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UNITED KINGDOM RESEARCH AND INNOVATION



and





[Insert full name of other party]





_____________________________________________

LEASE AGREEMENT FOR ACCOMMODATION AT
[ROYAL OBSERVATORY EDINBURGH]


_____________________________________________







	
	
LEASE between
(1) 	UNITED KINGDOM RESEARCH AND INNOVATION (UKRI) one of whose principal offices is at UKATC, Royal Observatory Edinburgh, Blackford Hill, Edinburgh EH9 3HJ  (“the Landlord”); and
(2) 	[************************] a company registered under the Companies Acts, company number [************] whose registered office is ************************************ (“the Tenant”);
[bookmark: _Ref62877916]Definitions
In this Lease the following definitions apply: 
	“Accommodation”
	the internal non-structural parts of the [office, Lab]No. [  ] in Building [  ] at the Landlord’s Premises and which is for the purpose of identification only shown edged red on the Plan;

	“Act ”
	every Act of Parliament or Act of the Scottish Parliament (whether specifically named in this Lease or not) which may be relevant to the Accommodation its user or any persons or things thereon the persons employed or having recourse thereto whether or not in force at the date hereof and any reference to an Act shall include any statutory re-enactment or modification thereof and any order regulation directive bye-law rule regulation consent or Lease granted or required thereunder or drawing validity therefrom or by any public or local authority or by any court of competent jurisdiction; 

	“Additional Services”
	the services or any of them listed in Annex B;

	“Authorised Third Party”
	any person or persons required to attend the Accommodation and/or the Landlord’s Premises at the request of the Tenant for any relevant purpose in respect of the Tenant’s use of the Accommodation and shall include but not be limited to engineers required to deliver, install, maintain, service or remove the Tenant’s Equipment, auditors, inspectors or examiners from the Tenant’s funding body, the Tenant’s associates from external organisations.  In respect of any Authorised Third Party, the Tenant will comply fully with the Landlord’s requirements in respect of visitors to the Landlord’s premises;

	“Common Facilities”
	toilets, washrooms, secure storage facilities for personal belongings, cafeteria, common room, reception facilities located on the Landlord’s Premises and used in common with the landlord and other tenants and occupants of the Landlord’s Premises;

	“Common Parts”
	such roads, paths, entrance halls, corridors, lifts, staircases, landing and other means of access in or upon the Landlord’s Premises the use of which is necessary for obtaining access to and egress from the Accommodation as designated from time to time by the Landlord;

	“Included Services”
	the Services listed in Annex A;

	“Insured Risks”
	means fire, explosion, lightning, earthquake, storm, flood, bursting and overflowing of water tanks, apparatus or pipes, impact by aircraft and articles dropped from them, terrorism, impact by vehicles, riot, civil commotion and any other risks against which the Landlord decides to insure the Premises against from time to time and Insured Risk means any one of the Insured Risks.

	“Ionising Radiations”
	Work of the type described in clause 5.2 of this Lease 

	“Landlord’s Premises”
	the Landlord’s premises at Royal Observatory Edinburgh, Blackford Hill, Edinburgh EH9 3HJ  owned or occupied by the Landlord or any part of it;

	“Necessary Consents”
	all planning permissions and all other consents, Leases, permissions, certificates, authorisations and approvals whether of a public or private nature required by any statutory undertaker or any statutory public local or other authority or regulatory body or any court of law or government department or any of them (or any of their duly authorised officers) for the use of the Accommodation by the Tenant;

	“Plan”
	the plan attached to this Lease;

	“Rent”
	the annual sum of  [		] or such other sum as shall be payable pursuant to the provisions of Clause 14 (duly apportioned in respect of any period of less than a year);  

	“Tenant’s Equipment”
	means any of the Tenant’s removable equipment that the Tenant uses, stores or installs at the Accommodation in order to facilitate the Tenant’s use of the Accommodation.


	“Services”
	the Included Services and the Additional Services;

	“Term”
	a term beginning on [              ] and ending on [                  ]; and

	“VAT”
	Value Added Tax or any similar tax amending or replacing it.


Clause and Annex paragraph headings shall not affect the interpretation of this Lease. The Annexes form part of this Lease and shall have effect as if set out in full in the body of this Lease and any reference to this Lease includes the Annexes. References to Clauses and Annexes are to the Clauses and Annexes of this Lease. 
A reference to:
a person includes a natural person, company or an unincorporated body (whether or not having separate legal personality);
a company shall include any company, corporation or other body corporate, wherever and however, incorporated or established;
words in the singular shall include the plural and vice versa;
a reference to one gender shall include a reference to the other genders;
a statute or statutory provision is a reference to it as it is in force for the time being, taking account of any amendment, extension, or re-enactment and includes any subordinate legislation for the time being in force made under it provided that, as between the parties, no such amendment or re-enactment shall apply for the purposes of this agreement to the extent that it would impose any new or extended obligation, liability or restriction on, or otherwise adversely affect the rights of, any party;
writing or written excludes faxes.  
Any obligation in this agreement on a person not to do something includes an obligation not to agree or allow that thing to be done and to use its best endeavours to prevent such act or thing being done by a third party.
Any phrase introduced by the term “including”, “include”, “in particular” or any similar expression shall be construed as illustrative and shall not limit the sense of the words following that term.
Law
This Lease and any dispute or claim arising out of or in connection with it (including non-contractual disputes or claims) shall be governed by and construed in accordance with Scots law and the parties irrevocably agree that the courts of Scotland shall have exclusive jurisdiction to settle any dispute or claim that arises out of or in connection with this Lease (including non-contractual disputes or claims).  
Grant
In consideration of the payment of the Rent by the Tenant in accordance with the provisions of this Lease the Landlord;
lets the Accommodation to the Tenant for the Term;
permits the Tenant during the Term to use such Common Parts for the purpose of access to and egress from the Accommodation as shall from time to time be designated by the Landlord for such purpose; and
permits the Tenant during the Term to use the Common Facilities for all proper purposes; and
agrees to use reasonable endeavours to provide the Included Services.
The Tenant during the Term acknowledges that the right to occupy granted by this Lease is personal to the Tenant and is not capable of being assigned or otherwise dealt with or disposed of; and the rights granted in this Lease may only be exercised by the Tenant and its employees and any Authorised Third Party. 
On vacating the Accommodation the Tenant will not be entitled to any compensation or other payment relating to the user or occupation of the Accommodation or otherwise either under or prior to this Lease and this Lease is granted expressly upon and subject to this condition.
The Tenant’s OBLIGATIONS 
[bookmark: _Ref353455750]The Tenant agrees and undertakes that it accepts the Accommodation and the Common Parts at the Commencement Date in good and substantial repair and condition and fit in all respects for the purposes for which they are let and will:
Keep the Accommodation in clean, tidy, and reasonable condition, and will return it to the Landlord on the expiry or earlier determination of the Term in the same clean, tidy and reasonable condition that it was in at the commencement of the Term, unless otherwise agreed in writing by the Landlord.
Not make any alterations or additions to the Accommodation supplied to it, without the prior written permission of the Landlord which shall not be unreasonably withheld or delayed. Permission may be subject to such conditions as the Landlord at its absolute discretion elects to impose.
Not make any alterations or additions to any of the major services (including but not limited to electricity, heating, water and sewerage) supplied to it.
 Use the Accommodation only for [office] [laboratory] [laboratory and office] purposes and not do or permit to be done on or within the Accommodation anything which is illegal or which may be or become a nuisance, (whether actionable or not) nor cause any damage, annoyance, inconvenience or disturbance (including, without limitation, the operation of machinery which is unduly noisy or causes vibration which is likely to annoy or disturb, or causes electrical, magnetic or radio interference) to any person and in particular to the Landlord, and the owners or occupiers of any land or premises adjacent to or neighbouring the Accommodation or the Landlord’s Premises.
Not overload or cause any undue strain to any part of the Accommodation and will not suspend any weights or objects from the walls or ceilings without the prior written permission of the Landlord and will reimburse the Landlord on demand for all costs incurred in obtaining the opinion of a structural engineer or any reasonably required asbestos survey in relation thereto.
Comply with all statutory regulations regarding any permitted or authorised discharge of oil, grease, noxious or deleterious effluent through any of the conduits serving the Accommodation.
Not burn any waste or refuse at the Accommodation and will be responsible for the regular disposal of waste or refuse, subject to the provisions detailed in Annex C relating to safety, health and the environment.
Not use any of the Landlord's names, identifiers or logos without the prior written permission of the Landlord.
Be responsible for the prompt collection of all goods, which it purchases and which are subsequently delivered to the Landlord's reception and for the avoidance of doubt the Landlord accepts no liability whatsoever for any loss or damage to such goods.
[Pay the Rent monthly in advance and all other charges payable within 30 days of date of invoice.]
Pay in addition to the Rent and all other charges due under this Lease all proper VAT if any which is now or may become lawfully payable on the Rent or such other charges or the costs of any supply made by the Landlord to the Tenant under the terms of this Lease.
Comply with the requirements of all Acts now or subsequently enacted and all subordinate legislation whatsoever and the requirements of all competent authorities in respect of the Accommodation its use, occupation, the employment of personnel in it and any permitted work being carried out on or within it and indemnify and keep indemnified the Landlord against all claims, demands, costs, expenses and liability in respect thereof.
Comply with all regulations made from time to time by the Landlord for the proper management of the Accommodation or the Landlord’s Premises PROVIDED THAT nothing in the regulations shall purport to amend the terms of this Lease and in the event of any inconsistency between the terms of this Lease and any such regulations the terms of this Lease shall prevail. 
Immediately give the Landlord notice of any notice, permission, direction, requisition, order or proposal made by any competent authority in relation to the Accommodation of which the Tenant becomes aware.
Not use the Accommodation or any of the Landlord’s fixtures, fittings and furnishings in them except for its proper business purposes.
Not erect any pole, antenna, wire or other apparatus upon any part of the outside of the Accommodation.
Not apply for planning permission in relation to the Accommodation.
Indemnify the Landlord against all expenses, proceedings, costs, claims, damages, demands and any other liability or consequence arising out of this Lease or in respect of any exercise of any right of or any breach of any obligation of the Tenant under this Lease (including all costs reasonably incurred by the Landlord in an attempt to mitigate such breach) or any acts omission or negligence of the Tenant or any person at the Accommodation expressly or impliedly with the Tenant’s authority.
Ensure and procure that the Tenant’s employees and those visiting or working on behalf of the Tenant at the Accommodation, including Authorised Third Parties shall comply with all Landlord’s Safety, Health, Environmental (SHE) and radiation management codes rules and regulations made available to the Tenant by the Landlord. The Tenant shall co-operate with the Landlord in all matters relating to SHE and Radiation. Specific requirements with respect to SHE and Radiation matters are detailed in Annex C, but such requirements shall not be exclusive.
On expiry of the Term immediately vacate the Accommodation.
Not do anything that will or might constitute a breach of any Necessary Consents affecting the Accommodation or which will or might vitiate in whole or in part any insurance effected by the Landlord in respect of the Accommodation and the Landlord’s Premises from time to time.
Not obstruct the Common Parts or Common Facilities, make them dirty or untidy or leave any rubbish on them.
Not display any advertisement, signboards, nameplate, inscription, flag, banner, placard, poster, signs or notices at the Accommodation or elsewhere in or upon the Landlord’s Premises without the prior written consent of the Landlord.
Keep the Accommodation clean, tidy and clear of rubbish.
Not assign, underlet, charge, part with or share possession or share occupation of this Lease or the Accommodation or hold the Lease on trust for any person nor grant any right or licence over the Accommodation in favour of any third party. 
Ionising Radiations
[bookmark: _Ref459713413]Should the Tenant undertake any work with Ionising Radiations within the Accommodation or on the Landlord’s Premises at any time during Term, the Tenant shall obtain written consent from the Landlord prior to any work with Ionising Radiations taking place. 
For the avoidance of doubt, work with Ionising Radiations includes: 
practice, which involves the production, processing, handling, use, holding, storage, transport or disposal of artificial radioactive substances and some naturally occurring sources, or the use of electrical equipment emitting ionising radiation at more than 5 kV (as defined by the Ionising Radiations Regulations 1999 in regulation 2(1)); or
work in places where the radon gas concentration exceeds the values in regulation 3(1)(b) of the Ionising Radiations Regulations 1999; or 
work with radioactive substances containing naturally occurring radionuclides not covered by the definition of a practice (as defined by the Ionising Radiations Regulations 1999, paragraph 11).
Pursuant to clause 5.1, should the Tenant undertake any work with Ionising Radiations, the Tenant shall consult and appoint one or more suitable radiation protection advisers (RPA) as required by the Ionising Radiations Regulations 1999.

Admission to the Landlord’s Premises 
The Tenant will provide a list of the names of all persons who are or may be at any time employed at the Accommodation or the Landlord’s Premises or at any other of the Landlord's premises, or will be at the Accommodation for a week or more, and provide such other particulars as the Landlord may reasonably require.
If the Landlord acting reasonably gives the Tenant reasonable notice that any person is not to be admitted to the Accommodation or the Landlord’s Premises or any of the Landlord’s other premises for reasons including, but not limited to, security or safety risks, the committing of a criminal offence, bringing the Landlord into disrepute or failing to comply with site regulations, the Tenant will take all reasonable steps to prevent such persons being admitted. The decision of the Landlord on this matter will be final and conclusive.
The Tenant's staff, contractors, Authorised Third Parties and visitors must comply with the Landlord's access control procedures and be subject to the rules and instructions which apply to the Landlord’s staff, contractors, Authorised Third Parties and visitors.  The Landlord will issue passes for this purpose which must be displayed or worn as required by the Landlord.
[bookmark: _Ref62878058]Access
The Landlord will be allowed access at all reasonable times to the Accommodation upon 48 hours written notice (or immediately in the case of an emergency) for the purpose of: 
inspecting viewing and recording the condition of the Accommodation;
repairing maintaining altering or cleaning any part of the Accommodation or the conduits;
ascertaining that the Tenant has complied with its obligations hereunder.
The Landlord may serve notice requiring the Tenant to remedy breaches of the Tenant’s obligations hereunder and if the Tenant does not within a period of one calendar month (or within such shorter period as may be necessary) commence and diligently proceed to remedy the breaches the Landlord may enter (and if necessary may break and enter) the Accommodation to remedy the breaches and the Tenant paying on demand as a debt, the costs incurred pursuant to this Clause together with interest thereon at 4% above the base rate of Lloyds Bank Plc from the date on which the costs are incurred until the date of payment.
The Tenant and all of its respective employees, licensees, and visitors, including Authorised Third Parties, shall have access to the Accommodation between the hours of 6am – 10pm on days of which the Landlord’s premises is open for business. Access outside of these hours/days shall be by prior agreement of the Landlord, whose decision on which is final.
[bookmark: _Ref62877741]Precautions Against Fire and other Risks
The Tenant will take all reasonable steps and precautions to prevent against fire and other risks and to minimise the extent of any loss or damage to the Accommodation or to any materials or equipment supplied by the Landlord or any damage to the Landlord’s Premises and the surrounding area caused by such risks. 
Surplus Material/Removal of Rubbish
The Tenant will remove all surplus material and rubbish arising from any work performed at the Accommodation or upon any other part of  the Landlord’s Premises and will leave the relevant area(s) clean, tidy and to the reasonable satisfaction of the Landlord. Specified requirements as to the removal of surplus material and rubbish are detailed at Annex C, but such requirements shall not be exclusive.
The Tenant will not burn any waste or refuse.  The Landlord shall arrange for collection of normal office waste and paper for recycling from centralised locations nearby the Accommodation. The disposal of all other waste will be the responsibility of the Tenant. 
[bookmark: _Ref62878236]Intellectual Property Rights - Liability in Their Use
The Landlord makes no warranty or representation that the use of any information which it supplies to the Tenant pursuant to or in consequence of this Lease will not infringe the rights of third parties. However, if any member of the Landlord’s staff, whilst engaged in provision of the Services becomes aware of any apparent infringement, the Landlord will as soon as reasonably practicable inform the Tenant.
The Landlord accepts no responsibility for the use made of any information, materials or equipment which it provides under or pursuant to this Lease, either by the Tenant or any third party who has obtained any of the said information, material or equipment either directly or indirectly from the Tenant except to the extent that the Landlord can be shown to have been negligent in providing such information, materials or equipment.
[bookmark: _Ref62878303]Use of Information – Confidentiality
[bookmark: _Ref353455516]Each party shall take all reasonable measures to keep all information that can reasonably be regarded as confidential property of either party which is received by the other party under this Lease which may come to that party's knowledge as a result of it being on the Landlords Premises
The provisions of Clause 11.1 shall not apply to information, which either at the time of disclosure or after disclosure, is published or is made generally available to the public other than through a breach hereof or information already in the receiving party's possession at the time of receipt and which was not acquired directly or indirectly from the disclosing party, such possession being adequately substantiated by documentary evidence antedating the disclosure by the disclosing party or information acquired by the receiving Party in good faith from a third party, or is independently developed by or for the receiving Party during the Term. 
The obligations set forth in this Clause 11 shall survive the variation or expiry of this Lease (howsoever arising).
Loss of Accommodation and Insurance
[bookmark: _Ref353455727]The security of the Tenant’s Accommodation is the responsibility of the Tenant and subject to the provisions of Clause 15.3 hereof the Landlord cannot accept any responsibility for loss or damage to the Tenant’s Accommodation in the event of breaches of security or for any other reasons.  The Tenant will ensure that its security arrangements comply with the site security requirements relating to the Landlord’s Premises.
The Tenant will obtain insurance in respect of any potential liabilities it may incur as a result of entering into this Lease including (but without prejudice to the generality of the foregoing) Employer’s Liability and Public Liability insurance and against such risks as the Landlord may from time to time in its reasonable discretion deem it desirable to insure against (subject to such exclusions and limitations as are imposed by the insurers) with a reputable insurance office or underwriters. Such insurance for Employer’s Liability and Public Liability shall be for an amount of not less than £5,000,000.  The Tenant will from time to time provide evidence of this and proof that the current premium has been paid if reasonably requested by the Landlord.  
The Tenant will comply with all requirements and recommendations of the insurers.  The Tenant shall notify the insurers and the Landlord forthwith about any incidents at the Accommodation, which could possibly give rise to an insurance claim and about any other event that ought reasonably to be brought to the attention of the insurers.  The Tenant will not delegate its obligations under this Clause to any other party.
The Landlord shall self-insure the Landlord’s Premises against loss or damage, either by way of crown indemnity or under a commercial policy, for the Insured Risks.
If the Accommodation is damaged or destroyed by an Insured Risk so as to be unfit for occupation and use or if the Common Parts are damaged or destroyed by an Insured Risk so as to make the Accommodation inaccessible or unusable then, unless the policy of insurance in relation to the Accommodation or the Common Parts has been vitiated in whole or in part in consequence of any act or omission of the Tenant, any employee or any other person on the Property or the Common Parts with the actual or implied authority of the Tenant, payment of the Rent, or a fair proportion of it according to the nature and extent of the damage, shall be suspended until the Accommodation has been reinstated and made fit for occupation and use or the Common Parts have been reinstated so as to make the Accommodation accessible or useable (as the case may be), or until the end of three years from the date of damage or destruction, if sooner.
The Tenant will have the Landlord’s interest as owner of the Accommodation noted on their policies.  The Tenant shall give the Landlord immediate written notification in the event of any cancellation of its insurance cover.  
[bookmark: _Ref63051240]Lease Termination / IRRITANCY
[bookmark: _Ref353455671]The Landlord or the Tenant may terminate this Lease by giving to the other at least [one (1) month] [three (3) months] prior written notice at any time and upon the expiration of which this Lease shall determine but without prejudice to the rights and remedies of either party against the other in respect of any antecedent claim.
If any of the events listed in Clause 13.3 occur it shall be lawful for the Landlord by notice to the Tenant in writing to bring this Lease to an end forthwith and to re-possess the Accommodation subject to the provisions of sections 4, 5 and 6 of the Law Reform (Miscellaneous Provisions) (Scotland) Act 1985,  but without prejudice to and reserving any right of action or remedy of  the Landlord in respect of any previous breach of any of the Tenant’s obligations under this Lease.  
[bookmark: _Ref353455626]The events are as follows:-
The Rent or any other sums payable hereunder (or any part of them) being in arrears for 14 days after becoming due (whether legally demanded or not); or
The Tenant being in breach of any of the Tenant’s obligations hereunder; or
[bookmark: _Ref353455656]The Tenant shall become insolvent or apparently insolvent or being a company go into liquidation whether voluntary or compulsory (otherwise than a voluntary liquidation of a solvent company for the purpose of amalgamation or reconstruction which has been approved by the Landlord (which approval will not be reasonably withheld)) or if a Receiver or Administrator shall be appointed in respect of the whole or any part of the property and undertaking of the Tenant or being a Company with unlimited liability apply to limit its liability or if the Tenant shall voluntarily divest itself of its property by trust deed for behalf of creditors or otherwise enter into any composition with its creditors. 
The Tenant becoming subject to any analogous events to those listed in Clause 13.3.3, in a foreign jurisdiction.  
[bookmark: _Ref63051161]The Rent and Other Charges
The Rent includes the Included Services listed in Annex A, and that portion of the business rates which relates to the Accommodation, which would be due for payment when the Landlord receives its demand for its contribution in lieu of business rates.  
[bookmark: _Ref353455776]The Additional Services listed in Annex B may (at the sole discretion of the Landlord) be made available at the request of the Tenant at an additional charge.  The charge for any of the Additional Services will vary depending on the size and duration of the Additional Services supplied and shall be determined by the Landlord in its sole discretion.  The Landlord shall provide a quotation for any of the Additional Services before it is undertaken. All Additional Services will be invoiced quarterly in arrears unless notified differently at the time, and will incur VAT unless otherwise stated.
[bookmark: _Ref353455821]The Rent and any other charges will be reviewed annually to take effect on the 1st April, as a result of which the Landlord will have the right (exercisable in its sole discretion) to revise the level of the Rent taking into account the retail price index for the month that is two (2) months earlier than the relevant review date and such other charges in the light of prevailing economic conditions and inflationary trends and in line with any local market increases and any other relevant factors and from the 1st April in each year during the term the Rent shall be payable at such annual rate as the Landlord shall notify to the Tenant in writing either before or after such date.  
Payment in relation to any invoice payable under the terms of this Lease shall be made by the Tenant within 30 days of the date of such invoice.
If the Tenant fails to pay any invoice or other payment due pursuant to this Lease  on the date payable in accordance with the terms of this Lease, the Landlord may (without prejudice to its other rights and remedies) charge the Tenant interest (both before and after any judgement) on the amount unpaid at 4% per cent per year above the base rate of Lloyds Bank plc for the time being in force and at its sole discretion charge an administration fee to cover the cost of recovering any sums not paid by the Tenant on the due date.
The Rent and other charges due under the terms of this Lease will be adjusted pro-rata in the event of termination of the Lease in accordance with Clause 13.1.
 General
The Landlord gives no warranty that the Accommodation possesses the Necessary Consents and/or is fit for the intended use of the Accommodation by the Tenant.
Subject to the provisions of Clause 15.3 hereof the Landlord is not to be liable for any losses, claims, demands, actions, proceedings, damages, costs or expenses or other liability incurred by them in the exercise of the rights granted by this Lease or otherwise arising from the provisions hereof.
[bookmark: _Ref353455584]Nothing contained in this Lease shall exclude or limit the liability of the Landlord for:- 
fraud (including fraudulent misrepresentation) or other criminal act; 
any other liability that cannot be excluded by law.  

REI INTERITUS
This Lease shall continue in full force and effect notwithstanding any damage to or destruction of the Accommodation and / or the Common Parts or any part or parts thereof

Notices
Any notice or other communication required to be given under this Lease, shall be in writing and shall be delivered personally, or sent by pre-paid first-class post or recorded delivery or by commercial courier or by email to an individual to each party required to receive the notice or communication at the addresses specified in this Lease or as otherwise specified by the relevant party by notice in writing to each other party and subject always to the right of the Landlord to give notices or communications to the Tenant by leaving a copy of such notice or communication at the Accommodation.
The addresses for notices are:
	The Landlord
	[                   ]
Tel:  [                ]
Mob: [                ]
E-mail: [                          ]


	The Tenant
	[                                  ]
Tel:  [                           ]
Mob: [                          ]
Email: [                      ]	



Any notice or other communication shall be deemed to have been duly received:
if delivered personally, when left at the relevant address referred to in this Clause; or
if sent by pre-paid first-class post or recorded delivery, at 9.00 am on the second working day after posting; or
if delivered by commercial courier, on the date and at the time that the courier's delivery receipt is signed. 
if delivered by email the date and time the email is sent.
VAT
Unless specifically stated to the contrary all sums payable by the Tenant hereunder are exclusive of any VAT that may be chargeable and the Tenant shall pay VAT in respect of all taxable supplies made to it in connection with this Lease.  
costs
The Tenant shall pay any Land and Buildings Transaction Tax arising in consequence of the grant of this Lease and the dues of registering the same in the Books of Council and Session and obtaining two Extracts and any Value Added Tax on the foregoing.
CONSENT TO REGISTRATION
The parties hereto consent to the registration of this Lease and the Annex for preservation and execution.  IN WITNESS THEREOF these presents typewritten on this and the 11 preceding pages together with the plan and Annexes hereto are executed as follows:-


	
For and on behalf of THE TENANT


	
Signed: 


	
Date: 


	
Name: [                      ]

	
Position: [                      ]Director / Secretary / Authorised Signatory


	Signed:
	Full Name of Witness

Address of Witness



	
For and on behalf of UNITED KINGDOM RESEARCH AND INNOVATION
 



	

	
Signed: 


	
Date: 

	
Name: [                      ]
	
Position: [                      ]
             


	Signed
	Full Name of Witness

Address of Witness


Lease no.: xxxxxx
Lease no.: xxxxxx
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ANNEX A 
SERVICES INCLUDED IN THE RENT (“the Included Services”)
The services shown below are included in the Rent.
1.	Cleaning
The Landlord shall provide a cleaning service for the Accommodation to the same standard as that provided to the rest of the Landlord’s Premises. Additional cleaning services are specifically excluded from the Rent but may be made available as detailed in Annex B.
2.	Security
Without prejudice to the obligations of the Tenant pursuant to Clause 12.1 of this Lease the Landlord shall provide the Accommodation with security cover to the same standard as that provided to the rest of the Landlord’s Premises including silent hours cover.
3.	Pest Control
The Landlord shall provide a pest control service for the Accommodation to the same standard as that provided to the rest of the Landlord’s Premises. 
4.	Heating
The Landlord shall provide heating to the Accommodation to the same standard as that provided to the rest of the Landlord’s Premises. 
5.	Water and Drainage
The Landlord shall monitor water and drainage usage. The Landlord shall provide water and drainage facilities to the Accommodation to the same standard as that provided to the rest of the Landlord’s Premises up to a maximum of 1 CuM per month. Water and drainage usage above this amount shall be charged separately. The Landlord reserves the right to install a water metre. 
6.	Car Parking	
The Tenant shall be permitted to park vehicles in the Landlord's car parks subject to availability, and also subject to the same rules and instructions which apply to the Landlord’s staff.  The Landlord accepts no liability for any loss or damage to vehicles owned by the Tenant’s staff or visitors.
7.	Grounds and Building Maintenance
Without prejudice to the obligations of the Tenant contained in Clause 4.1 of this Agreement grounds and building maintenance associated with the Accommodation shall remain the sole responsibility of the Landlord (but without any obligation to do so).
8.	Electricity
The Landlord shall provide electricity to the Accommodation to the same standard and conditions as that provided to the rest of the Landlord’s Premises. 
9.	Access to Catering Facilities
The Tenant’s staff and visitors are permitted to use the Landlord's restaurant facilities at the same charges made to the Landlord’s staff.
10.	Internal Mail Service
The Landlord shall provide internal mail services to the Accommodation to the same standard as that provided to the rest of the Landlord’s Premises.

11.	Library Services
The Landlord shall provide access to the Library, including: borrowing items from the on site library and library cross-site collections; borrowing items on interlibrary loan; and providing copies of articles. The Tenant will ensure that any access and usage of library resources, including on-line resources, is in line with any library policies in force from time to time, and the Tenant shall ensure that they do not breach or cause the Landlord to breach any licence requirements with respect to the usage of on-line resources. 

12.	Telecommunications
The Landlord shall provide existing telephone connection points for the Accommodation together with handsets and external lines to the same standard and conditions as that provided to the rest of the Landlord’s Premises.
Specific details regarding the telephony provision are detailed within the Landlord’s  “Tenants Network and Telephony Services” document in Annex D.  

13.	Network Access
The Tenant will be connected to the Untrusted Security Zone of the site network and thence to the Internet. Access to the Trusted Security Zone of the site will be via the site firewall with the same level of access as any other external organisation. Network access is provided on the basis of Fair Usage. Fair Usage means that if the usage is excessively high, the Landlord will get in touch to discuss how to reduce the usage. If the usage continues to be excessive, the Landlord may limit the speed of the service to reduce the impact on other users, charge the Tenant for excess usage or terminate the account;
Specific details regarding the networking provision are detailed within the Landlord’s  “Tenants Network and Telephony Services” document in Annex D.  
The Landlord will offer no additional services with respect to the network beyond those necessary to provide the minimum statutory information with respect to any site Health and Safety, and Site Information notices.
The connectivity is provided by the Landlord on the basis that:
a)	no activities are undertaken which may endanger the loading, integrity and security of the Landlord's computer systems and the local area and external networks. Furthermore if problems on the Landlord’s site network are found to originate in the Tenant’s network or if any unacceptable use is reported, the Landlord reserves the right to disconnect the Tenant’s network at the router without prior notice;    
b)	the Tenant’s use of the network will not breach any part of the Landlord’s and the JISC Acceptable Use Policies;
c) 	no additional network components (including networked printers) will be installed within the Accommodation without the express understanding and agreement of the Landlord.
Subject to the provisions of Clause 15.3 of this Lease the Landlord accepts no liability for any failure to provide the network, or for any loss or damage resulting from such failure, nor for the information distributed using the network and the use to which that information is put, save to the extent that the Landlord can be shown to have been negligent.


ANNEX B 
SERVICES EXCLUDED FROM THE RENT
(“the Additional Services”)
The following services are specifically excluded from the Rent but may be made available at additional cost.  The Landlord shall endeavour to (but shall not be obliged to) provide the following services if requested by the Tenant.  The charge for these services will vary depending on the size and duration of each individual Additional Service.  Charges for these services shall be payable in accordance with Clause 14.2 of this Lease.  The Landlord reserves the right to refuse to provide any of the Additional Services.  The Tenant shall not have priority over the Landlord with regards to the use of any of these services.
1.	Telecommunications
The Landlord shall meter all calls made on lines which it has provided for the Tenant’s use and shall charge the Tenant for these at the rate paid by the Landlord if the usage is deemed by the Landlord to be excessive.  The Landlord shall provide additional telecommunications facilities including lines and handsets where required and will levy an appropriate fee for this additional service.
2.	Media Services
The Tenant shall be permitted to use the facilities provided by the Landlord at the Landlord’s Premises, including printers and self-use photocopiers. The Landlord shall monitor the use of printers and photocopiers and shall charge the Tenant for these if the usage is deemed by the Landlord to be excessive.
3.	Conference Rooms
The Tenant shall be permitted to use the conference rooms including the provision of refreshments. These shall be subject to additional charges which shall be advised at the time.
4.	Additional Cleaning 
The Landlord may arrange for the cleaning of carpets and blinds in the Accommodation and any other special cleaning services that may be required by the Tenant.  Charges shall be advised at the time.

ANNEX C 
SAFETY, HEALTH AND ENVIRONMENT (SHE)
1. The Tenant will comply with all relevant statutory SHE regulations relating to the activities which they undertake. 
2. The Tenant shall ensure that its employees and those visiting or working on behalf of the Tenant at the Accommodation comply with all of the Landlord’s Safety, Health, Environmental and radiation management Codes, instructions, rules and regulations made available to the Tenant by the Landlord. The Landlord’s SHE policy and codes can be found on the public SHE website: https://www.she.stfc.ac.uk/pages/home.aspx and shall be deemed to be within the knowledge of the Tenant.
3. The Tenant shall co-operate fully with the Landlord in all matters relating to SHE and Radiation. Specific requirements of the Tenant with respect to SHE and Radiation matters are detailed in this Annex.
4. The Tenant shall provide unrestricted access to the Accommodation at any time required by the Landlord for the purpose of the investigation of SHE incidents or near misses.
5. The Accommodation shall be subject to SHE tours from time to time organised by the Directorate responsible for the Tenant. The Tenant shall act promptly to address the findings of the SHE tour.
6. The Landlord reserves the right to stop operations within any area of the Accommodation where in the opinion of the SHE Group any activity represents a significant risk to any Landlord or Tenant Employee or visitor to the Tenant’s Accommodation or the Landlord’s Premises.
7. The Tenant shall immediately report to the SHE Group any SHE incident or near miss arising from their activities as detailed in the Landlord’s SHE Incident Reporting and investigation code using https://www.she.stfc.ac.uk/Pages/report-incident.aspx.
Safety
8. The Landlord reserves the right to undertake a SHE assessment of all activities undertaken, or planned, by the Tenant to understand the hazards introduced to the Landlord’s Premises in particular the impact on fire management controls and building fire risk assessment. 
9. The Tenant must not undertake works, either directly or indirectly, that affect the fabric of the infrastructure without consultation with the Landlord.
10. All Tenant’s staff and those working on behalf of the Tenant at the Accommodation shall attend routine safety induction and fire training, and periodic refresher training, provided by the Landlord. The Tenant shall inform the Business Incubation Support Team of the requirement to train new staff or others working on their behalf at the Landlord’s Premises. 
11. The Tenant shall ensure that staff, and those working on their behalf at the Accommodation, undertake relevant training for the significant hazards within their undertaking. The Tenant may at the discretion of the Landlord attend training events organised by the Landlord. The cost of such training may be subject to additional charges which shall be advised at the time.
12. Where a Tenant company has in the order of 10 or more employees they must ensure that suitable and sufficient numbers of qualified first aiders are trained and available to support their operations at the Accommodation. For smaller Tenant companies this requirement is advisable. The Tenant shall inform the Landlord of their names and contact details.
13. The Tenant shall not interfere with, modify or disable in any manner equipment used to ensure the fire safety of the Accommodation’s occupants, including but not limited to: fire doors; emergency exits; emergency lighting; fire detectors; fire compartmentation; fire call points (break glasses) or fire extinguishers or extinguisher systems. The Tenant must provide any information relating to fire safety upon request by the Landlord.

Environment
14. The Landlord shall arrange for collection of normal office waste and paper for recycling from the collection points, typically located in communal areas or in facilities external to the buildings.  The responsibility for the disposal of all hazardous wastes shall reside with the Tenant, who can make use of services provided through the Landlord and provide evidence that such waste is being disposed of correctly, but will come at additional charges. The Tenant will comply with all recycling initiatives in place on site in line with legislative requirements.
15. The Tenant shall not dispose of any liquids through the site drains that may affect the site’s permitted discharge consent through public sewers without prior agreement with site management.
16. The Tenant shall not make any gaseous discharges without prior agreement with the Landlord’s site management.
17. The Tenant shall not generate noise or vibration that in the opinion of the Landlord represent a nuisance to adjacent premises on or off site.
Radiation
18. The Tenant shall not bring onto the Landlords Premises or the Accommodation materials or equipment generating ionising radiation without first obtaining the consent of the Landlords SHE department. The Tenant shall be responsible for obtaining all necessary legislative authorisations or registrations to work with or dispose of radioactive materials or equipment. 
Lasers
19. The Tenant shall not operate high power Lasers, Class 3B and 4, on the Landlords Premises or the Accommodation without first obtaining the consent of the Landlords SHE department and meeting the requirements in the Landlord’s appropriate Safety Code. 

ANNEX D
TENANTS NETWORK AND TELEPHONY SERVICES 

1. NETWORK SERVICES

Service Provided by Landlord

1. Provide a small range of private IP addresses with connectivity to the Internet using NAT (Network Address Translation).
1. Access to an Internet service. 
1. DNS service for the address space (for internal use only).
1. Security that is sufficient to preserve the reputational value of the Landlord’s address space.
1. Access to the ROE wireless network.
1. Offices will be provided with a minimum of one data network point per person.
The tenant is expected to comply with the Landlord’s STFC Acceptable Use Policy.

Information Required by Landlord
1. Notification of when connection is required (the MAC address of any equipment to be connected to the ROE network must be provided to the IT staff).
2. TELEPHONE SERVICES

Service Provided by Landlord

1. One telephone connection point per person.
2. Standard IP handset (currently Mitel 5312 IP). Upgraded handsets available on request as an additional charged item. 
3. Access to a voicemail service
4. Connection - provided through the ROE telephone exchange.
5. Telephone numbers – these are leased and are not transferable.

Call Charges
1. Call charges are calculated and billed quarterly in arrears if required.

Information Required by Landlord
1. Number of telephone extensions and handsets required.
3. IT SERVICE DESK

As part of providing these services ROE IT will provide a mechanism to report faults with the contracted service.
If changes to contracted service are required, the tenant is required to contact the ROE IT.



 
ANNEX E
In order to comply with the Data Protection Act 1998, and the new General Data Protection Regulation in force from 25 May 2018, the Landlord will hold data on companies residing in the Landlord’s leased property. This will include some data on personnel. The data will be stored and maintained by the Landlord’s staff in a designated shared area which can only be accessed by those in Business Innovation Directorate that are engaged in Tenant Management. This data is stored in the UK. If any breach in data security is detected, tenants will be notified within 72 hours.
The Landlord will maintain copies of the relevant lease and all associated documents, amendments and changes.
The Landlord will maintain e-mail addresses and work telephone numbers of key points of contact, in order to ensure that:
· Lines of communication between landlord and tenant are maintained for routine maintenance, health and safety issues, fire drills and arrange meetings as required.
· The Landlord’s staff are able to invite companies and organisations to key networking events and other ad-hoc events which might be beneficial to the Landlord’s tenant organisations.
· The Landlord is able to request that you complete an annual survey, which would help improve the overall tenant experience at ROE.
Once a tenant vacates their premises, data will be maintained for a further year to help with forwarding mail and resolve any outstanding issues.


I accept that the Landlord will maintain data about our company/organisation and key points of contact while we remain as the Landlord’s tenants, as outlined above.

Signed:
Dated: 

