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DATED 2 Apnl 2015

PHOENIX SPENCER (LONGSTANTON) LIMITED (1)
-and -
SAINT ANDREWS BUREAU LIMITED (2)
-and-

SHELFORD INVESTMENTS LIMITED (3)

COUNTERPART LEASE

- relating to -

Unit 1
North side of Nelson Crescent
Longstanton
Cambridge

Dawson Cormnwell
15 Red Lion Square
London WC1R 4QT
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LR9.2

Date of lease

oL Aprv 2015

Title number(s)

L.andlord's title number

CB336919

Other title numbers

None

Parties to this lease

Landlord

Phoenix Spencer (Longstanton) Limited the registered office of which is at 24 Fitzroy Square,
London W1T 6EP Company Registration no 8042447

Tenant

Saint Andrews Bureau Limited (Registered No. 00628433) whose registered office is at 18 Mill
Road, Cambridge CB1 2AD

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 Premises as specified in clause 1.39

Prescribed statements etc

None

Term for which the Property is leased

The term as specified in this lease at clause 1.8 ('The Contractual Term')

Premium

None

Prohibitions or restrictions on disposing of this lease

This lease contains provisions that prohibit or restrict dispositions.

Rights of acquisition etc

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

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

None



LR9.3

LR10.

LR11.

LR11.1

LR11.2

LR12.

LR13.

Landlord's contractual rights to acquire this lease

None

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

None

Easements

Easements granted by this lease for the benefit of the Property

See Schedule 1

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

See Schedule 2

Estate rentcharge burdening the Property

None

Application for standard form of restriction

None



HM LAND REGISTRY

LAND REGISTRATION ACT 2002

THIS LEASE is made the day of 2015
BETWEEN:

(1)

(2)

1.1

1.2

Phoenix Spencer (Longstanton) Limited the registered office of which is at 24 Fitzroy Square,
London W1T 6EP Company Registration no 8042447 (‘the Landlord') and

Saint Andrews Bureau Limited (Registered No. 00628433) whose registered office is at 18 Mill
Road, Cambridge CB1 2AD ('the Tenant")

Shelford Investments Limited (Registered No. 01443714) whose registered office is at 18 Mill Road,
Cambridge CB1 2AD (“the Guarantor)

NOW THIS DEED WITNESSES as follows:

DEFINITIONS AND INTERPRETATION

For all purposes of this Lease the terms defined in this clause have the meanings specified.

'The Accountant’

"The Accountant’ means any qualified accountant or firm of accountants appointed by the Land-
lord who must be an Associate or Fellow of the Institute of Chartered Accountants in England and
Wales. The Accountant may be an employee of the Landlord or a company that is a member of
the same group of the Landlord within the meaning of the 1954 Act Section 42.

'The Adjoining Conduits'

‘The Adjoining Conduits' means all the pipes, sewers, drains, mains, ducts, conduits, gutters, wa-
tercourses, wires, cables, laser optical fibres, data or impulse transmission, communication or re-

ception systems, channels, flues and all other conducting media including any fixings, louvres,



1.3

1.4

1.4

1.5

1.6

1.7

1.8

1.9

1.1

1.12

cowls, covers and other ancillary apparatus that are in, on, over or under the Estate that serve
the Premises.

'‘Adjoining property of the Landlord’

References to 'adjoining property of the Landlord' are references to each and every part of any
neighbouring or adjoining land, including the rest of the Estate in which the Landlord, or a compa-
ny that is a member of the same group as the Landlord within the meaning of the 1954 Act Sec-
tion 42, has or during the Term acquires an interest or estate.

‘Building’

‘The Building’ means the building of which the Premises form part

'The CDM Regulations’

"The CDM Regulations' means the Construction (Design and Management) Regulations 2007.
'The Estate’

‘The Estate' means all that property known as land on the north side of Nelson Crescent,
Longstanton, Cambridge and registered at the Land Registry with title number CB336919.

'The Common Parts'

"The Common Parts' means the external areas and external amenities in the Estate made availa-
ble from time to time by the Landlord for use in common by the tenants and occupiers of the Es-
tate and visitors to the Estate or any of them including the service areas, car parking spaces,
common loading areas, forecourts, access ramps or service roads, landscaped areas, and areas
designated for the keeping and collecting of refuse but not limited to them.

‘The Conduits'

The Conduits' means the pipes, sewers, drains, mains, ducts, conduits, gutters, watercourses,
wires, cables, laser optical fibres, data or impulse transmission, communication or reception sys-
tems, channels, flues and all other conducting media including any fixings, louvres, cowls, covers
and any other ancillary apparatus that are in, on, over or under the Premises.

'The Contractual Term'

"The Contractual Term' means 20 years commencing on and including 13 March 2015
'Development’

References to 'development’ are references to development as defined by the Town and Country
Planning Act 1990 Section 55.

'The Fire Safety Regulations’

The Fire Safety Regulations' means the Regulatory Reform (Fire Safety) Order 2005.

Gender and number

Words that indicate one gender include all other genders, words that indicate the singular include
the plural and vice versa and words that indicate persons shall be interpreted as extending to a
corporate body or a partnership and vice versa.

Headings



1.14

1.14(a)

1.151

1.156.2

1.15.3

1.16

1.17

1.18

The clause, paragraph and schedule headings and the table of contents do not form part of this
document and are not to be taken into account in its construction or interpretation.
‘Inherent Defect’ means any defect in the Premises or the Building or in anything installed prior

to the date hereof in or on the Premises or the Building which is attributable to:

1.14.1 defective design;
1.14.2 defective workmanship or materials;
1.14.3 defective supervision of the construction of or the installation of anything in or on the

Premises or the Building;

1.14.4 defective preparation of the site upon which the Premises or the Building are con-
structed.

'The Initial Rent’

‘The Initial Rent' means the sum of £15,000 a year

'The Insurance Rent'

‘The Insurance Rent' means the Insurance Rent Proportion of the sums net of any commission
paid to, or discount received by the Landlord that is properly expended or required to be expend-
ed by the Landlord:

by way of premium for insuring the Estate, including insuring for loss of rent, in accordance with
its obligations contained in this Lease,

by way of premium for insuring in such amount and on such terms as the Landlord acting rea-
sonably considers fair and proper against all liability of the Landlord to third parties arising out of
or in connection with any matter involving or relating to the Estate and

for insurance valuations (but not more than once in any three year period)

and all of any increased premium payable by reason of any act or omission of the Tenant.

'The Insurance Rent Proportion’

means a fair and reasonable proportion properly attributable to the Premises.

'The Insured Risks'

‘The Insured Risks' means the risks of loss or damage by fire, storm, tempest, earthquake, light-
ning, explosion, riot, civil commotion, malicious damage, subsidence, landslip, heave, impact by
vehicles and by aircraft and articles dropped from aircraft other than war risks flood damage and
bursting and overflowing of water pipes and tanks, and such other risks, whether or not in the na-
ture of the foregoing, as the Landlord acting reasonably from time to time decides to insure
against.

‘Interest’

References to 'interest' are references to interest payable during the period from the date on
which the payment is due to the date of payment, both before and after any judgment, at the In-
terest Rate then prevailing or, should the base rate referred to in clause 1.19 'THE INTEREST
RATE' cease to exist, at another rate of interest closely comparable with the Interest Rate to be



1.19

1.20

1.21

1.23

1.24

1.25

1.26

1.27

1.28

1.29

chosen by the Landlord acting reasonably or in default of agreement to be determined by the Ac-
countant acting as an expert and not an arbitrator.

'The Interest Rate’

‘The Interest Rate' means the rate of 4% a year above the base lending rate of HSBC Bank Plc or
such other bank as the Landlord from time to time reasonably nominates in writing .
Interpretation of 'the Estate’

The expression 'the Estate', where the context so admits, includes any other adjoining property of
the Landlord constructed or adapted to form an integral part of the Estate.

Interpretation of 'consent' and 'approved’

References to ‘consent of the Landlord’ or words to similar effect are references to a prior written
consent signed by the Landlord and references to the need for anything to be 'approved by the
Landlord' or words to similar effect are references to the need for a prior written approval by the
Landlord.

Interpretation of 'the Guarantor'

The expression 'the Guarantor' includes any person who enters into covenants with the Landlord
pursuant to clause 3.9.5.2 CONDITIONS or clause 3.23 REPLACEMENT GUARANTOR.
Interpretation of 'the Landlord’

The expression 'the Landlord' includes the person or persons from time to time entitled to posses-
sion of the Premises when this Lease comes to an end.

Interpretation of 'the last year of the Term' and 'the end of the Term'

References to 'the last year of the Term' are references to the actual last year of the Term howso-
ever it determines and references to the 'end of the Term' are references to the end of the Term
whensoever and howsoever it determines.

Interpretation of 'the Tenant’

‘The Tenant' includes any person who is for the time being bound by the tenant covenants of this
Lease.

Interpretation of 'this Lease'

Unless expressly stated to the contrary the expression 'this Lease' includes any document sup-
plemental to or collateral with this document or entered into in accordance with this document.
Joint and several liability

Where any party to this Lease for the time being comprises two or more persons, obligations ex-
pressed or implied to be made by or with that party are deemed to be made by or with the persons
comprising that party jointly and severally.

'The Landlord's Expenses’

'The Landlord's Expenses' means the reasonable and properly incurred costs and expenditure—
properly paid or properly incurred, or deemed in accordance with the provisions of schedule 6
paragraph 2.3 DEEMED LANDLORD'S EXPENSES to be paid or incurred, by the Landlord in re-



1.30

1.30.1

1.30.2

1.30.3

1.30.4

1.31

1.32

1.33

1.34

1.35

1.36

spect of or incidental to all or any of the Services or otherwise required to be taken into account
for the purpose of calculating the Service Charge, except those recovered from any insurance pol-
icy taken out by the Landlord pursuant to clause 5.2 COVENANT TO INSURE and except for
those listed in paragraph 4 of Schedule 6.

'The Liability Period’

The Liability Period' means:

in the case of any guarantor required pursuant to clause 3.9.5.2 CONDITIONS, the period during
which the relevant Tenant is bound by the tenant covenants of this Lease;

in the case of any guarantor under an authorised guarantee agreement, the period during which
the relevant assignee is bound by the tenant covenants of this Lease but expiring on the expiry of
the Contractual Term; and

in the case of any guarantor required pursuant to clause 3.9.8.7 TERMS OF A PERMITTED
SUBLEASE, the period during which the relevant assignee of the sublease is bound by the tenant
covenants of that sublease but expiring on the date of expiry of the contractual term of the rele-
vant sublease.

in the case of Shelford Investments Limited , the period during which Saint Andrews Bureau Lim-
ited is bound by the tenant covenants of this Lease;

'Losses’

References to 'losses' are references to liabilities, damages or losses, awards of damages or
compensation, penalties, costs, disbursements or expenses arising from any claim, demand, ac-
tion or proceedings.

'The 1954 Act’

The 1954 Act' means the Landlord and Tenant Act 1954 and all statutes, regulations and orders
included by virtue of clause 1.43 REFERENCES TO STATUTES.

'The 1995 Act'

"The 1995 Act' means the Landlord and Tenant (Covenants) Act 1995 and all statutes, regulations
and orders included by virtue of clause 1.43 REFERENCES TO STATUTES.

Obligation not to permit or suffer

Any covenant by the Tenant not to do anything includes an obligation to use reasonable endeav-
ours not to knowingly permit or knowingly suffer that thing to be done by another person.

'Other buildings’

References to 'other buildings' are references to all the buildings other than the Estate now or at
any time during the Term erected on any adjoining property of the Landlord.

'The Permitted Use'

The Permitted Use' means use as an Estate Agents Office providing property related services in-
cluding (but not limited to) sales, lettings, estate management, maintenance and services ancillary

thereto within Class A2 of the Schedule to the Town and Country Planning (Use Classes) Order



1.37

1.38

1.39

1.40

1987 (as amended) at the date of this Lease or with the Landlord’s prior written consent any other

use within Class A1 or Class A2 of the Schedule to the Town and Country Planning (Use Classes)

Order 1987 (as amended) at the date of this Lease

'The Plan'

The Plan' means the plan annexed to this Lease.

'The Planning Acts’

The Planning Acts' means the Town and Country Planning Act 1990, the Planning (Listed Build-

ings and Conservation Areas) Act 1990, the Planning (Consequential Provisions) Act 1990, the

Planning (Hazardous Substances) Act 1990, the Planning and Compensation Act 1991, the Plan-

ning and Compulsory Purchase Act 2004 and all statutes, regulations and orders included by vir-

tue of clause 1.43 REFERENCE TO STATUTES.

'The Premises'’

1.39.1 Definition of 'the Premises’
'The Premises' means the ground floor unit 1 on the north side of Nelson Crescent,
Longstanton, Cambridge shown edged red on the Plan.

1.39.2 Interpretation of 'the Premises’
The expression 'the Premises' includes:

1.39.2.1 the floor and ceiling finishes, but not any other part of the floor slabs and ceiling slabs
that bound the Premises,

1.39.2.2 the inner half severed medially of the internal non-loadbearing walls that divide the
Premises from any other premises,

1.39.2.3 the interior plaster and decorative finishes of all walls bounding the Premises,

1.39.2.4 the whole of the shop front including the signage fascia,

1.39.2.5 the doors and windows and door and window frames at the Premises,

1.39.2.6 all additions and improvements to the Premises,

1.39.2.7 all the landlord's fixtures and fittings and fixtures of every kind that are from time to
time in or on the Premises, whether originally fixed or fastened to or on the Premises or
otherwise, except any fixtures installed by the Tenant or any predecessors in title that
can be removed from the Premises without defacing them and

1.39.2.8 the Conduits exclusively serving the Premises
but excludes the air space above the Premises, the roof and roof space, the founda-
tions, all external or structural or loadbearing walls, columns, beams and supports and
any of the Conduits that do not exclusively serve the Premises. Unless the contrary is
expressly stated 'the Premises' includes any part or parts of the Premises.

References to clauses and schedules



1.41

1.42

1.43

1.44

1.45

1.47

1.48

1.49

1.50

Any reference in this document to a clause, paragraph or schedule without further designation is
to be construed as a reference to the clause, paragraph or schedule of this document so num-
bered.

References to rights of access

References to any right of the Landlord to have access to the Premises are to be construed as
extending to any head landlord and any mortgagee of the Premises (where the headlease or
mortgage grants such rights of access to the headlandlord or mortgagee) and to all persons au-
thorised in writing by the Landlord and any head landlord or mortgagee, including agents, profes-
sional advisers, contractors, workmen and others.

References to statutes

Unless expressly stated to the contrary any references to a specific statute include any statutory
extension or modification, amendment or re-enactment of that statute and any regulations or or-
ders made under that statute and any general reference to a statute includes any regulations or
orders made under that statute.

'The Rent’

Until the First Review Date 'the Rent' means the Initial Rent. Thereafter 'the Rent' means the sum
ascertained in accordance with schedule 3 THE RENT AND RENT REVIEW. 'The Rent' does not
include the Insurance Rent and the Service Charge, but the term 'the Lease Rents' means both
the Rent and the Insurance Rent and the Service Charge.

'The Rent Commencement Date'

"The Rent Commencement Date' means 16 June 2015.

'The Review Dates’

The Review Dates' mean the fifth anniversary of the date hereof (“the First Review Date”), the
tenth anniversary of the date hereof (“the Second Review Date") and the fifteenth anniversary of
the date hereof (“the Third Review Date”). 'The Review Dates' means the First Review Date, the
Second Review Date and the Third Review Date. References to 'a review date’ are references to
any one of the Review Dates.

'The Service Charge'

‘The Service Charge' means the Service Charge Proportion of the Landlord's Expenses.

'The Service Charge Proportion’

The Service Charge Proportion' means a fair and reasonable proportion properly attributable to
the Premises

'The Services'

The Services' means the services, facilities and amenities specified in schedule 6 paragraph 3
THE SERVICES.

'The Shop Covenants'

"The Shop Covenants' means the covenants set out in schedule 4 THE SHOP COVENANTS.



1.51

1.52

1.53

1.54

1.55

1.56

1.57

1.58

‘'The Shop Opening Hours'

"The Shop Opening Hours' means 7 am to 7 pm on Mondays to Fridays and 10 am to 4 pm Satur-
days but not Sundays or Bank Holidays

‘The Surveyor'

"The Surveyor' means such suitably qualified surveyor appointed by the Landlord or any person or
firm appointed by the Landlord in his place who is a fellow or associate of the Royal Institution of
Chartered Surveyors. The Surveyor may be an employee of the landlord or a company that is a
member of the same group as the Landlord within the meaning of the 1954 Act Section 42. The
expression 'the Surveyor' includes the person or firm appointed by the Landlord to collect the
Lease Rents.

'The Term'

The Term' means the Contractual Term and any period of holding-over or extension or continu-
ance of the Contractual Term by statute or common law

Terms from the 1995 Act

Where the expressions ‘'landlord covenants', 'tenant covenants' or 'authorised guarantee agree-
ment' are used in this Lease they are to have the same meaning as is given by the 1995 Act Sec-
tion 28(1).

'The Uninsured Risks'

The Uninsured Risks' means terrorism or any Insured Risk or element of an Insured Risk against
which insurance cover is not generally available or ceases to be available for properties such as
the Premises or is available only on terms or subject to conditions making it unreasonable in all
the circumstances to effect insurance against that risk.

'VAT'

'VAT' means value added tax and unless otherwise expressly stated all references to rents or oth-
er sums payable by the Tenant are exclusive of VAT.

‘the Parking Bays’

‘the Parking Bays’ means the parking bays shown edged green on the Plan

‘Planning Agreements’ means the section 106 agreement dated 22 April 2013 between (1)
South Cambridgeshire District Council and (2) CPP (Stortford) Limited and the section 106
agreement dated 16 October 2000 between (1) South Cambridgeshire District Council, (2) Cam-
bridgeshire County Council, (3) Peter Longwill Stroude, (4) Michael John Cartwright and Julia May
Cartwright and (5) Beazer Homes Limited and the section 106 agreement dated 7 July 2006 be-
tween (1) Cambridgeshire County Council and (2) Persimmon Homes Limited

DEMISE
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3.2

The Landlord lets the Premises to the Tenant with full title guarantee, together with the rights
specified in schedule 1 THE RIGHTS GRANTED for the benefit of the Tenant, any subtenant and
any persons authorised by them but excepting and reserving to the Landlord the rights specified in
schedule 2 THE RIGHTS RESERVED, to hold the Premises to the Tenant for the Contractual
Term, subject to all rights, easements, privileges, restrictions, covenants and stipulations of what-
ever nature affecting the Premises registered on title number CB336919 at 13:02:30 on 26 Febru-
ary 2015 including any matters contained or referred to in schedule 5 THE SUBJECTIONS yield-
ing and paying to the Landlord:
the Rent, without any deduction or set off, by equal quarterly payments in advance on the usual
quarter days in every year and proportionately for any period of less than a year, the first such
payment, being a proportionate sum in respect of the period from and including the Rent Com-
mencement Date to and including the day before the quarter day next after the Rent Commence-
ment Date, to be paid on the Rent Commencement Date; and
by way of further rent the Insurance Rent payable within 21 days of demand in accordance with
clause 5.4 PAYMENT OF THE INSURANCE RENT; and
the Service Charge payable in accordance with schedule 6 THE SERVICE CHARGE.
THE TENANT'S COVENANTS
The Tenant covenants with the Landlord to observe and perform the requirements of this clause
3.
Rent
311 Payment of the Lease Rents
The Tenant must pay the Lease Rents on the days and in the manner set out in this
Lease and in respect of the Rent must not exercise or seek to exercise any right or
claim to withhold Rent or any right or claim to legal or equitable set-off.
31.2 Payment by banker's order
If so required in writing by the Landlord, the Tenant must pay the Lease Rents by
banker's order or credit transfer to any bank and account in the United Kingdom that
the Landlord nominates from time to time.
Outgoings and VAT
3.2.1 Outgoings exclusive to the Premises
The Tenant must pay, and must indemnify the Landlord against:
3.2.1.1 all rates, taxes, assessments, duties, charges, impositions and outgoings (save those
of a capital nature) that are now or may at any time during the Term be charged, as-
sessed or imposed upon the Premises or on the occupier of them other than taxes im-
posed on the Landlord in respect of the yearly rent reserved or any other sums due un-

der the terms of this Lease or in respect of disposal or dealing with or ownership of the



3.2.1.2

3.21.3

3.2.2

reversionary interest in the Premises or any charges impositions or liability arising in re-
lation to chancel repair;

subject to prior production of a valid VAT invoice addressed to the Tenant for the full
amount all VAT that may from time to time be charged on the Lease Rents or other
sums payable by the Tenant under this Lease; and

all VAT incurred in relation to any costs that the Tenant is obliged to pay or in respect
of which he is required to indemnify the Landlord under the terms of this Lease, save
where such VAT is recoverable or available for set-off by the Landlord as input tax and
provided that the Landlord shall have previously delivered to the Tenant a valid VAT in-
voice addressed to the Tenant for the full amount.

Outgoings assessed on the Premises and other property

The Tenant must pay, and must indemnify the Landlord against, the proportion reason-
ably and properly attributable to the Premises to be determined from time to time by
the Surveyor, acting reasonably as an expert and not as an arbitrator of all rates, tax-
es, assessments, duties, charges, impositions and outgoings save those of a capital
nature that are now or at any time during the Term may be charged, assessed or im-
posed on the Premises and any other property, including any adjoining property of the
Landlord, or on their owners or occupiers other than taxes imposed on the Landlord in
respect of the yearly rent reserved or any other sums due under the terms of this Lease
or in respect of disposal or dealing with or ownership of the reversionary interest in the

Premises or any charges impositions or liability arising in relation to chancel repair.

3.3 Cost of services consumed

The Tenant must pay to the suppliers, and indemnify the Landlord against, all charges for elec-

tricity, water, gas, telecommunications and other services consumed or used at or in relation to

the Premises, including meter rents and standing charges, and must comply with the lawful re-

quirements and regulations of their respective suppliers Repair, cleaning and decoration

3.4 Repair of the Premises

3.4.1 The Tenant must keep the Premises in good condition and repair, except for damage

caused by one or more of:

3.4.11

3.41.2

3.41.3

the Insured Risks save to the extent that any insurance money is irrecoverable due to
any act or default of the Tenant or anyone at the Premises expressly or by implication
with its authority and under its control;

the Uninsured Risks except to the extent that the damage is caused by any act or de-
fault of the Tenant or anyone at the Premises expressly or by implication with his au-
thority and under its control; and

any Inherent Defect arising from the design and / or construction of the Building or

want of repair which is attributable to such Inherent Defect.



3.5

3.4.2

3.43

344

3.4.5

Replacement of landlord's fixtures

The Tenant must replace from time to time any landlord's fixtures and fittings in the
Premises that may be or become beyond economic repair at any time during or at the
end of the Term.

Cleaning and tidying

The Tenant must keep the Premises clean and tidy and store all rubbish in proper re-
ceptacles.

Care of abutting land

The Tenant must not cause any land, roads or pavements abutting the Premises to be
untidy or dirty and in particular, but without prejudice to the generality of the foregoing,
must not deposit refuse or other materials on them save in proper receptacles.
Decoration

As often as may be reasonably necessary and at least once in each five years of the
Term and in the last year of the Term the Tenant must redecorate the interior and ex-
terior parts of the Premises in a good and workmanlike manner, with appropriate mate-
rials of good quality and in the last year of the term the Tenant must decorate the inte-
rior and exterior of the Premises in a good and workmanlike manner with appropriate

materials of good quality.

Waste and alterations

3.5.1

3.5.2

3.5.21

3.6.2.2

3.5.2.4

3525

3.5.3

Additions and alterations

The Tenant must not , make any addition to the Premises, unite the Premises with any
adjoining premises or make any structural alteration to the Premises except as permit-
ted by the provisions of this clause 3.5.

Pre-conditions for alterations

The Tenant must not make any structural alterations to the Premises unless it first:
obtains and subsequently complies with the necessary consents of the competent au-
thorities and pays their charges for them;

makes an application to the Landlord for consent, supported by drawings and where
appropriate a specification in

enters into any covenants the Landlord reasonably requires as to the execution and re-
instatement of the alterations; and

obtains the consent of the Landlord, whose consent may not be unreasonably withheld
or delayed.

Permitted alterations

The Tenant shall be permitted to carry out the following alterations and / or works
without having to comply with the terms of clause 3.5.2 provided that the Tenant ob-

tains and complies with all necessary consents of the competent authorities:



3.6

3.7

3.5.3.1

internal alterations which do not affect the structural integrity of the Building;

3.5.4 Removal of alterations

At the end of the Term, if so reasonably requested by the Landlord no less than six
months before the end of the term, the Tenant must remove any additional buildings,
additions, alterations or improvements made to the Premises and must make good any

part of the Premises damaged by their removal.

3.5.5 Connection to the Conduits

The Tenant must not make any connection with the Conduits not exclusively serving
the Premises except in accordance with plans and specifications approved by the
Landlord, whose approval may not be unreasonably withheld or delayed, and subject to
consent to make the connection having previously been obtained from the competent

authority, undertaker or supplier.

Aerials, signs and advertisements

3.6.1

3.6.2

Masts

The Tenant must not erect any pole or mast, whether in connection with telecommuni-
cations or otherwise without the consent of the Landlord, such consent not to be un-
reasonably withheld or delayed.

Advertisements

The Tenant may fix to or exhibit on the outside of the Premises or fix to or exhibit
through any window of the Premises or display anywhere on the Premises any placard,
sign, notice, fascia board graphics or advertisement which is consistent with the Per-

mitted Use from time to time.

Statutory obligations

3.71

3.7.2

General provision
To the extent that compliance is not the obligation of Landlord pursuant to his obliga-
tions contained in this lease or under the general law and save where the same in-
volves capital expenditure or in respect of an Inherent Defect the Tenant must comply
in all respects with the requirements of any statutes, and any other obligations imposed
by law or by any byelaws, applicable to the use of the Premises by the Tenant or the
trade or business for the time being carried on there.
Particular obligations
3.7.21  Works required by statute, department or authority
Without prejudice to the generality of clause 3.7.1, the Tenant must execute
all works and provide and maintain all arrangements upon or in respect of
the use to which the Premises are being put that are required in order to

comply with the requirements of any statute already or in the future to be



3.8

3.7.2.2

3.7.2.3

3.7.24

passed or the requirements of any government department, local authority
or other public or competent authority or court of competent jurisdiction un-
less compliance with the same is within the responsibility of the Landlord
pursuant to the terms of this lease.

Acts causing losses

Without prejudice to the generality of clause 3.7.1, the Tenant must not
knowingly do in or near the Premises anything by reason of which the Land-
lord may incur any losses under any statute.

CDM Regulations

Without prejudice to the generality of clause 3.7.1, the Tenant must in so far
as they relate to any works the Tenant may undertake comply with the pro-
visions of the CDM Regulations, be the only client, as defined in the provi-
sions of the CDM Regulations, fulfil, in relation to all and any works, all the
obligations of the client as set out in or reasonably to be inferred from the
CDM Regulations and where appropriate make a declaration to that effect to
the Health and Safety Executive in accordance with the Approved Code of
Practice published from time to time by the Health and Safety Executive in
relation to the CDM Regulations. The provisions of clause 5.9.3 FIRE
SAFETY are to have effect in any circumstances to which these obligations
apply.

Delivery of health and safety files

At the end of the Term, the Tenant must as soon as reasonably practicable
deliver to the Landlord any and all health and safety files relating to the

Premises required to be maintained under the CDM Regulations.

Entry to inspect and notice to repair

3.8.1

3.8.1.1

3.8.1.2

3.81.3

Entry and notice

The Tenant must permit the Landlord on reasonable prior written notice during normal

business hours except in emergency:

to enter the Premises to ascertain whether or not the covenants and conditions of this

LLease have been observed and performed,

to view the state of repair and condition of the Premises and subject to the proviso of

clause 3.8.1.3 to open up floors and other parts of the Premises where that is

reasonably necessary in order to do so and

to give to the Tenant, or notwithstanding clause 8.8 NOTICES leave on the Premises,

a notice ('a notice to repair’) specifying the works required to remedy any breach of the

Tenant's obligations as to the repair and condition of the Premises in this Lease



3.9

3.8.2

3.8.3

provided that any opening-up must be made good by and at the cost of the Landlord if
it reveals no breach of the terms of this Lease.

Works to be carried out

The Tenant must commence carrying out the works specified in a notice to repair as
soon as reasonably possible including making good any opening up that revealed a
material breach of the terms of this Lease.

Landlord's power in default

If within 1 month of the service of a notice to repair the Tenant has not started to exe-
cute the work referred to in that notice or is not proceeding diligently with it, or if the
Tenant fails to finish the work as soon as reasonably practicable, the Tenant must
permit the Landlord to enter the Premises to execute the outstanding work and must
within 14 days of a written demand pay to the Landlord the reasonable and proper cost
of so doing and all expenses incurred by the Landlord, including legal costs and sur-
veyor's fees provided that the Landlord shall not be entitled to enter the Premises to

execute works where the work is of a minor nature and / or decorative only.

Alienation

3.91

3.9.2

3.93

3.94

Alienation prohibited

The Tenant must not hold the Premises on trust for another. The Tenant must not part
with possession of the Premises or any part of the Premises or permit another to occu-
py them or any part of them except pursuant to a transaction permitted by and effected
in accordance with the provisions of this Lease.

Assignment, subletting and charging of part

Subject to clause 3.9.3 below, the Tenant must not assign, sublet or charge part only
of the Premises.

Assignment of the whole

Subject to clauses 3.9.4 CIRCUMSTANCES and 3.9.5 CONDITIONS, the Tenant must
not assign the whole of the Premises without the consent of the Landlord, whose con-
sent may not be unreasonably withheld or delayed.

Circumstances

If any of the following circumstances which are specified for the purposes of the Land-
lord and Tenant Act 1927 Section 19(1A) applies either at the date when application for
consent to assign is made to the Landlord, or after that date but before the Landlord's
consent is given, the Landlord may withhold its consent and if, after the Landlord's
consent has been given but before the assignment has taken place, any such circum-
stances apply, the Landlord may revoke its consent, whether his consent is expressly
subject to a condition as referred to in clause 3.9.5.4 CONDITIONS or not. The circum-

stances are:



3.941
3.942

3.9.4.3

3.9.5

3.9.5.1

3.9.5.2

3.9.54

3.9.6

3.9.7

3.9.8

that any Rent due from the Tenant under this Lease remains unpaid;

that in the Landlord's reasonable opinion the assignee (taking into account any guar-
antor for the assignee) is not a person or entity who is likely to be able to comply with
the tenant covenants of this Lease;

that the assignee or any guarantor for the assignee, other than any guarantor under
an authorised guarantee agreement, is a corporation registered or otherwise resident
in a jurisdiction in which the order of a court obtained in England and Wales will not
necessarily be enforced against the assignee or guarantor without any consideration
of the merits of the case.

Conditions

The Landlord may impose any or all of the following conditions which are specified for
the purposes of the Landlord and Tenant Act 1927 Section 19(1A) on giving any con-
sent for an assignment by the Tenant:

where reasonably so required by the Landlord a condition that on or before any as-
signment and before giving occupation to the assignee, the Tenant requesting consent
to assign, together with any former tenant who by virtue of the 1995 Act Section 11 was
not released on an earlier assignment of this Lease, must enter into an authorised
guarantee agreement in favour of the Landlord in the terms set out in schedule 7 THE
AUTHORISED GUARANTEE AGREEMENT:;

where reasonably so required by the Landlord a condition that on an assignment to a
limited company, the assignee must ensure that a director of the company, or some
other guarantor or guarantors reasonably acceptable to the Landlord, enter into direct
covenants with the Landlord in the form of the guarantor's covenants contained in
Schedule 8 GUARANTEE PROVISIONS;

a condition that if, at any time before the assignment, the circumstances specified in
clause 3.9.4 CIRCUMSTANCES, or any of them, apply, the Landlord may revoke the
consent by written notice to the Tenant

Charging of the whole

The Tenant must not charge the whole of the Premises without the consent of the
Landlord, whose consent may not be unreasonably withheld or delayed PROVIDED
THAT this clause shall not prevent the creation of a floating charge over all assets of
the Tenant for the purposes of his normal banking arrangements.

Subletting

The Tenant must not sublet the whole of the Premises without the consent of the Land-
lord, whose consent may not be unreasonably withheld or delayed.

Terms of a permitted sublease



