 5.11 stating that the Landlord intends to reinstate the Property after
the occurrence of Uninsured Damage.

Unfit means, in relation to the Property, unfit for occupation or use and/or
inaccessible.

Uninsured Damage means damage to the Property (but not of tenant's fixtures in the
Property) or the Substation by any Insured Risks which:

(a) makes the Property Unfit; and
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(b) is not insured against because insurance against the risk which caused such
damage is not available at all or is not available in the United Kingdom
insurance market at economic rates at the relevant time or it is not insured or
fully insured by reason of a Policy Exclusion, so that the full cost of
reinstatement is not recoverable by the Landlord under the insurance
effected by it under clause 5.1,

but does not include any damage in relation to which the Landlord's insurance is
made less effective by the Tenant.

(b) If there is Uninsured Damage, then:

(i) clause 5.8 will have effect as if the Uninsured Damage had been Insured
Damage until reinstatement has been carried out to the extent that the
Property is in all material respects no longer Unfit;

(ii) any amounts due from the Tenant under this lease which have been paid in
advance to the Landlord at the date of the Uninsured Damage service and
are referable to a period after such date will be promptly refunded to the
Tenant;

(iii) the Tenant will not be obliged to reinstate the Property; and

(iv) (subject to the provisions of clause 5.11 (c)) the Landlord will serve either a
Positive Election Notice or a Negative Election Notice within 12 months
following the date on which the Uninsured Damage occurs.

(c) If, after the expiry of 12 months from the date on which the Uninsured Damage
occurs, the Landlord has not served either a Positive Election Notice or a Negative
Election Notice, then the Tenant may determine this lease by the service of notice
unless, before that occurs, the Landlord serves either a Positive Election Notice (in
which case the terms of clause 5.11(e) will apply) or a Negative Election Notice (in
which case the terms of clause 5.11 (d) will apply).

(d) If the Landlord serves a Negative Election Notice, then this lease will be deemed to
have been immediately determined.

(e) If the Landlord serves a Positive Election Notice, then:

(i) the Landlord immediately loses its entitlement to serve a Negative Election
Notice;

(ii) the Landlord will reinstate the Property at its own cost but otherwise subject
to the terms of clause 5.4; and

(iii) if, after the expiry of a period of three years from and including the date on
which Uninsured Damage occurs, reinstatement has not been completed so
that the Property remains Unfit, then the Tenant may determine this lease on
three months' notice unless the Landlord will before the expiry of such notice
have so completed such reinstatement.

(f) The rights and remedies of each of the parties in relation to earlier materially
breaches of obligations under this lease by the other will not be affected by any
determination of this lease under this clause 5.11(f) but, if a Negative Election Notice
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is served, the Tenant will have no claim against the Landlord for the failure by the
Landlord to reinstate the Property.

5.12 Self-insurance

If the Landlord is an insurance company, it may insure with itself on its usual terms and this
lease is to be interpreted accordingly.

6 Agreements

The parties agree as follows:

6.1 Forfeiture

If any sum due to the Landlord from the Tenant under this lease is outstanding for
15 Business Days after it becomes due (in the case of the Basic Rent whether formally
demanded or not) or the Tenant materially breaches any obligation in this lease or the Tenant
or the Guarantor (and, if more than one person, any of them) is or becomes Insolvent, then
the Landlord may determine this lease by re-entering the Property but the Landlord may not
exercise such right unless it gives ten clear Business Days' notice of its intention of doing so
to the proprietor of any subsisting charge over the Lease of which it has been given notice by
under clause 3.12(a) and, where appropriate, clause 3.12(b) before the date on which the
events giving rise to such right occur.

6.2 Notices etc

(a) Any notice to be given under this lease must be in writing and given by one of the
means set out in clause 6.2(b). A notice for the purposes of this clause 6.2 includes a
1988 Act Application.

(b) The means of service referred to in clause 6.2(a) are:

(i) being sent by special delivery post or delivered by hand to the receiving
party's registered office (where that party is a corporate body) or to such
party's address for service in the United Kingdom as set out in clause LR3 or
as notified to the other parties; or

(ii) being sent by email to the receiving party at an email address notified to the
other parties for the purposes of service of notices relating to this lease.

(c) For service by special delivery post a paper copy or an electronic copy of a proof of
delivery issued by the Royal Mail will be the only acceptable evidence that the
relevant notice was served and of the time and date it was served. For service by
email the delivery to the sender of an automated response to the effect that either the
email cannot be delivered to such address or that the intended recipient is not
monitoring incoming email constitutes proof that service has not occurred.

(d) If service occurs either on a Business Day after 4:00pm or on a day which is not a
Business Day, then service will be deemed to have occurred on the next
Business Day.

(e) If the Landlord or its agent or employee responds to any 1988 Act Application
(otherwise than by way of an automated email response), then that application will be
deemed to have been validly served for the purposes of this Lease and
section 5(2)(a) of that Act even though a means of service specified in clause 6.2(b)
has not been used.
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6.3 Easements and rights

(a) The grant of this lease does not create by implication any easements or other rights
for the benefit of the Property or the Tenant and the operation of Section 62 of the
Law of Property Act 1925 is excluded.

(b) The grant of this lease does not include any easements or other rights over any
adjoining or other property except for those which are expressly set out in this lease.

(c) The Landlord may use or allow to be used or carry out or allow works to nearby
premises (including the erection of scaffolding) even if any light or any other facility
enjoyed by the Property is adversely affected by them.

(d) The flow of light to the Property is and will be enjoyed with the Landlord's consent in
accordance with section 3 of the Prescription Act 1832. Neither the enjoyment of that
light and air nor anything in this lease will prevent the exercise of any of the rights the
Landlord has reserved out of this lease. The Tenant must not interfere with or object
to the exercise of these reserved rights.

(e) The Tenant must not do or omit to do anything that would or might result in the loss of
any right enjoyed by the Property.

(f) The Tenant has no rights to enforce, release or modify or to prevent the release,
enforcement or modification of the benefit of any obligations, rights or conditions to
which any adjoining premises are subject.

6.4 Landlord's consents and approvals

(a) The Landlord will not be obliged to consider an application for its consent or approval
under this lease until:

(i) it has been supplied with all information it properly requires in order to
determine the application; and

(ii) it holds either a solicitor's undertaking to pay the Landlord an amount that the
Landiord reasonably estimates its costs and expenses under clause 3.22(a)
would be or a payment in cleared funds of such amount to be held by the
Landlord on account of such costs.

(b) Any consent or approval of the Landlord required under this lease:

(i) must be obtained before the matter to which it relates is carried out;

(ii) is effective only if it is given in writing and, where so specified, by deed;

(iii) is only effective if any necessary consent from any superior landlord and any
mortgagee of the Landlord's Interest or any other interest in the Property
superior to this lease has been obtained; and

(iv) (unless otherwise stated) is not to be unreasonably withheld or delayed but
may be issued subject to proper and reasonable conditions.

6.5 VAT

Unless stated otherwise, any sum to be paid or consideration to be provided or deemed to be
provided under this lease is exclusive of VAT.
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6.6 Landlord's liability

A person who was formerly the Landlord will cease to be liable to observe and perform the
obligations on the part of the Landlord contained in this lease with effect from the date of an
assignment of the immediate reversion to this lease.

6.7 Jurisdiction

This lease, any document completed or to be completed in accordance with its terms and any
matter arising out of or in connection with it (including any non-contractual obligation) is to be
governed by and construed in accordance with the law of England. The parties agree to
submit to the exclusive jurisdiction of the courts of England in relation to this lease, any
document completed or to be completed in accordance with its terms and any such matter
(including a dispute relating to the existence, validity or termination of this lease).

6.8 New tenancy

For the purposes of the 1995 Act this lease is a new tenancy.

6.9 Third party rights

A person who is not party to this lease has no right under the Contracts (Rights of Third
Parties) Act 1999 to enforce any term of this lease. This clause does not affect any right or
remedy of any person which exists or is available otherwise than under that Act.

6.10 Terms as to payments by the Tenant

All sums due from the Tenant to the Landlord under this lease are payable as rent and are to
be paid without any deductions.

6.11 Noset-off

Neither the Tenant nor the Guarantor may withhold rent or exercise any right of set-off (save
as required by law).

6.12 Accidents

Except to the extent stipulated by law, the Landlord is not liable for any loss sustained by the
Tenant or any Invitee in the Property unless it is due to the direct act or omission of the
Landlord or a person acting in accordance with the Landlord's instructions.

6.13 Severance

If any term of this lease is held to be illegal or unenforceable to any extent, then that term will
be deemed not to form part of this lease to that extent and the remainder of this lease will be
unaffected.

6.14 Arbitration

Any arbitration provided for in this lease (otherwise than in relation to rent review) is to be
conducted in accordance with the Arbitration Act 1996 by an independent chartered supt/eyor
with at least ten years' experience of managing leasehold premises comparable to the
Property. The Landlord and the Tenant are to appoint the surveyor. If they cannot agree on
the appointment, either party may ask the President to make the appointment.
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6.15 Exclusion of warranties

(a) The Tenant confirms that it is not entering into this lease in reliance on any
representation or warranty given by or on behalf of the Landlord other than any made
in writing by the Landlord's solicitors to the Tenant's solicitors.

(b) The Landlord does not warrant that the law allows the Property to be used for any
purpose (including the Permitted Use) or that the Property is in repair or free from
defects.

6.16 Apportionments

(a) Apportionments of sums under this lease are to be made on the basis that such sums
accrue evenly from day to day throughout the period to which they relate even if they
are payable by instalments.

(b) If the Tenant has paid the Landlord an instalment of any sum due from it under this
lease in advance and the Term is determined otherwise than by forfeiture before the
period to which such instalment relates has come to an end, then the Tenant will be
entitled to a refund of the part of that instalment relating to the part of the period
occurring after determination apportioned in accordance with clause 6.16(a).

(c) If and for as long as the Tenant fails to pay any sum which is due under this lease in
advance, the Tenant's liability to pay such sum apportioned in accordance with
clause 6.16(a) is to be treated as arising again each day.

6.17 Continuation

The determination of the Term does not affect the enforceability of any outstanding obligation
under this lease.

6.18 Delivery

This lease is executed as a deed and the parties intend that it is delivered today.

6.19 Compensation

Any statutory right of the Tenant or any undertenant to claim compensation from the Landlord
on vacating the Property is excluded as far as the law allows.

6.20 Charity statement

(a) The Property is held by COIF Nominees Limited in trust for COIF Charities Property
Fund, a non-exempt charity, and this lease is not one falling within section 11 7(3) of
the Charities Act 2011, save that the restrictions on disposition imposed by
sections 117 to 121 of that Act apply to the Property.

(b) The directors of the Landlord, being the persons who have the general control and
management of the administration of the charity, certify that the charity has powers
under its trust to effect this lease and has complied with the provisions of
sections 117 to 121 of the Charities Act 2011 so far as applicable to this lease.

6.21 Data sharing

(a) The Landlord and the Tenant (at no cost to the Tenant) will share the Environmental
Performance data they hold relating to the Property on a regular basis (at least once
a quarter). This data will be shared with any managing agent appointed by the
Landlord and with any third party that the Landlord and the Tenant agree should
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receive this data. The Landlord and the Tenant will use all reasonable endeavours to
provide any relevant information to the other within ten Business Days of a request.

(b) Unless they are under a statutory disclosure obligation or participating in a
recognised voluntary disclosure regime such as GRESB or BREEAM In-Use, the
Landlord and the Tenant will keep the data shared under this clause confidential
(save for any managing agents, who must be under a similar confidentiality
requirement). They will use that data only for the purpose of:

(i) monitoring, improving and measuring Environmental Performance; and

(ii) measuring the Environmental Performance of the Property against any
agreed targets.

Where reasonably possible to do so. they will procure that such data is anonymised.

(c) The Landlord will ensure any managing agents appointed by the Landlord are placed
under a similar obligation to keep shared data confidential on the same terms as this
clause 6.21.

(d) The Tenant will consent to the Landlord sharing and collecting Environmental
Performance data direct via utility meters and will provide a signed letter of authority
to the Landlord addressed to the relevant utility provider consenting to data sharing
and collection within ten Business Days of request.
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Schedule 1 Guarantee Terms

1 Guarantor's Obligation

The Guarantor, as primary obligor, guarantees to the Landlord that:

1.1 the Tenant will comply with its obligations under this lease during the Guarantee Period. If the
Tenant does not do so, then the Guarantor will so comply on demand and indemnify the
Landlord promptly against all Liabilities incurred as a result of the Tenant's failure; and

1.2 it will indemnify the Landlord against all Liabilities incurred as a result of the Tenant proposing
or entering into any company voluntary arrangement, scheme of arrangement or other
scheme having or purporting to have the effect of impairing, compromising or releasing any or
all of the obligations of the Guarantor in this Schedule 1.

2 Waiver by Guarantor

The Landlord may proceed against the Guarantor before pursuing any other remedy.

3 Insolvency of the Tenant

The Guarantor will:

3.1 not claim in any insolvency of the Tenant in competition with the Landlord;

3.2 pay the Landlord any sums it receives from any insolvency practitioner handling the Tenant's
affairs; and

3.3 hold all security and rights the Guarantor may have over assets of the Tenant for the sole
benefit of the Landlord while either the Tenant or the Guarantor remains liable to the Landlord
for any amount due under this lease.

4 Continuing Liability

The Guarantor remains liable under this lease for the Guarantee Period even if:

4.1 the Landlord does not insist on strict compliance with the terms of this lease; or

4.2 the Landlord does not demand, or refuses to accept, payment of any sum due under this
lease because of the breach of an obligation by the Tenant; or

4.3 the Tenant's dealings with the Landlord are outside its powers; or

4.4 the Tenant is subject to any disability, immunity or incapacity; or

4.5 the Tenant ceases to exist; or

4.6 part of the Property is surrendered (but in that case the Guarantor will not be liable for that
part to the extent that the Tenant is released from liability); or

4.7 (subject to the 1995 Act) this lease is varied.
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5 Guarantor to enter into supplemental documents

Without prejudice to paragraph 4.7, as and when required to do so by the Landlord, the
Guarantor shall enter into any documents supplemental to the lease for the purposes of
consenting to the Tenant entering into such supplemental documents and confirming that
(subject only to section 18 of the Landlord and Tenant (Covenants) Act 1995) the obligations
of the Guarantor under this lease will remain in full force and effect.

6 Disclaimer

6.1 This paragraph 5 applies if there is a Disclaimer during the Guarantee Period.

6.2 If so required by the Landlord within three months of the Landlord receiving notice of the
Disclaimer, the Guarantor will enter into a Replacement Lease (by means of executing a
counterpart and delivering this to the Landlord).

6.3 The Guarantor will pay the Landlord's costs of preparing and completing the Replacement
Lease to the extent that those costs are properly incurred.

6.4 If at the date of Disclaimer a Review Date has passed but the relevant review has not been
completed, then the Landlord and the Guarantor are to complete the review as if this lease
was still in existence and the Guarantor was the tenant so as to determine the basic rent to be
payable under the Replacement Lease.

6.5 If the Guarantor is not required to take a Replacement Lease, it will pay the Landlord an
amount equal to the sums due under this lease that would have been payable, but for the
Disclaimer, for the period of 12 months from and including the date of Disclaimer or (if earlier)
until the Property is let by the Landlord to a third party.
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Schedule 2 Rent review

1 Definitions

In this Schedule:

Open Market Rent means the yearly rent which one would reasonably expect to be payable
if the Property were let as a whole in the open market at the Review Date:

1.1 by a willing landlord to a willing tenant and without a premium from either of them;

1.2 by a single lease;

1.3 with vacant possession;

1.4 for a term of five years starting on the Review Date;

1.5 after the expiry of any concessionary rent period given to reflect the time required to fit out the
Property;

1.6 otherwise on the same terms as this lease except for the amount of the Basic Rent;

1.7 disregarding any effect on rent of:

(a) any goodwill attached to the Property because of the business carried on there at any
time by any Lawful Occupier;

(b) any improvement to the Property made by a Lawful Occupier during the Term with
the Landlord's consent (where required by this lease) and at no cost to the Landlord
(apart from improvements made under an obligation to the Landlord unless that
obligation arises solely out of clause 3.13(a) or an equivalent provision in a document
binding that Lawful Occupier);

(c) the occupation of the Property by a Lawful Occupier; and

(d) any obligation on the Tenant or a permitted undertenant to reinstate the Property;

1.8 assuming that:

(a) no concession or inducement which might have been given by a willing landlord to a
willing tenant on a new letting has been given other than one which reflects the time
required to fit out the Property;

(b) the obligations in this lease have been complied with;

(c) the Property is fit and available for immediate occupation by the willing tenant for the
purposes of carrying out its fitting out works;

(d) the Property may be lawfully used by any person for the Permitted Use and that no
money has to be spent to enable the Property to be so used;

(e) if the Property has been damaged, it has been reinstated;

(f) no work that diminishes the rental value of the Property has been carried out (save
for works to comply with Legislative Requirements);
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(g) at the Review Date such willing tenant requires occupation of the whole of the
Property for the purposes of its business and has no requirement to underlet the
Property; and

(h) the willing tenant can fully recover any VAT that may be payable on the sums due
from it under this lease;

parties means the Landlord and the Tenant (with party being construed accordingly) and not
the Guarantor; and

Surveyor means an independent chartered surveyor with at least ten years' experience of the
letting and valuation of leasehold premises comparable with the Property.

2 Review of the Basic Rent

The Basic Rent is:

2.1 until the day before the Review Date, the amount stated in clause 1.1 as the Basic Rent; and

2.2 from and including each Review Date, an annual sum equal to the greater of:

(a) the Basic Rent payable immediately before the Review Date, disregarding for this
purpose any suspension of rent under clause 5.8 operating at the Review Date; and

(b) the Open Market Rent at the Review Date ascertained in accordance with the
provisions of this Schedule,

provided that, if the Open Market Rent at the Review Date so ascertained exceeds two
hundred and eighty seven thousand five hundred pounds (£287,500) each year, the Open
Market Rent shall be deemed to be capped in this amount.

3 Initiation of the review procedure

If at the Review Date the parties have not agreed on the Open Market Rent payable from the
Review Date, then either party may, at any time afterwards, require that a Surveyor determine
the Open Market Rent in accordance with the terms of this Schedule.

4 Independent Surveyor

If the parties cannot agree on the appointment of a Surveyor, either party may ask the
President to make the appointment.

5 Independent determination

5.1 The Surveyor is to act as an expert or as an arbitrator (at the Landlord's discretion).

5.2 If the Surveyor is to act as an expert:

(a) the Surveyor may consider any representations made by the parties, but is not to be
bound by such representations;

(b) the Surveyor must give a determination to the parties within three months of the
appointment or within such extended period as is reasonable;
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(c) the parties are to pay the Surveyor's costs equally, unless the Surveyor determines
otherwise. Either party may pay the share of such costs due from the other on behalf
of the other if that share is not paid within one month of demand by the Surveyor. In
such a case the amount so paid plus all incidental expenses becomes a debt due and
immediately payable from the defaulting party to the paying party; and

(d) if the Surveyor refuses to act or is incapable of acting, the parties are to appoint a
replacement. If they cannot agree on the replacement, either party may ask the
President to discharge the Surveyor and to make a further appointment.

5.3 If the Surveyor is to act as an arbitrator, either party may pay the share of the Surveyor's
costs due from the other on behalf of the other if such share is not paid within one month of
demand by the Surveyor. In such a case the amount so paid plus all incidental expenses will
become a debt due and immediately payable from the defaulting party to the paying party.

6 Agreement or determination after the Review Date

The Tenant must continue to pay the Basic Rent payable immediately before the Review Date
until the Basic Rent payable from such Review Date is ascertained. When the reviewed Basic
Rent is ascertained, the Tenant will pay the Landlord as arrears of rent for the period
commencing on such Review Date and ending on the day before the Rent Day following the
date ofascertainment both:

6.1 an amount equal to the difference between:

(a) the Basic Rent that would have been paid had the Basic Rent payable from the
Review Date been ascertained on such Review Date; and

(b) the Basic Rent actually so paid or which would have been so paid but for any
suspension of rent pursuant to clause 5.8; and

6.2 interest on each part of the difference at the Base Rate from the Rent Day on which each part
of that difference would have become payable had the Basic Rent payable from the Review
Date been ascertained at the Review Date.

7 Memorandum

When the Basic Rent payable from a Review Date is ascertained, a memorandum recording it
is to be signed by or on behalf of the parties.

8 Restrictions

If at the Review Date the review of the Basic Rent or the recovery of any increase is restricted
by law, then if and when the restriction ends the Landlord may give to the Tenant notice
requiring an additional Review Date on the date specified in the notice.

9 Time not of the essence

Time is not of the essence for the purposes of the review of rent.
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Executed as a deed by COIF NOMINEES )
LIMITED acting by two directors or a director )
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Name (block capitals)
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Signature
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Secretary/Director

This lease is executed on behalf of the charity trustees by and
being two charity trustees under a general authority conferred on them under

the provisions of section 333 of the Charities Act 2011.

Director Director

Executed as a deed by MOUNTAIN )
WAREHOUSE LIMITED by a director in the )
presence of a witness: ) Signature

Name (block capitals) _^/^IU(L-----tlssJ..^rL:^'''
Director

Witness signature'

Witness nameT^Cd^rA-.^O^Y--^
(block capitals)

Witness address —^> djCJLfc^>\<D^ ^\

L©T^C£>^...

^___^^_
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Appendix 1 Form of authorised guarantee agreement
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to a of 18-20 Truro, Cornwall
TR1

Authorised Guarantee Agreement

rm]
r*****'

20[**]
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This agreement is made on 20[*

Between the Landlord and the Assignor and is supplemental to and collateral with the Lease.

Agreed terms

1 Definitions

In this agreement:

1995 Act means the Landlord and Tenant (Covenants) Act 1995.

Assignee means [*****] [(registered in [the United Kingdom][[*****]] with company
number [*****]) whose registered office is at][of] [*****], being the party to whom the Licence
allows the Lease to be assigned.

Assignor means [*****] [(registered in [the United Kingdom][[*****j] with company
number [*****]) whose registered office is at][of] [*****] (in whom is now vested the Term and
to whom the Licence is to be given).

Effective Period means the period during which the Assignee is bound by the Tenant
Covenants.

Landlord means [*****] [(registered in [the United Kingdom][[*****]] with company
number [*****]) whose registered office is at][of] [*****]which holds the reversion immediately
expectant upon the determination of the Term (and from which the Licence is required) and
includes the person holding such reversion from time to time.

Lease means the lease of the Property dated [*****] 2024, for a term of ten years from and
including [*****] 2024 and made between (1) COIF Nominees Limited and (2) Mountain
Warehouse Limited and any documents supplemental to it or collateral with it.

Licence means the licence required under the Lease for the proposed assignment of the
Lease by the Assignor to the Assignee, which the Landlord has agreed to give subject to
conditions, one of which is that the Assignor enters into this agreement.

Property means 18-20 Boscawen Street, Truro, Cornwall TR1 2QW, being the property
comprised in the Lease.

Tenant Covenants means those covenants in the Lease which are tenant covenants within
the meaning given to that expression by section 28(1) of the 1995 Act and includes an
obligation to pay any interim rent due under section 24A of the Landlord and Tenant Act 1954.

Term means the term granted by the Lease together with any continuation or extension of
that term.

2 Interpretation

In this agreement:

2.1 any obligation undertaken by the Assignor is a covenant with the Landlord;

2.2 where the Assignor comprises more than one person its obligations bind the Assignor jointly
and severally;
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2.3 an obligation to do something includes an obligation to procure it to be done and an obligation
not to do something includes an obligation not to allow it to be done;

2.4 any reference to any legislative provision includes any subsequent re-enactment or amending
provision;

2.5 words referring to persons include firms and corporate bodies and vice versa, words in
singular form include the plural and vice versa and words with any one gender include either
other gender;

2.6 each of the headings, contents list and frontsheet is for reference only and is not to be
referred to when interpreting this agreement;

2.7 the word including and similar words do not limit the general effect of the words which
precede them; and

2.8 the rights and remedies provided by this licence for the Landlord do not exclude any rights or
remedies that the Landlord may have under the general law.

3 Guarantee

3.1 In this clause 3:

Disclaimer means any disclaimer of the Lease; and

Replacement Lease means a lease in the same form as the Lease but which:

(a) is granted by the Landlord pursuant to clause 3.6;

(b) expires when the contractual term of the Lease would have expired but for
Disclaimer;

(c) makes payable sums equivalent to those payable under Lease on the day before the
Disclaimer from and including the date of Disclaimer and binds the Assignor from and
including the date of Disclaimer; and

(d) makes no provision for a guarantor and is subject to such other changes as are
necessary and appropriate.

3.2 Pursuant to section 16 of the 1995 Act, the Assignor will procure that during the Effective
Period the Assignee complies with the Tenant Covenants. If the Assignee does not do so,
then the Assignor will so comply on demand and indemnify the Landlord promptly against all
liabilities (including liabilities under claims, demands, proceedings and awards) in relation to
any matters (including costs, expenses, losses, damages, compensation and penalties)
incurred as a result of the Assignee's failure. Such agreement constitutes a primary obligation
and is entered into as part of the consideration of the Landlord consenting to the assignment
of the Lease.

3.3 The Landlord may proceed against the Assignor before pursuing any other remedy.

3.4 The Assignor will:

(a) not claim in any insolvency (as such term is defined in the Lease) of the Assignee in
competition with the Landlord;

(b) pay the Landlord any sums it receives from any insolvency practitioner handling the
Assignee's affairs; and
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(c) hold all security and rights which it may have over assets of the Assignee for the sole
benefit of the Landlord while either it or the Assignee remains liable to the Landlord
for any amount due under the Lease.

3.5 The Assignor remains liable under this agreement for the Effective Period even if:

(a) the Landlord does not insist on strict compliance with the terms of the Lease;

(b) the Landlord does not demand, or refuses to accept, payment of any sum due under
the Lease because of the breach of an obligation by the Assignee;

(c) the Assignee's dealings with the Landlord are outside its powers;

(d) the Assignee is subject to any disability, immunity or incapacity;

(e) the Assignee ceases to exist;

(f) part of the Property is surrendered (but in that case the Assignor will not be liable for
that part from the date of surrender); or

(g) (subject to the 1 995 Act) the Lease is varied.

3.6 This clause applies if there is a Disclaimer during the Effective Period:

(a) If so required by the Landlord within three months of the Landlord receiving notice of
the Disclaimer, the Assignor will enter into a Replacement Lease (by means of
executing as a deed and delivering a counterpart);

(b) The Assignor will pay the Landlord's costs of preparing and completing the
Replacement Lease to the extent that those costs are properly incurred; and

(c) [If at the date of Disclaimer a date on which the rent reserved by the Lease was due
for review pursuant to the Lease has passed but the relevant review has not been
completed, then the Landlord and the Assignor are to complete the review as if the
Lease was still in existence and the Assignor remained the tenant so as to determine
such rent.

3.7 The Assignor will not take any step whereby its centre of main interests for the purposes of
the European Union Council Regulation (EC) 1346/2000 on insolvency proceedings may be
moved to a different jurisdiction from that in which it is located today.

4 Severance

If any term of this agreement is held to be illegal or unenforceable to any extent, then that
term will be deemed not to form part of this agreement to that extent and the remainder of this
agreement will be unaffected.

5 Third Party Rights

A person who is not party to this agreement has no right under the Contracts (Rights of Third
Parties) Act 1999 to enforce any term of this agreement. This clause does not affect any right
or remedy of any person which exists or is available otherwise than under that Act.
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6 [Jurisdiction

This guarantee and any matter arising from it are to be governed by and interpreted in
accordance with English law. The parties agree to submit to the exclusive jurisdiction of the
English courts in relation to this guarantee and any such matter.]

7 [Costs

The Assignor will pay the Landlord the costs and expenses properly incurred by the Landlord
in connection with the preparation and completion of this agreement plus any value added tax
or any similar or substituted tax on such sums to the extent that such tax is not recovered by
the Landlord.]

8 Delivery

This agreement is executed as a deed and the parties intend that it is delivered today.
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Signature page

COMPANY- WITH COMMON SEAL

Executed as a deed by [NAME OF COMPANY] )
by the affixing of its common seal in the ) SEAL
presence of: )

Signature

Name (block capitals)
Director

Signature

Name (block capitals)
[Secretary/]Director

COMPANY- BY TWO DIRECTORS OR A DIRECTOR AND THE SECRETARY

Executed as a deed[, but not delivered until the )
first date specified on page 1,] by [EXECUTING )
COMPANY] acting by [a director][the secretary] )
and an officer duly authorised by [NAME OF )
CORPORATE [SECRETARY][DIRECTOR] to )
sign on its behalf as [secretary][director] of )
[EXECUTING COMPANY]: )

) Signature

Name (block capitals)

[Director][Secretary]

Signature

Name (block capitals)
On behalf of
[Secretary][Director]

Lease | MJC/UKDP/308087/120194/UKM/129434143.5 DLA Piper



COMPANY-BY ONE DIRECTOR IN THE PRESENCE OF AN ATTESTING WITNESS

Executed as a deed[, but not delivered until the )
first date specified on page 1,] by [NAME OF )
COMPANY] by a director in the presence of a )
witness: ) Signature

Name (block capitals)
Director

Witness signature

Witness name
(block capitals)

Witness address

INDIVIDUAL

Signed as a deed by [FULL NAME OF )
INDIVIDUAL] in the presence of: ) Signature

Witness signature

Witness name
(block capitals)

Witness address
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Appendix 2 Form of Guarantee Deed
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to a of 18-20 Truro, Cornwall
TR1

Deed of Guarantee
[*****]
I J
r*****i

•**•
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This deed of guarantee is made on 20[**]

Parties

(1) [*****]

(2) [*****]

Background

A The Guarantor ([the [immediate] [ultimate] parent company of the Tenant]!*****]) has agreed
to guarantee the due performance, by the Tenant, of its obligations under the Lease.

Agreed terms

1 Definitions

In this deed:

1995 Act means the Landlord and Tenant (Covenants) Act 1995.

Guarantee Period means any time that the Tenant (in this case meaning only the current
Tenant and not that person's successors in title to the lease) is bound by any obligation in the
Lease either directly or under an authorised guarantee agreement.

Landlord means [*****] [(registered in [the United Kingdom][*****]][ with company
number [*****]) whose registered office is at][ of] [*****] [who][which] holds the reversion
immediately expectant upon the determination of the Term and includes the person holding
such reversion from time to time.

Lease means the lease of the Property dated [*****] 2024, for a term of ten years from
and including [*****] 2024 and made between (1) COIF Nominees Limited and (2)
Mountain Warehouse Limited and any documents supplemental to it or collateral with
it.

Property means 18-20 Boscawen Street, Truro, Cornwall TR1 2QW, being the property
comprised in the Lease.

Tenant means [*****] [(registered in [the United Kingdom][*****]][ with company
number [*****]) whose registered office is at][ of] [*****] and includes its successors in title to
the Lease.

Tenant Covenants means those covenants in the Lease which are tenant covenants within
the meaning given to that expression by section 28(1) of the 1995 Act and includes an
obligation to pay any interim rent due under section 24A of the Landlord and Tenant Act 1954.

Term means the term granted by the Lease together with any continuation or extension of
that term.
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2 Interpretation

In this deed:

2.1 any obligation undertaken by the Guarantor is a covenant with the Landlord;

2.2 where the Guarantor comprises more than one person such persons are bound by the
Guarantor's obligations jointly and severally;

2.3 an obligation to do something includes an obligation to procure it to be done and an obligation
not to do something includes an obligation not to allow it to be done;

2.4 any reference to any legislative provision includes any subsequent re-enactment or amending
provision;

2.5 words referring to persons include firms and corporate bodies and vice versa, words in
singular form include the plural and vice versa and words with any one gender include either
other gender;

2.6 each of the headings, contents list and frontsheet is for reference only and is not to be
referred to when interpreting this deed;

2.7 the word including and similar words do not limit the general effect of the words which
precede them; and

2.8 the rights and remedies provided for the Landlord in this deed do not exclude any rights or
remedies that the Landlord may have under the general law.

3 Guarantee

3.1 In this clause 3:

Disclaimer means any disclaimer of the Lease; and

Repiacement Lease means a iease in the same form as the Lease but which:

(a) is granted by the Landlord pursuant to clause 3.6;

(b) expires when the contractual term of the Lease would have expired but for
Disclaimer;

(c) makes payable sums equivalent to those payable under Lease on the day before the
Disclaimer from and including the date of Disclaimer and binds the Guarantor from
and including the date of Disclaimer; and

(d) makes no provision for a guarantor and is subject to such other changes as are
necessary and appropriate.

3.2 The Guarantor will procure that during the Guarantee Period the Tenant complies with the
Tenant Covenants. If the Tenant does not do so, then the Guarantor will so comply on
demand and indemnify the Landlord promptly against all liabilities (including liabilities under
claims, demands, proceedings and awards) in relation to any matters (including costs,
expenses, losses, damages, compensation and penalties) incurred as a result of the Tenant's
failure. These obligations on the Guarantor are primary obligations.

3.3 The Landlord may proceed against the Guarantor before pursuing any other remedy.
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3.4 Should the Tenant become Insolvent (as such term is defined in the Lease) the Guarantor
will:

(a) not claim in any such insolvency in competition with the Landlord;

(b) pay the Landlord any sums it receives from any insolvency practitioner handling the
Tenant's affairs; and

(c) hold all security and rights which it may have over assets of the Tenant for the sole
benefit of the Landlord while either it or the Tenant remains liable to the Landlord for
any amount due under the Lease.

3.5 The Guarantor will remain liable under this deed throughout the Guarantee Period even if:

(a) the Landlord does not insist on strict compliance with the terms of the Lease; or

(b) the Landlord does not demand, or refuses to accept, payment of any sum due under
the Lease because of the breach of an obligation by the Tenant; or

(c) the Tenant's dealings with the Landlord are outside its powers; or

(d) the Tenant is subject to any disability, immunity or incapacity; or

(e) the Tenant ceases to exist; or

(f) part of the Property is surrendered (but in that case the Guarantor will not be liable for
that part from the date of surrender); or

(g) the Lease is varied.

3.6 This clause applies if there is a Disclaimer during the Guarantee Period.

(a) If so required by the Landlord within three months of the Landlord receiving notice of
the Disclaimer, the Guarantor will enter into a Replacement Lease (by means of
executing as a deed and delivering a counterpart).

(b) The Guarantor will pay the Landlord's costs of preparing and completing the
Replacement Lease to the extent that those costs are properly incurred.

(c) [If at the date of Disclaimer a date on which the rent reserved by the Lease was due
for review pursuant to the Lease has passed but the relevant review has not been
completed, then the Landlord and the Guarantor are to complete the review as if the
Lease was still in existence and the Guarantor was the Tenant so as to determine
such rent]

3.7 Where the Declaration was made by a person other than the Guarantor, it confirms that the
declarant was duly authorised by it to make the Declaration on its behalf.

3.8 In all respects relevant to the agreement to exclude security of tenure the form of the
Replacement Lease is the same as that which was in the parties' contemplation at the time of
service of the Notice.]

4 Severance

If any term of this deed is held to be illegal or unenforceable to any extent, then that term will
be deemed not to form part of this deed to that extent and the remainder of this deed will be
unaffected.
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5 Third party rights

A person who is not party to this deed has no right under the Contracts (Rights of Third
Parties) Act 1999 to enforce any term of this deed. This clause does not affect any right or
remedy of any person which exists or is available otherwise than under that Act.

6 [Jurisdiction

This deed and any matter arising from it are to be governed by and interpreted in accordance
with English law. The parties agree to submit to the exclusive jurisdiction of the English courts
in relation to this deed and any such matter.]

7 [Costs

The Guarantor will pay the Landlord the costs and expenses properly incurred by the
Landlord in connection with the preparation and completion of this deed plus any value added
tax or any similar or substituted tax on such sums to the extent that such tax is not recovered
by the Landlord.]

8 Delivery

This document is executed as a deed and the parties intend that it is delivered today.
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Signature page

COMPANY- WITH COMMON SEAL

lExecuted as a deed by [*****] by the affixing of )
its Common Seal in the presence of: )

Signature........................... )

Name (block capitals).

Director

Signature.

Name (block capitals).

Director/Secretaryl

COMPANY- BY TWO DIRECTORS OR A DIRECTOR AND THE SECRETARY

^Executed as a deed by [*****] acting by two )
directors or one director and the secretary: )

)
Signature.

Name (block capitals).

Director

Signature.

Name (block capitals).

Director/Secretaryl

COMPANY - BY ONE DIRECTOR IN THE PRESENCE OF AN A TTESTING WITNESS

Executed as a deed by [*****] by a director in )
the presence of a witness: )

) Signature

Name (block capitals)
Director

Witness signature

Witness name
(block capitals)

Witness address
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INDIVIDUAL

ISigned as a deed by [*****] in the presence of: )

)

Signature.

Witness signature.
Witness name (block capitals)
Witness address
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