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Parties

(1) David Michael Lilley and Jane Catherine Lilley both of Reahs Grocery,  15 Silver Street, Masham, Ripon, North Yorkshire HG4 4DX (the Landlord)

(2) [The Making of Mashamshire – new company limited by guarantee] of 9 Little Market Place, Masham, Ripon North Yorkshire HG4 4DY incorporated in England and Wales with company registration number [TBA] (the Tenant)

1 Definitions

	2003 Order
	the Regulatory Reform (Business Tenancies) (England and Wales) Order 2003

	Building
	the building of which the Property forms part known as 15 Silver Street, Masham, Ripon, North Yorkshire HG4 4DX  and shown edged blue on Plan 1 and all Service Media on, over or under it and Service Media outside but exclusively serving it (excluding in both cases, any Service Media which are not owned by the Landlord)]

	Common Parts
	the entrance and hallway shown coloured yellow on the Plan 2

	Insured Risks
	fire, explosion, lightning, earthquake, flood, storm, bursting or overflowing of water tanks, pipes, or other water or heating apparatus, impact, aircraft (other than hostile aircraft) and things dropped from such aircraft, riot, civil commotion and malicious damage (excluding risks for which cover is not ordinarily available in the London insurance market or is available there only at a premium or subject to conditions which in the Landlord’s reasonable discretion are unacceptable) and any other risks the Landlord may from time to time insure against (whether at its own discretion or at the request of the Tenant)

	Interest
	interest at the rate of ]% over base rate of HSBC Bank Plc (or other recognised London clearing bank nominated by the Landlord)

	Legislation
	all legislation in force in the United Kingdom at any time during the Term, including directives, decisions and regulations of the Council or Commission of the European Union, Acts of Parliament, orders, regulations, consents, licences, notices and bye laws made or granted under any Act of Parliament or directive, decision or regulation of the Council or Commission of the European Union, or made or granted by a local authority or by a court of competent jurisdiction, and any approved codes of practice issued by or with the authority of a statutory body.

A reference to particular legislation is a reference to that legislation as amended, consolidated or re-enacted and all subordinate legislation made under it from time to time

	Permitted Use
	as storage and offices within Class B1 of the Schedule to the Town and Country Planning (Use Classes) Order 1987 (as amended by the Town and Country Planning (Use Classes) (Amendment) (England) Order 2005) 

	Plan 1
	the plan annexed to this lease and marked Plan 1

	Property
	the premises forming part of the Building known as former bakehouse at College Lane, Masham, Ripon, North Yorkshire edged red on Plan 2 and including all landlord's fixtures from time to time at those premises, but if those fixtures are Service Media, then only Service Media within and exclusively serving those premises and which are owned by the Landlord

	Rent
	£       per year

	Rent Commencement Date
	

	Service Media
	conduits and equipment used for the reception, generation, passage and/or storage of Utilities

	Term
	a term of 5 years starting on          2016 and ending on            2021

	Utilities
	electricity, gas, water, foul water and surface drainage, heating, ventilation and air conditioning, smoke and fumes, signals, electronic communications and all other utilities serving or consumed at the Property

	VAT
	value added tax payable under the Value Added Tax Act 1994 (or any similar or equivalent tax payable instead of or as well as VAT)


2 Interpretation

In this lease

2.1 the words 'include', 'includes' and 'including' are deemed to be followed by the words 'without limitation'

2.2 general words introduced by the word 'other' do not have a restrictive meaning even where preceded by words indicating a particular class of acts, things or matters

2.3 the word 'today' refers to the date of this lease

2.4 an obligation not to do something includes an obligation not to cause or allow that thing to be done

2.5 obligations owed by or to more than one person are owed by or to them jointly and severally

2.6 references to the end of the Term are to its expiry or sooner determination (however it happens)

2.7 references to any adjoining property of the Landlord include any property adjoining or near the Property owned, leased or occupied by the Landlord from time to time

3 Lease of Property

The Landlord lets the Property to the Tenant for the Term
4 Rights granted

4.1 The Landlord grants to the Tenant:

4.1.1 the right to use the Service Media serving the Property
4.1.2 the right to enter onto other parts of the Building for the purpose of repairing and maintaining the Property and any Service Media serving the Property
4.2 Nothing contained or referred to in this lease will give the Tenant any right, easement or privilege other than those set out in clause 4.1 and section 62 of the Law of Property Act 1925 does not apply to this lease

5 Rights excepted and reserved

5.1 The Landlord excepts and reserves from this lease the right:

5.1.1 to build, or carry out works to any Service Media or adjoining property of the Landlord, or to build into any of the boundary walls, foundations or roofs of the Property even if that building or those works reduce the access of light or air to the Property
5.1.2 to enter the Property to inspect its state and condition

5.1.3 to enter the Property to exercise any right excepted and reserved by this lease, or for any other reasonable purpose connected with this lease or with the Landlord’s interest in the Property or any adjoining property of the Landlord
5.1.4 to use the Common Parts as a means of access to other parts of the Building
5.2 The rights excepted and reserved by this lease are excepted and reserved to the Landlord or mortgagee, and may be exercised by anyone authorised by the Landlord 

6 Tenant's payments to the Landlord

The Tenant must pay to the Landlord
6.1 The Rent monthly in advance and in equal instalments on the [    ] day of each calendar month the first payment to be made on the Rent Commencement Date
6.2 On demand the cost incurred by the Landlord in insuring the Property against damage or destruction by the Insured Risks which is reserved as rent
6.3 On demand any VAT incurred by the Landlord in connection with any supply made to the Tenant by the Landlord under this lease or for any payment made by the Landlord under or in connection with this lease and which is reimbursable by the Tenant, except to the extent that the Landlord is able to obtain an input credit for the VAT from HM Revenue & Customs

6.4 Interest if the Rent or any other sum payable under this lease is not paid to the Landlord within fourteen days after the due date for payment

6.5 The Tenant must pay and indemnify the Landlord against all present and future rates, duties and assessments, charges, liabilities charged on or payable in respect of the Property, the Service Media serving the Property, the supply of Utilities to the Property (except any tax imposed on the Landlord in respect of the receipt of rents reserved by this lease or any dealing with or disposition of the Landlord’s interest in the Property)

6.6 The Tenant must pay to the Landlord, on demand, and on an indemnity basis, the fees, costs and expenses properly charged, incurred or payable by the Landlord in connection with any steps taken in contemplation of, or in relation to:

6.6.1 any proceedings under section 146 or 147 of the Law of Property Act 1925 or the Leasehold Property (Repairs) Act 1938, even if forfeiture is avoided (unless it is avoided by relief granted by the court)

6.6.2 the recovery or attempted recovery of any arrears of Rent or other sums due to the Landlord under this lease

6.6.3 any application for a consent or approval of the Landlord (including the preparation of any documents) needed under this lease (whether or not consent or approval is granted and whether or not the application is withdrawn)

6.7 All payments must be made in cleared funds by the due date and by banker’s standing order, direct debit or credit transfer if required

6.8 The Tenant must not make any deductions or set-off from any payments due to the Landlord
7 Insurance

7.1 The Landlord must insure the Property against damage or destruction by an Insured Risk
7.2 The Tenant must:

7.2.1 pay the insurance costs in accordance with this lease

7.2.2 comply with the requirements of the insurers relating to the Property
7.2.3 pay the Landlord on demand a sum equal to any amount which the insurers refuse to pay following damage or destruction by an Insured Risk because of any act or omission of the Tenant and a fair proportion of the amount of any excess required by the insurers in connection with that damage or destruction

7.2.4 not take out any insurance of the Property against the Insured Risks in its own name

8 Suspension of Rent and termination of the lease on damage or destruction

8.1 If the Property or the means of access to the Property is damaged or destroyed so that the Property is unfit for occupation or use then

unless payment of any insurance moneys is refused because of any act or omission of the Tenant and the Tenant has failed to comply with clause 7.2.3
the Rent will be suspended from the date of such damage or destruction and the Tenant may end this lease by giving to the Landlord at least three month's written notice of termination and this lease will end on the date specified in that notice

8.2 If the Property is damaged or destroyed or the means of access to the Property is damaged or destroyed so that the Property is unfit for occupation or use then the Landlord may end this lease by giving to the Tenant at least three month's written notice of termination and this lease will end on the date specified in that notice without prejudice to the continuing liability of the Tenant for a breach of covenant or condition that occurs before expiry of the notice

8.3 Any advance payment of Rent made by the Tenant before the date of damage or destruction in respect of a period after that date will (to the extent that the Rent is suspended) be repaid by the Landlord to the Tenant
8.4 If this lease is brought to an end under clause 8.1 or 8.2 the Landlord is entitled to retain all insurance moneys

9 Tenant's responsibility for the state and condition of the Property

9.1 The Tenant must keep the interior of the Property in good and substantial repair and condition

9.2 The Tenant must redecorate the inside and the outside of the Property in the last six months before the end of the Term. All redecoration is to be carried out in colours and materials approved by the Landlord and to the Landlord's reasonable satisfaction

9.3 At the end of the Term the Tenant must yield up the Property with full vacant possession decorated and repaired in accordance with and in the condition required by this lease
10 Landlord’s responsibility for the state and condition of the Building
10.1 The Landlord must keep the structure, outside, roof, foundations, floor slabs, load bearing walls  and all other structural parts of the Building  in good and substantial repair and condition

10.2 The Landlord must keep all Service Media serving the Building where these jointly serve the Property in good and substantial repair and condition
11 Alterations

The Tenant must not make any alterations or additions to the Property except internal, non-structural alterations or additions which may be made with the Landlord's consent

12 Restrictions on use

12.1 The Tenant must not:

12.1.1 Use the Property for any purpose other than the Permitted Use
12.1.2 leave the Property unoccupied for a period of more than three months without the consent of the Landlord
12.2 The Tenant is subject to and must comply with all restrictive covenants and matters stated or referred to on the official copy entries of the Landlord’s title under number NYK105865
12.3 The Tenant must comply with all Legislation affecting the Property
13 Dealings

13.1 General dealings

The Tenant must not nor purport to assign, underlet, part with nor agree to part with possession of the whole or part of the Property or this lease, nor charge or agree to charge, share or allow any other person to occupy the whole or any part of the Property except as permitted by the remainder of this clause 13
13.2 Assignment

The Tenant must not assign any part (as opposed to the whole) of this lease and must not assign the whole of this lease without the consent of the Landlord
14 Forfeiture

The Landlord is entitled to re-enter the Property and forfeit this lease immediately if the Tenant is in breach of any of its obligations in this lease

15 Miscellaneous

15.1 Landlord's right to remedy default by the Tenant

If the Tenant fails to comply with any of its obligations in this lease, the Landlord may give the Tenant written notice of that failure, and the Tenant must remedy it within the time specified by the Landlord. If the Tenant fails to do this the Landlord may enter the Property and carry out any works or do anything else which may be needed to remedy the Tenant’s failure to comply with its obligations under this lease, and any costs incurred by the Landlord will be a debt due from the Tenant and payable on demand

15.2 Jurisdiction

The laws of England and Wales apply to and govern this lease

15.3 Third parties

Unless expressly stated nothing in this lease will create any rights in favour of any person under the Contracts (Rights of Third Parties) Act 1999

15.4 Exclusion of 1954 Act

The Tenant confirms that before it entered into this lease, or became contractually bound to do so:

15.4.1 the Landlord served on the Tenant a notice dated [      ] in relation to the tenancy to be created by this lease in a form complying with the requirements of Schedule 1 to the 2003 Order

15.4.2 the Tenant, or a person duly authorised by the Tenant, in relation to the Landlord's notice made [statutory] declaration dated [          ] in a form complying with the requirements of Schedule 2 of the 2003 Order

15.5 The Landlord and Tenant agree to exclude the provisions of sections 24 to 28 (inclusive) of the Landlord and Tenant Act 1954 in relation to the tenancy created by this lease
15.6 Tenant’s Break Clause
If the Tenant wishes to determine this Lease at any time during the Term and gives to the Landlord not less than three notice of that wish and up to the time of the determination pays the Rent and reasonably performs and observes the covenants contained in this Lease, then on expiry of the notice the Term is to cease and determine immediately, but without prejudice to any rights or remedies that may have accrued.
This lease has today been duly executed and delivered as a deed

