L vy 1 i
‘v. "“n\/.]»,n.; l'\‘ N J, 2 A =
- b (1 UL O LY L) NV

AN TR SR

ONF”
rJUNDPtD H JPEE

SSERRI - 100403 ~
sty ~"r—zrd W\ﬂ")JA i

Y
OCI
o0

J

i oot 1 )

"\‘g d 1 QOM1 00

X ST = QO T QO —-\ “ »

Rpst] '(C:\h:_";\ ) C) O ’H'/'

= YO D1 r '

p S MO —

o 129 ff 20> :r:rx-
‘ o) JJ@~W-

AL RS

N .
&éoomea el TELANGANA BF 225428
Tran [d: 240723134915341029 x_“‘.\_—I,AX
Dalc 23 JUL 2024, 01:54 M ITCE YM?TRAJ
Purchased By: ‘livé&gORAMP
VINCENT ELIAS ALBUQUCRQUE Lic, No. 61598
R}f i%!&s \AOLBUQLSIERQUE U Rea.No. lS—h4-OJ 62022
i ':‘ N WE Zﬁ:ilGlm\nwr, Medchal,
. Mecdchal-Malknjgin District

AVE MARIA EDUCATIONAL TRUST T

0 AGREEMENT TO LEASE Fh 9906019307

f This Agreement to Lease (*Agreement’) is executed at SRO Medchal on this
24" day of JULY, 2024 by and between:

Polavarapu Venkata Krishna Rao (alias P.V. Krishna Rao), s/o. Venkata
Nagabhushanam Polavarapu, having his address at S/o Polvarapu Venkata
Nagabhushanam, 8-2-269/Nf2, Road no. 2, Vivekananda Enclave,
! BanjaraHills, Hyderabad, 500034 and assessed for Income-tax under

Permanent Account Number: AFFPP5244P and having Aadhaar Number

- XXX XXXX 8562,
g

hereinafter referred to as the *Owner/Lessor” (which expression shall, unless
5 it be repugnant to the context or meaning thereof, be deemed to mean and

include his heirs, executors, administrators and permitted assigns) of the
§  FIRST PART;

E
[,l ) ForAVE MARIAEDUCATIG IALTRUST
g Signature 1
g PRINCIPAL i N 2
RYAN SCHOOL Survey No: 321, Next to ORR 2%it No: 5,
§  Survey No: 321, Next to ORR Exit No: 5, Gandi Maisamma, Narsapur-Medak Highiy,
Gandi Mﬁsaana Narsapur-Medak Highway, ' Hyderabad 500 043.
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Name: Polavarapu Venkata Banjarahllls, Hyderabag, Apdhm Pradesh, 500034
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AND

Ave Marla Educational Trust, a lrust registered under the provisions of the
Indian Trusts Act, 1882 assessed for Income-tax under Permanent Account
Number: AAATA0179Q having Its office at Mariam Nagar, Phase II, Nalgaon
(West), District Thane represented by its Trustee: Mr VINCENT ELIAS
ALBUQUERQUE Slo. ELIAS ALBUQUERQUE aged about 54 Years, Occ:
Business, identified by Permanent Account Number AGVPA9237E and having
Aadhaar Number: XXXX XXXX 0430 duly appolnted vide Trustees' Resolution
dated 9" June 2023,

hereinafter referred to as the “Lessee” (which expression shall, unless it be
repugnant to the context or meaning thereof, be deemed to mean and include
its trustees and members from time to time, its Affiliates, successors and
assigns) of the SECOND PART; ‘

The Lessor and Lessee are hereinafter, for sake of brevity and wherever the
context so requires, Individually referred to as “Party” and collectively referred
to as “Parties’.

WHEREAS:
A. The Lessor has represented to the Lessee as follows:
(i) By virtue of various sale deeds, indentures, agreements and writings and as

set out in Annexure “F” hereto, the Owners became owner/s of and well and
sufficiently entitled to and seized and possessed of all that pieces and parcels
of lands admeasuring 2acres 26.5 Gunthas in land bearing (i) Survey No. 318
(part) admeasuring 1 Acre 3 Guntas and 19 guntas total area aggregating to 1
Acre 22 guntas and (if). Survey No. 321(part) admeasuring 33 guntas and 11.5
guntas total area aggregating to 44.5 Guntas both situated at Village Dommara
Pochampally, Medchal Malkajgiri District (erstwhile Ranga Reddy District),
Gandimaisamma Dundigal Mandal (erstwhile Quthbullapur Mandal), State of
Telangana (hereinafter referred to as the said "Land), more particularly
described in the First Schedule hereunder written and delineated with Blue,
Green and Orange colour boundary lines on the plan annexed and marked as
Annexure "“A” hereto;

=

ForAVE MARIAEDUCATIONAL TRUST
= %—‘

Signature 1
@&W} ‘ M T Trustees
PRINCI R N SCHOOL
RYAN SCHOOL Survey No: 321, Nex! to ORR Exit No: §
Survey No: 321, Next to ORR Exit No: 5, Gandi Maisamma, Narsapur-Medak Highway
Gandi Maisamma, Narsapur-Medak Highway, Hyderabad-500 043, .

Hvderabad-500 043.
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SINo  Aadhaar Delails

4 Aadhaar No: XXOOXXXXX0430
Name- Vincent Efas Albuquerque

Endorsement:  Stamp Duty, Tranfar Duty, Reglstratlon

N

E-KYC Detalls as recelved from UIDAL:
Address: ) .

Mumbar, Mumbal, Mumbal, Manarashtra., 400063

Foo and User Charges are collected as balow In

respect af this Instrument.

Dncﬂ'ptlon I Inthe Formof —p mie—
ph i — obicfl izt LR,
Stam ' StampDuty Do/BC! Total
Foe/Duty Papers 1 us%:ﬁ; Act I E-Challan \ Cah g 1GoliSact | Pay Ordor
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__ Transter Duty NA 0 - 0 Q U‘ 0 0
Reg.Faa  NA | 0| 190678 0 3 L S
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- _— —— | _ | ——— 1 -
| Mutation Feel'_ NA 0 0 0 0 0 0
T xntee, NA O o A - | -
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4 - : . —_ _ 4 Ryt P ] !
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-~ vabie value of Rs §4038087/- was pald by tho pany thraugh E-Challan/8C/Pay Order No
£ = | 181S8R150724,0643WR230724 dated 15-JUL-24 ,2;-,IUL-v24 ol_SraNLSB?N’_ ) ’
s |
935 |
i g Online Payment Detalls Reccived from SBle-P
(1). AMOUNT PAID. Rs. 15100274/-, DATE: 16-J : : '
=] | J B UL-24, BANK NAME: SBIN, BRANCH NAME: , BANK REFERENCE NO
0 iEKSDZ-]l?tﬁ:SSTOQBOET.FAYMENT MDDE.NEFURTGS-NN133ATRN.1439553098037.REMITIER NAME: AVE MARIA
2_0' ‘ ATIONAL TRUST ,EXECUTAMT NAME: POLAVARARPU VENKATA KRISHNA RAO,CLAIMANT NAME: AVE MARIA
< g SEEEI\TKJNAL TRUST) (2). AMOUNT PAID: Rs 10C0/-, DATE: 23-JUL-24, BANK NAME. SBIN, BRANCH NAME: . BARK
g 5 EDUCl:%NOcNEAE?fR'JS}mésx'E%FﬁiE?Lﬁi%T MOPENB-WUHSB.ATRN:1430935154625,REMITTER NAME- AVE MARIA
' 'E: POLAV,
S N | EDUGATIONAL TRUST). ARAPU VENKATA KRISHNA .CLAIMANT NAME: AVE MARIA {
< 5 .
g E Date: Signature of Reglstering Qfflcer
S | hdayofduyzo2s o . ModchalRO)
N Cenrtificato of Reglstration o - . \
=)
. Reglstered as document no. 9297 of 2024 of Bock-1 and assigned tho Identfication numbess - 1504 - 9297 -
z . 2024 for Scanning on 24-JUL-24 , %p_\l/__
4
8 N Rdgistering Officer
‘,‘; _g Medchal (R.O)
<z - —— . (Pavinden
0o .
N&i:. ~ ’E\uc Q &

CL Sk

RYAN SCHOOL
Survey No 321, Next to ORR Exit No: 5,
Gandi Marsamma, Narsapur-Medak Highway,

Hyderabad-500 043.

WS Regichopay T I

1

4
Survey No: 321, Nex! to ORR Exit No: 5,
Gandi Maisamma, Narsapur-Medak Highway,
Hyderabad-500 043.
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The Lessor has obtained the said land through various Sale Deed/s and the
details of the same are as under-

S.no. | Area Document details

321 33 Gunthas Sale Deed dated February 9,
1981 registered at Document
No. 388 of 1981

318 19 Gunthas Sale Deed dated February 14,
1998 reglstered at Serial No.
) 6971 of 1998

318 |01 Acres Sale Deed dated January 1,
03 Gunthas 1997 registered at Document
No. 286 of 1997 B
321 11.5 Gunthas | Sale Deed dated January 1,
1997 registered at Document
No. 286 of 1997

Total |2 Acres and | Allare Regd.at SRO Medchal.
26.5 Gunthas

(ii) The said Land falls within the Non Agricultural zone and development and
construction of an educational premises on the said Land is permitted. The
lessor has obtained a NALA (Non-Agriculture Land Assessment Act) Order
passed by the Tahsildar and Joint Sub-Registrar Office, Gandimalsamma
Dundigal dated January 13, 2023.

B. The Lessee Is engaged in the business of operating and managing preschools,
K-12 schools, and other education initiatives under varlous brand names. The
Lessee is desirous of operating and managing a school from the said Land.

C. Based on the requirement of the Lessee and pursuant to various meetings and
discussions between the Parties hereto, the Lessor has represented that they
shall construct on the said Land a structure/s, having an aggregate built-up
area of approximately 1,31,298 sqft, built up area or thereabouts for the
purpose of settingup a school/educational institution (hereinafter referred to as
the “School Building”) in accordance with the plans annexed and
Speciﬂbatlons more particularly set out in Annexure «C” (o this Agreement,
constructed/to be con structed at the Lessor’s own cost, charges and expenses,
and that such School Bullding will be on a 'built-to-suit' model in accordance
with the plans annexed and Specifications (defined below), in accordance with

c

g_;; Sgneture 1
PRINCIPAL ‘
RYAN SCHOOL Survdy No: 3 H
Survey No: 321, Next t : Gandi Maica, 21, Next to ORR Exit
: 321, Next to ORR Exit No: 5, andi Maisamma, Nars Xt No: 5

apur-Medak Hi

Gandi Mai ; '
| Maisamma, Narsapur-Medak Highway, Hyderabad-500 043 ghway,

Hyderabad-500 043,
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the Approvals and Applicable Law/s, in order fo suit the business needs and
requirements of the Lesses AND THE balance unconstructed and vacant
portion of the said Land, up to the extent of 4015.96 square meters (after
construction of the School Building) shall be used for a playground exclusively
for the school to be operated from the School Building (hereinafter referred to
as the *Playground® annexed hereto as ANNEXURE “C") in order to suit the
business needs and requirements of the Lessee in accordance with Annexure
C and subject to local guidelines of the Authority to the extent applicable.

D. Pursuant to the above, save and except as disclosed herein, the Lessor is
absolutely seized and possessed of and otherwlse well and sufficiently entitled
to the absolute, exclusive and undisputed ownership and possession rights in
respect of the said Land TOGETHER WITH the right to construct a School
Building and Playground, without any claim, dispute, demand and/or objection
etc. of any nature whatsoever from any person or third party whomsoever. The
sald Land, the School Building and Playground are hereinafter collectively
referred to as the “Demised Premises”.

E. The Lessor has further represented and warranted to the Lesse8 that there are
no bank dues, tax dues, contractual dues or other statutory dues/ liabilities
payable by the Lessor which shall prejudice the lease of the Demised Premises
(or any part thereof) by the Lessor in favour of the Lessee. In order to support
and validate the above representation of the Lessor, the Lessor has obtained
a certificate issued by his chartered accountant (copy whereof are annexed
and marked hereto as Annexure “E”) confirming the above representation of
the Lessor and further certifying that there are no income tax proceedings
pending before the concemed income tax authorities against the Lessor nor
aro there any amounts due/pending for income-tax, which will attract the
provisions of Section 281 of the Income-tax Act, 1961. The Lessee has relied
upon the above certificates forming Annexure “E” and the aforesaid
covenants and undertakings of the Lessor for the purposes of entering into this
Agreement.

A

PRINCIPAL For AVE L UCAT
RYAN SCHO . DUCATIONALTRUST
Survey No: 321 Next to ORR Exd No: 5,
3andi Maisamma, Narsapur-N@ R hway,
Hyderabad-500 043.

Truslees
Mana istration
RYAN §CHOOL
Survey No: 321, Next to ORR Exit No: 5,
Gandi Maisamma, Narsaput-Medak Highway,
Hyderabad-SOO 043.
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F. The Lessor has represented that they shall complete the Project (defined
hereinafter) within the timelines for the completion and delivery of the Project
set out herein and in terms of the Construction Schedule (defined hereinafter),
more particularly set outin Annexure “G" to this Agreement, without any delay
for any reason whatsoever (save and except for reasons related to Force
Majeure (defined hereinafter), and that the Project shall be undertaken and
carried out in two phases as stipulated in this Agreement and in accordance
with the plans/designs to be prepared by the Lessor at his own cost, and
thereafter approved (with necessary modifications/amendments, if required) by
the Lessee and the concemed Authorities.

G. Accordingly, relying on the various representations, covenants, assurances
and undertakings of the Lessor (including the ones as set out In lhis
Agreement), the Lessee has agreed to acquire the leasehold rights in respect
of the Demised Premises in a phase-wise manner in accordance with the
understanding set out in this Agreement.

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

NOW THEREFORE, in consideration of the foregoing and the mutual
covenants and promises contained herein and other good and valuable
consideration, the receipt and adequacy of which is hereby acknowledged, the
Parties intending to be bound legally, agree as follows:

1. DEFINITIONS AND INTERPRETATION:
1.1 In this Agreement (including in the Recitals), unless the context otherwise

requires, the following capitalized terms and expressions shall have t
meanings assigned to them hereunder:

rt ration
Mana
S )
RYNO Next 19 OR ilmgc‘)‘.wzy
?\\Mi\a'\sam 3, Narsap! dz; s
= H pad-9 043.

For AVE MARIAEDUCATIONAL TRUST
'!4 v - \\

Signature 1

W Truslees
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Gandi Maisamma, Narsapur-Medak Highway,
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(a) “Academlic Year/s" shall mean the period commencing from the 1% day of
April of any given year up to the 31* day of March of the succeeding/
subsequent year during which perlod the Lessee (or any trust, society,
organization or Person appointed by the Lessee) shall operate, manage and

run the school business of the Lessee from the Demised Premises or any part
thereof;

(b) “Affiliates” shall mean, in relation to the Lessee, any Person directly or
indirectly controlling, controlled by or under common control with, the Lessee.
The term “control” (including with correlative meanings, the terms "controlled
by* and “under common control with”) as applied lo a Person, means the
possession, directly or indirectly, of (a) the right to elect more than half of the
directars, (b) voting interest or shareholding of more than 50% (fifty percent) in

any Person or (c) contractual right to govern management and operations in
any Person.

(c) “Agreement” means this Agreement and all Schedules and Annexures
attached to it and shall include any madifications of this Agreement as may be
mutually agreed in writing by the Parties hereta from time to time;

(d) “Applicable Law/s" or “Law/s” means any statute, law, regulation, ordinance,
rule, judgment, order, decree, byelaw, approval from the concemed Authority,
Government Resolution, order, directive, guideline, policy, requirement, or
other Governmental restriction or any similar form of decision of, or
determination by, or any interpretation or adjudication having the force of law

of any of the foregoing, by any concerned Authority having jurisdiction over the
matter in question,

(e) "Approvalls” shall have the widest interpretation permissible and shall mean
and include (but not be limited/restricted to) all such approvals, sanctions,
grants, permissions, consents, orders, awards, no-objection certificates,
resolutions, authorisations, licenses, exemptions, construction/development
permissions etc. as may be required for implementing, constructing, completing
and handing over (for intended use) the Demised Premises, as applicable,
constructing/developing the Project including but not limited to any approval,
consent, license, registration, permission, authorlsation, sanction, clearances,
no objection certificates, validation, re-validation, renewals, extensions,
adjudication, remarks, acknowledgements, Commencement Certificate,
Occupalion Certificate (including Part Occupation Certificate), Fire NOCs,
water connectlon approvals, electricity connection approvals, drainage

FarAV AEPUCATIQNALTRUST

ils
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C&Q\ Mana ’, Truslees
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approvals, change of use approvals, approvals in respect of the School
Building, Playground and construction plans etc. of any nature which Is required
from any Authority". It is clarified that the defined term ‘Approvalls’ does not
include the approvals/ permissions required lo be obtained by the Lessee from
the education depariment and/or any other Authority required to operate a

school from the Demised Premises in the name of the Lessee (or Lessee's
nominees);

\)) “Approved Plans” shall mean the canstruction and development plan in
respect of the Project (including all floor plans etc.) which shall be designed
and made by the Lessor and approved/sanctioned by the Lessee in writing with
necessary amendments/ modifications as deemed fit by the Lessee, and
thereafter approved by the concerned Authorities;

(9) “Authority/Authorities” shall have the widest interpretation permissible and
shall mean and include (but not be limited/ restricted to) all concemed offices,
officers, executives, departments, boards, authority/ies, ministers, ministries
etc. from whom/ which any of the Approvalis are required including but not
limited to the concerned Municipal Corporation, Village Panchayat, Gram
Panchayat, Group Gram Panchayat all concemed authorities under the
applicable Development Control Regulations, Chief Fire Officer, Fire
Department, State Fire & Emergency Services Department, Chief Engineer
and Deputy Chief Engineer, Engineer and Deputy Chief Engineer, Engineer
and Deputy Chief Engineer, Hydraulic Engineer (Municipal Corporation),
private or state run electricity companies/ organisations etc.,
telecommunication companies/agencies, Public Health Department, Public
Works Department, Labour Department, State Pollution Control Board, Tree
authority, P.C.O, Project Management Consultant as may be Licensed
appointed by the Engineering Division of the concerned authority, Geologist/
Structural Engineer, planning authorities, zoning authorities, Water Supply &
Sewerage Board, the Income-tax Department/ authority, the concemned tax
authority for collection of TDS, the Central and State GST Authorities/
Departments and/or such -other statutory, State, Central and such other
government bodies, authorities and their relevant and respective
instrumentalities, departments, and functionaries as applicable under Law;

Signature 1

; E)Sgﬁ\d"f Man ' nistration rstegs
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(h) “Business Day” means any day on which commercial banks in Hyderabad
are open to transact normal business;

(i) “Deed of Lease" shall mean the lease deed to be executed and registered by
the Lessor in favour of the Lessee thereby conclusively granting and demising
the Demised Premises in favour of the Lessee on a leasehold basis for the
Lease Term in a form mutually agreed upon between the Parties which shall
be substantially similar in all material respects with the terms of this Agreement.

) “Defects” shall mean and refer to any major structural cracks in beams,
columns, slabs and any leakage or seepage through the water proofing or
cracks on the exterior surfaces of the walls. Defects shall not mean minor
surface cracks on paint, gypsum plaster etc., minor shade variation in tiles and
natural stones, any form of breakage of tiles, fixtures, fittings, pipes etc. caused
during normal usage by the Lessee, any leakage in plumbing system caused

due to improper maintenance by the Lessee or any other minor defect caused
due to normal wear & tear.

(k) “Defect Liability Period” means the period of the Lease Term during which
the Lessor shall be responsible for rectifying/remedying the Defects in the
manner set out in Clause 4 of this Agreement.

()] “Definitive Documents” shall mean the Deed of Lease, the Possession Letter
and such other letters, wrtings, documents, instruments, affidavits,
indemnities, declarations etc. that shall be executed by the Lessor (including
the ones to be executed In favour of the Lessee) for the purposes of concluding
the grant of leasehold rights in the Demised Premises in favour of the Lessee
in accordance with this Agreement and the Deed of Lease, as applicable.

(m) “Delay Cure Period” shall have the meaning ascribed to it in Clause 2.4 herein
below.
(n) “Demised Premises” shall have the meaning ascribed to it in Recital D;

a
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(o) “Encumbrances” means and includes any kind of security interest of
whatsoever nature including (i) any mortgage, charge (whether fixed or
floating), pledge, lien, hypothecation, assignment, deed of trust, security
interest or other encumbrance of any kind securing or conferring any priority of
payment in respect of, any obligation of any Person, including without limitation
any right granted by a transaction which, in legal terms, is not the granting of
security but which has an economic orfinancial effect similar to the granting of
security under Applicable Laws; (ii) any proxy, power of attomey, voting
agreement, interest, option, right of first offer, refusal or transfer restriction in
favour of any Person, (jii) any litigation, adverse claim as to title, possession,
easement, occupancy or use including but not limited to tenancy claims, and/or
(iv) any third party rights, claims, interest, demands, entitiement, restriction or
limitation of any nature whatsoever, including any covenant for restriction on
use of transfer, any arrangement (for the purpose of, or which has the effect of,
granting security), or any agreement, whether conditional or otherwise, to
create any of the above, notices of acquisition or requisition, prohibitory or court
orders, decree or attachment (either before or after judgment);

(p) “Fit-Outs” shall mean the interior fit outs in the School Building (including for
Playground, if any) as may be required to be undertaken by the Lessee at its
cost. It Is clarified that these shall not include the interior fit outs mentioned in
Annexura “C” which are to be carried out by the Lessor at the Lessor's cost;

(a) “Force Majeure” means any of the following events/circumstances or
combinations thereof - (a) acts of God e.g. fire, drought, floods, typhoon,
tornado, landslide, avalanche, tempest, storm, earthquake, epidemics,
pandemics or exceptionally adverse weather conditions and other natural
disasters; (b) explosions, air crashes, nuclear radiation; () strikes or lock-outs;
(d) civil war, civil commotion, uprising against constituted authority, riots,
Insurgency, embargo, revolution, acts of terrorism, military action, vandalism,
rebellion, insurrection, acts of hostile army; (e) notifications, acts or orders
passed by the Government and other Authorities, courts, tribunals, quasi-
Judicial autharities etc. which adversely affects and/or suspends/ stops/ delays
the Parties from undertaking their respective obligations under this Agreement
and/or stops, thwarts, prevents, interrupts or breaches the supply and/or
provisions of any material and/or power and/or hampers the Approvals, which
is instrumental to the continuance of this Agreement leading to a disruption in
revenue or income; and/or (f) any delay by the Government Authorities in
issuing any Approvals as may be required for the development, construction or
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completion of the Project or any part thereof as contemplated In this

Agreement, provided such delay is not attributable to the act/omission/
delay/failure/defaulUnegligencefignorance of either Party;

(r) “HMDA” shall mean and refer to the Hyderabad Metropolitan Development
Authority;

(s)

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

® “Handover” shall mean the handing over the physical possession of the Pre-
operative phase, Phase-1 and Phase-2 portions of the Demised Premises, as
the case may be, upon completion of obligations in all aspects including closure
of all obligations as outlined in Clause 3.4 to 3.6 hereinbelow, compliance with
the Specifications more particularly listed in Annexure C herein and obtalning
the Approved Plans and requisite Approvals as required by the Licensee

including but not limited to Approvals as oullined in Clause 3.7 of this
Agreement;

(u) “Handover Target Date” shall mean the Pre-Operative Phase Handover
Target Date or the Phase-1 Handover Target Date or the Phase-2 Handover
Target Date, as the case maybe in respect of each Phase:

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

(w) “Land"” shall have the meaning ascribed to it in Recital A(i);

(x) “Lease Commencement Date” shall mean the date on which the Handover

of the Phase-1 is carried out by the Lessor to the Lessee in accordance with
clause 3.5 herein;

(y) “Lease Term" means a period 30 (thirty) years commencing from the Lease
Commencement Date.

(2) “Lessee's Lock-in Period” shall mean an initial period of 10 (ten) years
commencing from the Phase-1 Rent Commencement Date;

(aa) “Lessor’ Lock-in Period” shall mean the entire duration of the Lease Term;
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- (bb) “Parking Spaces” shall mean the car/ bike/ bus/cycle parking spaces to be
provided by the Lessor at the Demised Premises for the exclusive use of the
Lessee in accordance with the Approved Plans;

(cc) “Phase-1" shall mean the first phase of the Project comprising of the
constructed/ developed area of 74771.8 sq. ft. built up area of the School
Building along with Parking Spaces, Playground and swimming pool on the
said Land, as more specifically set out in “Annexure “B-1" hereto and which
is to be constructed/ developed by the Lessor as per the Specifications with the
necessary Approvals (including the Occupation certificate issued by the
competent Authority) and in accordance with the Approved Plans;

(dd) “Phase-1 Handover Target Date” shall mean December 31 2024,

(ee)  “Phase-1 Rent” shall mean the monthly rent for Phase-1 payable by the

Lessee to the Lessor from the Phase-1 Rent Commencement Date in
accordance with Clause 8 below;

(ff) “Phase-1 Rent Commencement Date” shall mean April 1% 2025, or expiry of
the Phase-1 Rent Free Period, whichever is later.

(99) “Phase - 1 Rent Free Perlod” shall in respect of Phase-1, mean the period of
3 (three) months from the Lease Commencement Date

(hh) “Phase-1 Security Deposit” shall mean an interest free, refundable security
deposit of INR 2,31,79,258 (Indian Rupees Two Crores Thirty One Lakhs
Seventy Nine Thousand Two Hundred and Fifty Eight Only) payable by the
Lessee to the Lessor in the manner more particularly provided for in Clause 9
of this Agreement.

(i) “Phase-2" shall mean the second phase of the Project comprising of a
constructed/ developed area of 57457.7 sq. ft. built up area of the School
Building on the sald Land, as more specifically set out in Annexure “B - 2"
hereto and which is to be constructed/ developed by the Lessor as per the
Specifications with the necessary Approvals (including the occupation
certificate issued by the competent Authority) and in accordance with the
Approved Plans;
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6 GRANT OF LEASE RIGHTS & THE LEASE TERM

In consideration of the Rent herein reserved and subject to payment of Rent,
the Lessor hereby agree to demise and grant unto the Lessee, by way of lease,
the Demised Premises TO HAVE AND TO HOLD the same unto the Lessee
for the Lease Term upon execution of the Definitive Documents TOGETHER
WITH ALL AND SINGULAR areas, compounds, sewers, ditches, fences, trees,
drains, ways, paths, passages, common gullies, walls, waters, water courses,
plants, lights, liberties, privileges, easements, profits, advantages, rights,
members and appurtenances whatsoever n or to the said Land or any part
thereof belonging or in anywise appertaining to or with the same or any part
thereof now or at any time heretofore usually held, used, occupied or enjoyed
therewith or reputed or known as part or member thereof and to belong or be
appurtenant thereto (hereinafter referred to as *Lease’).

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

6.3 Without causing any inconvenience to the Lessee's school business
operations, the Lessor shall have right to access the Demised Premises during
the Lease Term for the purpose of inspection, maintenance or any other lawful
activity as may be required from time to time, subject to having given the
Lessee no less than 48 (forty eight) hours prior written notice of his intention to

do so.
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T 64 Pursuant to the grant/demise of the Lease assured under this Agreement in
favour of the Lessee, the Lessee shall have the right to undertake and carry
out its business from the Demised Premises including running, operating and
managing of its school business. For the purposes of the aforesaid business of
the Lessee, the Lessee shall have the right to enter into and execute various
management contracts, agent agreements, vendor contracts and such other
third-party contracts, agreements, writings etc. as may be required for the
business of the Lessee, at the sole and exclusive discretion of the Lessee and
without obtaining any prior written approval/permission of the Lessor, and
further without paying any additional amounts/compensation of any nature
whatsoever for any reason whatsoever to the Lessar, save and except in case
of any Sub-Lessee, in which case the Lessee shall be required to obtain the
prior written approval of the Lessor and shall be required to pay applicable
fee/charges to the Lessor.

7 LOCK-IN PERIOD

71 The Lessor shall be locked-in for the Lessor' Lock-in Period, and accordingly,
the Lessor shall not be entitled to terminate this Agreement and/or the Deed of
Lease for the Lessor’ Lock-in Period, save and except for reasons related to
material breach of any representations, covenants and/or terms and conditions
of the Deed of Lease by the Lessee in which case, the Lessor shall give the
Lessee 90 (ninety) Business Days' prior written notice for rectifying/ remedying
such breach/default, and in the event that the Lessee falls to remedy/rectify
such breach/default within the aforesaid notice period, then the Lessor shall be
entitled to terminate the Deed of Lease upon the expiry of the said notice period
subject at all times, to the provisions of Clause 21 herein below. If the Lessor
terminates the Deed of Lease during the Lessor' Lock-in Period for any reason
other than a material breach by the Lessee as set out hereinabove, which the
Lessee has failed to remedy as set out above, the Lessor shall pay to the
Lessee, the balance Rent payable for the unexpired Lesser’ Lock-In Period as
and by way of pre-estimated, liquidated damages.
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72 The Lessee shall not have the right to terminate the Deed of Lease during the
Lessee's Lock-in Period, save and except for reasons related to material
breach of any representations, covenants, undertaking, obligations and/or
terms and conditions of this Agreement or the Deed of Lease by the Lessor in
which case, the Lessee shall give 90 (ninety) Business Days' prior written
notice for rectifying/ remedying such breach/ default, and In the event the
Lessor fail to remedy/ rectify such breach/ default within the aforesaid notice
period, then the Lessee shall be entitled to terminate the Deed of Lease upon
the expiry of the said notice period subject at all times to the provisions of
Clause 21 herein below. If the Lessee terminates the Deed of Lease during the
Lessee's Lock-in Period for any reason other than a material breach by the
Lessor, which the Lessor has failed to remedy as set out above, the Lessee
shall pay to the Lessor, the balance Rent payable for the unexpired Lessee’s
Lock-In Period as and by way of pre-estimated, liquidated damages.

8 RENT FOR THE DEMISED PREMISES AND ESCALATION

8.1 During the Phase-1 Rent Free Period, the Lessee shall not be obligated to pay
any monthly Rent to the Lessor.

8.2 From the Phase-1 Rent Commencement Date until the Phase-2 Rent
Commencement Date, the Lessee shall pay monthly Rent to the Lessor, on or
before the 10" (tenth) day of every month in advance in accordance with
Annexure “D"” annexed hereto.

8.3 During the Phase-2 Rent Free Period, the Lessee shall not be obligated to pay
any additional monthly Rent to the Lessor in respect of Phase-2.

84 From the Phase-2 Rent Commencement Date until expiry or earlier
determination of the Lease Term, the Lessee shall pay monthly Rent to the
Lessor, on or before the 10" (tenth) day of every month in advance as per
Annexure “D” annexed hereto.
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8.5 Therent payable shall be-
* Year 1-3 - INR 31/sqft + GST on 73535 sq. ft.
o Year4-6 - INR 34.72/sqft + GST on 1,31,298 sq. ft.
* Year7-9 - INR 38.89/sqft + GST on 1,31,298 sq. ft.
The Rent shall be subject to an increase of 12% (twelve percent) over and
above the last paid Rent at intervals of every three years from the tenth year of

the Lease Term, In the manner more particularly set out in Annexure “D”
annexed hereto.

8.6 The Rent is inclusive of TDS and accordingly the Lessee shall deduct from the
Rent the applicable amounts towards TDS and deposit such deducted TDS
with the concemed income-tax department within the timelines prescribed
under Applicable Law. The Rent is exclusive of GST, which shall be borne and
paid by the Lessee over and above the Rent reserved hereinabove against the
Lessor raising tax invoices on the Lessee in respect of the same.

8.7 In the event there is any delay by the Lessee in paying the Rent on or before
the due date set out above, then the Lessor shall give 30 (thirty) Business Days'
prior written notice to the Lessee calling upon the Lessee to make payment of
the outstanding Rent. In the event of delay in payment of the Rent for more
than 3 (three) months, the Lessee shall pay interest of 18% (eighteen percent)
annum on such outstanding amount from the date it became due till payment.

8.8 The consideration under this Agreement consists of the obligations of the
Parties to each other.

8.9 The Parties agree that 3 (three) months prior to the expiry of the Lease Temm
or earlier termination/ determination thereof, the Lessee shall have the option
of adjusting the Rent from the Security Deposit. It is expressly agreed that if
this option Is exercised by the Lessee, the Lessee shall not be liable to make
the payment of the Rent to the Lessor for the last 3 (three) months of the Lease
Term.
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= (i) The Lessee will maintain and will be responsible for all future replacements as

required of equipment like elevators, gensels, water pumps, fire pumps etc. for
the entire Lease Term at the Lessee's own cost.

123  Each of the Lessee's representations, warranties and covenants set forth
hereinabove shall be repeated in the Deed of Lease by reference to the facts
and circumstances then existing as on Lease Commencement Date.

13

ELECTRICITY, WATER AND OTHER UTILITIES IN THE DEMISED
PREMISES

131 Electricity:

(a) The completion of construction of Phase-1 by the Lessor shall include the
provision of all electrical lines and other power connections in the Demised
Premises in full working condition, together with all the relevant licences to
operate the same. The Lessor shall provide a transformer having a capacity-
between 400-500 KVA in the Demised Premises approved make as per
Electricity Department as per the total projected electrical load including future
phases development of the school Including so as to enable the Lessee to
efficiently camy out its school business from the Demised Premises. In the
event the Lessee needs additional electricity load, then the Lessee shall apply
for and obtain the same at the Lessee’s cost, and the Lessor covenant and
undertake to extend all co-operation and support in helping the Lessee in
obtaining such additional electricity load/support/ KVA.

(b) The Lessor shall provide a generator back up of 150 KVA and the same shall
be operated and maintained by the Lessee at its own cost.

(c) All bills/ charges in respect of the electricity consumed by the Lessee in the
Demised Premises shall be borne and paid by the Lessee at actuals to the
concerned Authority.
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13.2. Water;

(a) The completion of construction of the Phase-1 and Phase 2 by the Lessor shall
include providing and making provision for both basement and terrace water
tanks with the following capacity details - (i) raw water tank capacity of 35,000
litres, (i) treated water tank capacity of 35,000 litres, (i) roof rain water capacity
of 45,000 litres, and (iv) Fire over head tank capacity of 60,000 litres and 25
cur each for each phases in the Demised Premises so as to enable the Lessee
to efficiently carry out its school business from the Demised Premises. The
Lessee shall arrange water either from tankers or borewell or any other
available source at the Lessee’s cost. The sewage treatment plant shall be
constructed and provided by the Lessor to the Lessee’s satisfaction at the
Lessor cost, however, the charges for usage of the same shall be bome and
paid by the Lessee at actuals. The treated water shall be used for flushing and
landscaping only.

(b) All bills/ charges in respect of the water consumed by the Lessee in the
Demised Premises shall be borne and paid by the Lessee at actuals.

13.3 Telecom/ Connectivity:

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

(b) The Lessor shall lay down at the Lessee's cost all required cables such as Cat
6/FTTH required for Internet/intercom/Wi-filCCTV along with all instruments
and hardware required for above.

(c) All bills/ charges in respect of the telephone charges, internet charges etc.
consumed by the Lessee in the Demised Premises shall be borne and paid by
the Lessee at actuals.

13.4 Considering that the Demised Premises will be maintained by the Lessee, no
additional amounts of any nature whatsoever shall be payable by the Lessee
to the Lessor towards maintenance charges/fee etc. by whatever name called.
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19 FIRE AND SAFETY ARRANGEMENTS

The Lessor shall obtain a provisional Fire NOC from the CFO, Hyderabad
(*CFO Provisions NOC") and based on this CFO Provisions NOC, the Lessor
shall, at his cost, create all required Infrastructure for fire-fighting that will
broadly include a courtyard, hydrants, fire pumps, wet riser, overhead tank,
underground water tank, booster pumps, hose reels, fire staircase and doors
and all other equipment In accordance with CFO Provisional NOC. This fire
prevention infrastructure and equipment shall be handed over to the Lessee on
the Lease Commencement Date and the same shall be maintained by the
Lessee at the Lessee’s cost. The Lessor shall also obtain a final fire NOC from
CFO, Hyderabad, recording that all requirements under the CFO Provisional
NOC have been completed. Thereafter, the Lessee shall ensure that the
mandatory “Form B* compliance (as required by the Chief Fire Officer) is done
and the system is maintained for the duration of the Lease Term.

20 SIGNAGE RIGHTS ON THE DEMISED PREMISES

20.1  The entire Project (including the Demised Premises) shall be named and
branded by the Lessee at its sole and exclusive discretion and accordingly the
Lessee shall have the sole and exclusive right and authority (at the cost of the
Lessee) to install signage and display its brand all over the Project (including
but not limited to on the School Building fagade, the roof top, all entries and exit
gates, approach road and at various places within the Project).

20.2  The Lessee shall have the right to change/alter its brand and/or to add new
brands at its sole and exclusive discretion, subject to the Lessee informing the
Lessor of such change, in writing.

21 TERMINATION OF THIS AGREEMENT/DEED OF LEASE AND
CONSEQUENCES OF TERMINATION

211  The Lessee shall be entitled to terminate this Agreement to Lease in
accordance with the provisions of Clause 3.9 and 3.10 hereinabove.

21.2  Upon expiry of the Lease Term, the Lease shall stand automatically terminated

unless otherwise extended/ renewed by the Lessee in accordance with the
terms of this Agreement and the Deed of Lease.
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THE FIRST SCHEDULE REFERRED TO HEREINABOVE

(Description of the said Land)

All that piece and parcel of non-agricultural land situated at Village Dommara
Pochampally, Gandimaisamma Dundigal Mandal (erstwhile Quthbullapur
Mandal), Medchal- Malkajgiri District (erstwhile Ranga Reddy District), State of
Telangana:

1. Admeasuring 3993.0 Sq.yds., or 33 Guntas in land bearing Survey No.

321(part) and bounded by:
On the East . Balance portion of Survey No. 321
On the West : Balance portion of Survey No. 321
On the North . 20 feet wide road leading to Survey Nos. 320
and 319
On the South : Hyderabad — Narsapur main road

2. Admeasuring 1391.5 Sq.yds., or 11.5 Guntas in land bearing Survey No.
321(part) and 5203.0 Sq.yds., or 1 Acre 3 Guntas in land bearing Survey No.
318(part) and bounded by: -oovd 65U

On the East - 33 feet wide road and part of Survey No. 318
On the West : Part of Survey No. 321 and 33 feet wide road
On the North : Survey Nos, 320 and 319

On the South . Hyderabad Narsapur Road

3. Admeasuring 2299.0 Sq.yds., or 19 Guntas, in land bearing Survey No.

318(part) and bounded by:
On the East : Balance land in Survey No. 318
On the West : Balance land in Survey No. 318
On the North . Survey No. 319 and 320
On the South :  Hyderabad — Narsapur Road
) For AVEMAR|A EDUCATIONAL TRUST
s
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IN WITNESS WHEREOF, the Parties hereto have put their respective hands,
seal and signatures hereto on the day and date first hereinabove mentioned:

SIGNED and
DELIVERED by:
Polavarapu Venkata
Krishna Rao (allas
P.V Krishna Rao)

SIGNED and
DELIVERED by Ave
Maria Education
Trust represented by
Trustee Mr. Vincent
Elias Albuquerque

-

or AVE MARIAEDUGATIONAL TRUST

Trustees
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ANNEXURE "A"
PLAN & LAYOUT OF SAID LAND & PLAYGROUND
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ANNEXURE "B-1"
(DESCRIPTION OF PHASE - 1)

« Total built up area of 74771.8 sqft across Ground to Fifth Floor of the Building
with all finishes and specifications as mentioned In Annexure C.

Al services as mentioned in Annexure C.

« Elevators for Phase-1 portion.

« Intemal roads, Boundary Wall, School Gate, Security Cabins, Landscaping and

Hardscaping is a part of Phase-1.

Building elevation and cladding as per design to be done in Phase-1.

Base work for the Following Sports Facilities as mentioned in Annexure C.

Futsal Ground.

Cricket Pitches (2).

Basketball Court.

Volley Ball Court.

Skating Rink.

Running Track.

Children’s Play area.

End to End Swimming Pool Construction as per specifications mentioned in

Annexure C.

« All Regulatory Documents as mentioned below are a part of Phase-1.

Fire NOC.

OC.

Building Stability Certificate from Certified Engineer of GHMC.

Sanction Plan of Building.
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Area Statement — Phase 1

T
1 S | S A O e i
e W parvt] Pt (RO W smir)i o BV A ) B
et scnothi[iBreadthsfpetines ;n@%wﬂ
Classrooms Classroom 1 7.05 5.9 3 1615
} Classroom 2 | 795 6 27 | 14531
A Maths Lab _ 7.95 6 1 513
LabE ) Jr. Compuler lab 9 7.95 1 797
ARAL Jr. Innovation Lab 7.95 3] 1 538
. ‘| Composile science lab 8.9 5.5 3 | 1 786
_ | Library 18.28 7.95 145 | 1584 | 1 | 1584
i|_Activity Room 7.95 6 | 50 538 1 538
| Pre primary Activity Room 8.7 7.95 69 744 1 744
:nsual Arts Room - Phase 7.95 5.77 46 494 1 494
\| Dance Room - Phase | 87 | 795 69 | 744 | 1 [ 744
\'.|_Music Room 8.7 7.95 69 | 744 | 1 [ 744
' | Seminar Hall 11.89 7.95 95 | 1017 [ 1 | 1017
‘ '+ [ Indoor Play area 7.95 6 50 838 | 1 538
S infirmary B 8 6.1 49 525 | 1 525
F .- *'| Reception _ 9.35 8.20 77 826 1 826
‘ i z‘c’,‘r‘n")‘ (Includes 17 8 121 | 1302 | 1 | 1302
Principal Room 7.95 6 48 513 1 | 513
Staff Room (Phase 1) 7.95 6 48 513 2 | 1027
.. .».| Coordinator room 1 7.95 28 22 240 1 240
v | Trustee Room (Incdludes
PR trustee's pantry and 12.32 7.95 o8 1054 1 1054
slorage) | —
| Experience zone 795 | 598 48 512 1 512,
sl GRY 24 1.7 4 44 5 | 220
R o G2 3 1.9 6 61 5 307
R Corridor- Phase | - 1138 | 12249 | 1 | 12249
P Staircase 7.95 43 34 368 8 | 2944
e Electrical Room 8 25 20 215 1 215
- Services Washroom - DAP 2.5 2 5 54 | 10 | 538
Washroom - Male 54 3.93 19 199 | 5 | 996
o Washroom - Female 54 383 | 19 199 5 | 99%
et "' | JanHtor's Closet 25 2.25 [} 61 5 303
St Changing rooms 2.87 2.85 8 88 2 | 176
Flre lobby 4,18 2.5 10 112 5 | se2
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Survey No- 321, Hex! to ORR Exit No: 5,
Gandi Maisemma, Narsspur-Medak Highway,
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