DATED 3 RYSYVIS ) 20201

(1) TAMITA ESTATES LIMITED
and

(2) ZIZZI RESTAURANTS LIMITED

REVERSIONARY LEASE
relating to

24-25 Thames Street, Windsor SL4 1PL




LR1. Date of lease
Q] TSRWURRM 2024 |
LR2. Title number(s)
LR2.1 Landlord’s title number(s)
BK37490
LR2.2 Other title numbers
BK395469
LR3. Parties to this lease
Landlord

TAMITA ESTATES LIMITED (company registration number 04470670) whose
registered office is at 1st Floor Sackville House, 143-149 Fenchurch Street, London,
England, EC3M 6BL

Tenant

ZIZZI RESTAURANTS LIMITED (company registration number 10404211) whose
registered office is at 3rd Floor, Capital House, 25 Chapel Street, London, NW1 5DH

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.

See the definition of "Property” in clause 1.1 of this lease.
LR5. Prescribed statements etc.

LR5.1 Statements prescribed under rules 179 (dispositions in favour of a
charity), 180 (dispositions by a charity) or 196 (leases under the Leasehold
Reform, Housing and Urban Development Act 1993) of the Land Registration
Rules 2003.

None.

LR5.2 This lease is made under, or by reference to, provisions of:

None.

LR6. Term for which the Property is leased

The term as specified in this lease at clause 1.1 in the definition of "Contractual Term".
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LR7. Premium

None.

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

The easements included in clause 1.1 of this lease in the definition of "Incorporated
Terms" and specified in the Third Schedule of the Existing Lease.

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

The easements included in clause 1.1 of this lease in the definition of "Incorporated
Terms" and specified in the Fourth Schedule of the Existing Lease.

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.



THIS LEASE is made on the date specified in LR1.

PARTIES

(1) The party more particularly described in LR3 as the Landlord (the Landlord); and
(2) The party more particularly described in LR3 as the Tenant (the Tenant)

BACKGROUND
(A) The Landlord is entitled to the immediate reversion of the Existing Lease.
(B) The residue of the term of the Existing Lease is vested in the Tenant.

(C) The Landlord has agreed to grant a new lease of the Property to the Tenant on the terms
set out in this lease.

AGREED TERMS

1. Interpretation

The following definitions and rules of interpretation apply in this lease.

1.1 Definitions:

Annual Rent: The higher of (i) rent at an initial rate of the yearly rent that is
equal to the yearly rent payable under the Existing Lease
immediately prior to the expiry of the term of the Existing Lease
disregarding any rent suspension and (ii) the open market rent
as revised pursuant to this lease.

Contractual a term of 5 years beginning on and including 11 February 2030
Term: to and including 10 February 2035, and any statutory
continuation or extension of the term of years.

Excluded Terms: any terms, requirements, covenants or conditions contained in
the Existing Lease to the extent that they are inconsistent with,
specifically excluded or substituted by, the terms of this lease.

Existing Lease: the lease by virtue of which the Tenant holds the Property, which
is dated 11 February 2005 and made between Chesterton
Commercial Holdings Limited (1) Ask Restaurants Limited (2)
and Ask Central Plc (3) (a copy of which is annexed to this lease)
and all documents supplemental and collateral thereto including
but not limited to the Licence for Alterations.

Incorporated with the exception of the Excluded Terms, all of the terms,

Terms: requirements, covenants and conditions contained in the
Existing Lease with such modifications as are necessary to make
them applicable to this lease and the parties to this lease and as
specifically varied by clause 3 includingz """



1.2

2.1

2.2

2.3

Insurance Rent:

Landlord's
Covenants:

Licence
Alterations

Property:

Rent Payment
Dates:

Review Date:
Tenant's

Covenants:

VAT:

for

(a) the definitions and rules of interpretation in the Existing
Lease;

(b) the agreements and declarations contained in the Existing
Lease;

(c) the rights granted and reserved by the Existing Lease
(including the right of re-entry and forfeiture); and

(d) the third party rights, restrictions and covenants affecting
the Property; and

(e) the provisions for rent review contained in the Existing
Lease.

the amount calculated in accordance with clause 3(b) and clause
6.1 of the Existing Lease with such modifications as are
necessary to make the provisions applicable to this lease.

the obligations in this lease, which include the obligations
contained in the Incorporated Terms, to be observed by the
Landlord.

the licence for alterations dated 3 March 2005 made between
(1) Chesterton Commercial Holdings Limited and (2) ASK

Restaurants Limited

the property known as 24-25 Thames Street, Windsor SL4 1PL
and as described in and demised by the Existing Lease.

monthly on the first calendar day of each month.

11 February 2030
the obligations in this lease, which include the obligations
contained in the Incorporated Terms, to be observed by the

Tenant.

value added tax or any equivalent tax chargeable in the UK.

References to the landlord and tenant in the Existing Lease shall be read as references
to the Landlord and Tenant in this lease.

Grant

The Landlord lets with full title guarantee the Property to the Tenant for the Contractual
Term at the rents reserved.

This grant is made on the terms of this lease which include the Incorporated Terms as
if they were set out in full inthis lease. '

The Tenant covenants with the Landlord that it will comply with the Tenant's Covenants.
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2.4

2.5

4.1

4.2

6.1

6.2

The Landlord covenants with the Tenant that it will comply with the Landlord's
Covenants.

The grant is made with the Tenant paying the following as rent to the Landlord:
(a) the Annual Rent and all VAT in respect of it; and

(b) the Insurance Rent.

The Existing Lease

For the purposes of this lease only, the terms of the Existing Lease shall be varied as
set out in the Schedule and this lease shall be read and construed accordingly.

The Annual Rent

The Tenant shall pay the Annual Rent and any VAT in respect of it by twelve equal
instalments in advance on or before the Rent Payment Dates.

The first instalment of the Annual Rent shall be made on the first day of the Contractual
Term and shall be the proportion, calculated on a daily basis, in respect of the period

beginning on the first day of the Contractual Term and ending on the day before the
next Rent Payment Date.

Review of the Annual Rent

On the Review Date the Annual Rent shall be reviewed in accordance with the
Incorporated Terms.

Existing Lease

The Tenant shall not assign this lease prior to the commencement of the Contractual
Term of this Lease except in connection with a simultaneous lawful assignment of the
Existing Lease to the same assignee of such lawful assignment

If the Existing Lease is forfeited, disclaimed or otherwise ends before the expiry of its
contractual term by effluxion of time, then this lease shall be void.

Registration of this lease

Following the grant of this lease, the Tenant shall without delay apply to register this
lease at HM Land Registry. The Tenant shall ensure that any requisitions raised by HM
Land Registry in connection with that application are dealt with promptly and properly
and the Landlord shall use reasonable endeavours to assist in relation to any requisition
raised in connection with the Landlord’s reversionary interest in the Property. The
Tenant shall send the Landlord official copies of the Tenant's title within one month of
the registration being completed.



9.1

9.2

9.3

9.4

10.

11.

12,

Section 62 of the Law of Property Act 1925, implied rights and existing
appurtenant rights

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.

Entire agreement

This lease and the documents annexed to it constitute the whole agreement between
the parties and supersede all previous discussions, correspondence, negotiations,

arrangements, understandings and agreements between them relating to their subject
matter.

Each party acknowledges that in entering into this lease it does not rely on, and shall
have no remedies in respect of, any representation or warranty (whether made
innocently or negligently).

Nothing in this lease constitutes or shall constitute a representation or warranty that
the Property or any common parts over which the Tenant has rights under this lease
may lawfully be used for any purpose allowed by this lease.

Nothing in this clause shall limit or exclude any liability for fraud.

Contracts (Rights of Third Parties) Act 1999

This lease does not give rise to any rights under the Contracts (Rights of Third Parties)
Act 1999,

Governing law

This lease and any dispute or claim (including non-contractual disputes or claims) arising
out of or in connection with it or its subject matter or formation shall be governed by
and construed in accordance with the law of England and Wales.

Jurisdiction

Each party irrevocably agrees that the courts of England and Wales shall have exclusive
jurisdiction to settle any dispute or claim (including non-contractual disputes or claims)
arising out of or in connection with this lease or its subject matter or formation.

This agreement has been entered into on the date stated at the beginning of it.



1.1

1.2

1.3

1.4

Schedule - Variations to the Existing Lease

In this lease:

any reference to ‘the Demised Premises’ in the Existing Lease shall be read and
construed as a reference to the Property.

any reference to ‘the Term’ in the Existing Lease shall be read and construed as a
reference to the Contractual Term

any reference to ‘the yearly rent’ and ‘Initial Rent’ in the Existing Lease shall be read
and construed as a reference to the Annual Rent.

any reference to '‘Rent Review Date’ in the Existing Lease shall be read and construed
as a reference to the Review Date.

The Tenant shall not assign, underlet or charge this lease, unless the Tenant
simultaneously assigns, underlets or charges the Existing Lease (in accordance with the
terms of the Existing Lease) to the same person or entity provided that this clause shall
only apply while the Existing Lease subsists.

This Lease shall not contain the variations to the Existing Lease made pursuant to the

Deed of Variation dated - & SANUVNRAM 2o 2| F2620 made between Tamita
Estates Limited (1) and Zizzi Restaurants Limited (2).

Clause 4.9(a)(iii) (Yield up) on pages 9 and 10 of the Existing Lease shall be amended
so that the words “during the Contractual Term and during the Term of the Existing
Lease” shall replace the words “during the Term”.

A new subclause (iv) shall be added to Clause 4.9 (a) (Yield up) on pages 9 and 10 of
the Existing Lease as follows:

“(iv) if so required by the Landlord by notice in writing but not otherwise to remove and
make good all authorised alterations and additions made to the Demised Premises and
carried out during the Term and during the Contractual Term of the Existing Lease
(including but not limited to the works carried out under the Licence for Alterations) and
well and substantially to reinstate the Demised Premises to the Landlord’s Reasonable
satisfaction”

Clause 4.20(b) (Alterations) on pages 12 and 13 of the Existing Lease shall be amended
so that the words “and not to carry out any works which will or are likely to reduce the
energy efficiency rating of the Premises” are included at the end of the clause

In clause 4.23 (Registration of dispositions) of the Existing Lease on page 17 £25.00
shall be replaced with £50.00

For the purposes of this lease the following definitions shall be added to the Existing
Lease in the definitions in clause 1 on pages 3 and 4:

Energy Assessor an individual who Jis a member of an
accreditation scheme approved by the



10.

Secretary of State in accordance with
regulation 22 of the EPC Regulations.

Energy Performance a certificate as defined in regulation 2(1) of the
Certificate EPC Regulations.
EPC Regulations Energy Performance of Buildings (England and

Wales) Regulations 2012 (SI 2012/3118).

Recommendation Report a report as defined in regulation 4 of the EPC

Regulations.

A new clause 4.38 shall be added to the Existing Lease as follows:

"4.38 Energy Performance Certificates

4.38.1

(a)

(b)

4.38.2

The Tenant shall:

co-operate with the Landlord so far as is reasonably necessary to allow the
Landlord to obtain an Energy Performance Certificate and Recommendation
Report for the Demised Premises including providing the Landlord with copies
of any plans or other information held by the Tenant that would assist in
obtaining an Energy Performance Certificate and Recommendation Report; and

allow such access to any Energy Assessor appointed by the Landlord as is
reasonably necessary on reasonable notice of not less than 48 hours (save in
an emergency when no such notice shall be required) and at reasonable times
to inspect the Demised Premises for the purposes of preparing an Energy
Performance Certificate and Recommendation Report for the Demised Premises
provided that the Landlord and its Energy Assessor causes as little
inconvenience and disturbance as reasonably practicable and making good any
damage to the Tenant’s reasonable satisfaction.

The Tenant must not commission an Energy Performance Certificate for the

Demised Premises unless required to do so by the EPC Regulations.

4.38.3

Where the Tenant is required by the EPC Regulations to commission an

Energy Performance Certificate for the Demised Premises, the Tenant must at the
reasonable request of the Landlord either:

(a)

(b)

4.38.4

commission an Energy Performance Certificate from an Energy Assessor
approved by the Landlord (such approval not to be unreasonably withheld or
delayed); or

pay the reasonable and proper costs of the Landlord of commissioning an
Energy Performance Certificate for the Demised Premises.

The Tenant must deliver to the Landlord a copy of any Energy Performance

Certificate and Recommendation Report for the Demised Premises that is obtained or
commissioned by the Tenant or any other occupier of the Demised Premises.

The Sixth Schedule of the Existing Lease shall be deleted.



Executed as a deed by
TAMITA ESTATES LIMITED

acting by:

a director

in the presence of:
Witness’ signature
Name of Witness
Address of Witness:

Occupation of Witness



EXECUTED as a DEED

by [P TPevel Y
as attorney for

ZIZZ1I RESTAURANTS LIMITED as torney for Zizzi Restaurants
Limited
under a power of attorney

dated 23 September 2020

in the presence of:

Witness's signature:

Witness name: B o, M ECLIGET. .
Witness address: PPARTOVEST. (5, A, GAruwvonT ARG, LanOs™, SW2 kLGA
Witness occupation: AN MAA Ged
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