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INDENTURE OF MORTGAGE

This  INDENTURE OF MORTGAGE  exscuted on this 5 day of
Jul S| I017BETWEEN:

YARMUNABAI RAMAN PAWAR, age _ years, adult, represented by their power of attorney agent, SHR!
SIDDHIVINAYAX DEVELOPERS (550), represented by its partner, w having itz
registered place of business at Ground Floer Sanmahu Complex, 5, Bund Garden Road, Opposite Poona
Cluty, Pusie - 411003, vide a General Power of Attorney datedd;?!:%llg, registered as Doc.No. SO0
of aet® sub-Registrar, Haveli V), Pune thereinafter referred to as “Mortgager 17, which expression shall,
unless excluded by or repugnant to the context or meaning thereof, indude her successors and
permitted assigns} of the First Part;

SHRE SIDDHIVINAYAK DEVELOPERS {55D), 3 partnership firm incarporated under the provisions of the
tndian Partnership Act, 1932 having its registered place of business at Ground Floor Sanmahu Complex,
5, Bund Garden Road, Opposite Poona Club, Pune - 411001 and represented by all its partners,
Meenamani Ganga Butlder 11P and Ecostar Propecties LLPthereinafter referred coltectively referred to as
or “Borrower” or “Mortgagor 2°, which expression shall, untess excluded by or repugnant to the context
or meaning thereof, include 113 sugcessors and permitted assigns) of the Second Part;

ECOSTAR GOEL PROPERTIES LLP. 3 limited liakility partnesship, registered under the Limited Liability Act,
with LiP identification number AAA-5237 and having its registered office at Graund Floor Sanmaho
Complex, 5, Bund Garden Road, Ogposite Poona Club, Pune - 411001, Maharashtra, India {hereinafier
referred to as “the Co-Borrower” or “Mortgagor 3%, which expression shall, unless exciuded by or
repugnant to the context or meaning thereof, include its successors and permitted assigns) of the Third
Part;

AND

FIRAMAL TRUSTEESHIP SERVICES PRIVATE UIMITED, having its registered office at 4th Floor, Piramal
Tower Annexe, Gangatrao Kadam Marg, Lower Parel, Mumbai ~ 400013 ,acting in its capacity as the
security trustee for the Lender {hereinafter referred to as the “Security Trustee” or the “Mortgagee”
which expression shall, unless excluded by or repugrant to the context or meaning thereof, include its

permitted assigns).

{The Mortgagorl, Mortgagor 2 and Mortgagor 3 are hereinafier collectively referred to as the
“Mortgagors”),

{The Mortgagors and the Morigagee are hereinafter individuslly referred to as the “Party” and
coliectively referred to as the “Parties™}.

WHEREAS:

4. The Barrower and the Co-Borrowerare engaged in the business of reaf estate constryction and
development.The Borrower and the Co-Borrower has pursuant to the loan agreement dated
;:__-'gh*}"iulv, 2017 {"toan Agreement”] executed among, inter olia, the Borrower, Co-Borrower
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%.:ﬂﬂﬂilgnan FINANCE LIMITED, 3 company incorgorated under the Companies A, 1936 with

corporate identity number U99999MH1974PLC129493 and 4 non-banking finencial company
within the meanring of the Reserve Bank of India Act, 1934 and having its registered office
address at st Fioor, Piramal Tower Annexe, Ganpatrao Kadam Marg, Lower Parel, Mumbai -
400013, India and branch office at Piramal Tower, B Wing, Ground Floor, Peninsuta Corporate
Park, G.K. Marg, Lower Parel, Mumbai - 400 013, India, {hereinafter referred to as the
“Lender"which expression shall, unless it be repugnant to the context or meaning thereof, mean
and include its successors-in-tithe and assigns}, sgreed to avail a rupee facility to an extant of Rs.
50, 00,00,000/-{Rupees Fifty Crore onlbyl ("Loan”) from the Lender, on the terms and conditions
g2t out in the Loan Agreement;

N B. Maorigagor I entered inta 3 Joint Venture Agreament dated 21" June, 2013 bearing registration

N {,a [d number 5090 /2013(*IV Agreement”] and a deed of correction dated 30° June, 2015 bearing

"5‘% \"lwl ft / registration number 102.92{ 201€  {"DoC") with the Mortgagor 2granting development

l:&“ rights in favor of Borrower/Mortgagor 2 for a portion admeasuring Hectares §1=60 Ares as more

'J particularly defined in Part B of First Schedule hereunder. Pursuant to the JV Agreement read

with the DoC, Morigagor 1 granted a Power of Attorney dsted 217 June, 2013 bearing
registration nember EDA1  in favour of Mortgagor 2;

C. Martgapor 1 thereafter vide a Deed of Sale dated 10.02.2017 duly ragistered under Seriat ho.
3049 of 2017 with the Sub-Registrar, Haveli V|, Pune, transferred, assured, conveyed a portion
agmeasuring Hectares 01=00 Ares in favour of Mortgagor 2 a5 mare particalarly defined in Part
£ of First Schedute hereunder;

0. As on the date hereof, the Mortgagors tegally and beneficially owns the Maorigaged Properties
tdefined below), as mare particularfy provided in Part A of the First Schedule bereunder;

E. One of the condition: of the Loan as per the Loan Agreement is that the Mortgagors shakl
provide security interest by way of first and exclusive mortgage over the Mortgaged Property in
the manner as set out in this indenture; .

F. Tesecure the Loan of upto Rs, 50,00,00,000 {Rupees Fifty Crare] along with Secured Obligations
{as defined in the Loan Agreement), the Mortgagors herein have, inter affo, agreed to creats
afirst and exclusive montgage by way of mortgage in favour of the Morngagee on afl the
dMortgagar’ rights, title and interest in the Mortgaged Property (as more particalariy identified in
Fart & of First Schedute hereto); and

G. The Mortgagee has now cafled upon the Mortgagors and has requested the BMortgagors to
exarute these presents and create 2 mortgage in favour of the Morigagee, which the
Muortgagors have agreed te do in the manner hereinafter appearing.

MOW THIS INDENTURE WITNESSETH:

DEFINITICNS AND INTERPRETATION

N ﬁ‘w\w‘\ -




Definitions

Excent as othenwise defined herein, all capitalised terms in this indenture shall have the meaning
ascribed to such term in the Loan Agreement. In this indenture, the capitatised terms listed below shall
have the following meanings ascribed to therm:

“Arcount Bank fEscrow Bank” shall mean HOFL Bank Limited, st such branch, with which the Escrow
Accounts are opened and maintained in terms of the Escrow Agreement.

“Applicable Law”shall mean any applicable constitution, decree, judgment, legislation, arder, ordinance,
regulation, statute, treaty or other legislative measure in any jursdiction or any present or future
directive, regulation, circular, notification, clarification, guidelings, instruction or requirement having the
force of law in any jurisdiction, and "lawfn” and unlawf " shall be construed accordinghy;

“Business Day" chail mean a day {other than & Sunday or a public holiday} on which banks are open for
penerd business i Mumbai and Pune;

“Epcurnbrance” shail mean any mortgage, pledge, equitable interest, assignment by way of security,
conditional sales cantract, hypathecation, right of other Persons, claim, security interest, encumbrance,
title defect, title retention agreement, voting trust agreement, interest, optien, lien, charge,
commitment, restriction or Himitation of any nature whatsoever, including restriction an use, voting
rights, transfer, raceipt of income or exercise of any other atiribute of ownership, right of set-off, any
arrangemant {for the purpose of, or which has the effect of, granting security}, or any other security
interest of any kind whatsoever, or any agreemant, whether conditional or atherwise, to create any of

the sarme.

“Eeprow Accounts” shall mean Escrow Account of Project I, Escrow Account of Project 2, Escrow
Account of Project 3 and £scrow Account of Project 4 collactively.

“Event of Default” shall mean the occurrence of event whick has been identified as an event of defaudt
under the Loan Agreament;

Existing Lender” shall mean HOFC Ltd.

“Existing Loan® shalt mean the sggregate financial facility availed by the Borrower from Existing Lender
cut of which a sum of Rs.230,000,000/- {Rupees Thirteen Crores only) is autstanding as on Execution
Date.

“Finance Documents” shall mean the loan Agreement and all other agreements executed by the
Borrower, Co — Borrower and in connection with the Laan;

“Final Maturity Date”shall mean the date when the Secured Obfigations are discharged in fuli to the
satisfaction of the Lender.

“Government Approvats” shalt refer to alf approvals / licenses / consents to be taken under Applicable
Law from any Governmental Authonty;
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"Gavernmenfai Amhamy” shall mean any federal, national, supranational, state, provingial, local or
similar government, governmentsl, regulatory or administrative aothority, branch, agency o
commission ar any court, tribunal, arbitral or judicial body {including any grand jury}, and any recognired
stock exchange of India.

“Indenture” shall mean this indenture of mortgage and includes all recitals, annexures, schedules and
exhibits appended hereto and any amendment or supplement thereof made in secordance with s

PrOVISions.

"t ander” thall mean Piramal Finance Limfted, a company incorporated under the companies act, 1956, 2
nan-banking financial company within the meaning of the reserve bank of ndia act, 1234 and having its
registered office address at 1* Floor, Piramal Tower Annexe, Ganpatrac Kadam NWarg, Lower Parel,
Mivmbai = 400013, Indie and branch office at Pirarmal Tower, 8 Wing, Ground Floor, Peninsuiz Corporate
Park, gk Marg, Lower Parel, Mumbai — 400 013, India, (which expression shall, unfess it be repugnant to
the context or meaning thereof, mean and include its successors-in-title and assigns).

“Loan Amount f Loan f Facility” shali mean the first tranche foan amount and the subsequent tranches
loan amount colectively

“Mortgaged Assets” shall mean Mortgaged Assets of Praject 1, Mortgaged Assels of Project 2,
Mortgaged Assets of Project 3 and Mortgaged Assets of Project 4 coBectively, whergin:

“Mortgaged Assets of Project 1" shall mean ownership rights of the Borrowesr/Co-Borrower in Property
1 [ii} Unsold Units of Project 1; and {ili) Hypathecated Assets of Project 1.

"Mortgaged Assets of Project 27 shall mean ownership rights of the Borrower/Co-Borrower in Property
2 (i} Unsald Units of Project 2; and (iif) Hypothecated Assets of Project 2,

“Maortgaged Assets of Project 37 shall mean ownership rights of the Borrower/Co-Borrower in Property
3 {ii} Unsold Units of Project 3; and {iii) Hypothecated Assets of Project 3.

“Mortgaged Assets of Project 4" shalt mean ownershin rights of the Borrowar/Co-Borrower in Property
& {if] Unsobd Units of Praject 4; and (i} Hypothecated Assets of Praject 4.

“Projects” shali mean Project 4, Project 2, Project 3, 2nd Project 4 collectively, whergin:

"Project 17 shalt mean Phase 1 of the project ‘Ganga Amber’, comprising of Tower A and Tower B and
being developed by the Borrower.

“Project 2” shalt mean Phase 2 of the project ‘Ganga Amber, comprising of Tower C and being
developed by the Borrower.

“Praject 3" shall mean Phase 2 of the project ‘Ganga Amber’, comprising of Tower D and Tower £ and
being developed by the Eﬂrmwer
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“Project 4" shall mean Phase 4 of the project ‘Ganpa Aurum Park’, comprising of Tower F and being
devetoped by the Co-Borrower,

“Power of Sale”shall have the meaning given tosuch term in Clause 15 {d} [Sale Without Intervention of
Caurti:

“Property / Propertias” shall mean Property 1 and Proparty 2 collectively, wherein:

“Praperty 1" shall mean the property more particukarly described in Part (i) of Part A of the First
Schedule; and

“Property 27 shall mean the property more particularlty described in Part {it) of Part A of the First
Schedule;

“Receiver” shal have the meaning given 1o it in {fause Error! Refercoce source avt found. belfow;

“Security Interest” means any marigage, pledge, lien, charge, assignment, hypothacation or security
interest or any other agreement or arrangement having the effect of conferring security in favour of the

Mortgagee in respect of the Secured Obligations; and

“Tax” means any tax, levy, cess, impost, duty or other charge or withholding of a sfmifar nature
finciuding any peralty or interest payvable in connection with any fallure to pay or any delay in paying
any of the same).

INTERPRETATION

in this Indenture, unkess the context othenwise requires:

f&) the recitals shall be construed as part of this Indenture;

fh the words importing singuiar shall include plural and vice versa and the words denoting
ratural persons shall where the context admits, include partnerships, firms, companies, corporations,

assaciations, organisations or other entities {whether of not having a separate entity]

{c) the headings are for convenience or reference only and shall nat be used in and shall not
affect the construction or interpretation of this Indenture;

{d} the words “incede” and “including” areto be\canstrued without Emitation;
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refeten enture ar to 2ny other agreement or deed or other instrument shall be construed as
a reference to such agreement, deed, or other instrument as the same may from time to time be
amended, varied, or supplemented; .

all references in this Indenture to any provision of any statute shali be deemed also to refer to the
statute, modification or re-enactment thereof or any stahwtory rule, order or regulation made
thereunder or under such re-enactmant;

the provisians contained in the Schedules hereunder written shall have effect in the manner as if they
were specifically herein set forth;

in the event of thare being any inconsistency or repughancy between the provisions contained in the
Laan Agreement and these presents, the provisions contained in the Loan Agreement as madified or
supplemented from time to time shall prevail to the extent of such inconsistency or repugnancy.

1. COVENANTTO PAY

1.1 Pursuant to the Finance Documents and in consideration of the Llepder extending the Loan to the
Borrower, the Martgagors covenant and agree with the Mortgages that they shall comply with the
terms and conditions of the Firance Documerts and that the Mortgagors shall discharge the
Secured Obligations in accordance with the term: and conditions in the finance Jocuments,
inchuding this Indenture,

1.2 The Mortgagors hereby further covenants with the Morigagee that in the event the Mortgagers
fails to discharge the Secured Obligations on the respective due dates as set out in the Loan
Agreernent, then and in every such case the Mortgagors shall pay default interest at the rate
mentioned in the Loan Agreement and it is hereby further agreed that the provisions relating to
default in discharge of the Secured Ohligations shall not in any way be deemed to authorize the
Mortgagors to allow any Secured Obligations to fal in arrears nor shall it in any way interfere with,
prejudice, limit or affect the powers of sale or entry or any other rights, avthorities, powers or
remedies for securing and enfarcing the discharge of the Secured Obligations.

2.  ADEQUATE CONSIDERATICN

The Mortgagors confirm and declare that it has undertaken to provide security by way of mortgage
over the Mortgaged properties in favour of the Security Trustee acting in trust and for the benefit
uf the Lender and that the Security is baing provided in consideration of the Lender extending the
Loan ta the Barrower and that this consideration is good and valuable consideration.

3. GRANY ANL TRANSFER

3.1 For the consideration aforesaid and as continuing security for the discharge of the Secured
Obligations, the Mortgagors hereby create in favour of the Security Trusiee acting in trust and for
the benefit of the tender, @ mortgage by way of fist and exclusive charge over the Mortgaged
Properties [together with buildings and steuctures thereon and aif pfant and machineries attached
to the earth or permanently fastened to anvthing attached to the earthl for the benefit of the
Ltender.

3.2 The Mortgagorsfurther grant in favour of the Security Trustee, alt rights, liberties, privileges,
easements, advantages, assets, benefits, revenues, income and appurtenances whatsoever to and
arising in relation to the Mortgaged Properties.

3.3 70 HAVE AND TO HOLD aB and singular, the Mongaged Properties unto the Security Trustes acting
in trust and for the benefit of the Lender in accordance with these presents absolutely UPON TRUST
and subject to the powers and provisions declared and contained hergin and in the Fipance
Bacuments.




NO POSSESSION

Notwithstanding anything contained in Clause 3.1 hereinakove, i is hereby agreed that the
possession of the Mortgaged Properties shall neither be given nor agreed to ke given to the
Morigagee except upon the occurrence of an Event of Defautt,

FURTHER ACQUISITIONS / ADDITIONS

The mortgage shait be deemed 1o be extended to, and shall include all profits and accretions
accruing to the Mortgaged Properties and the Mortgagor shall upon the request of the Mortgagee
and at the Mnortgagors’ own costs, as 50001 a5 possible execute and register in favour of the
Martgagee such mortgage and any other charge or other instruments as may be required by the
Maortgagee, granting conveying, assigning and assuring the same to the Mortgagee upon the same
terrns and conditions as are herein contained and for the purposes aforesaid, the Mortgagors shalt
do or cause to be done all such acts, deads and things as may be required by the Mortgagee (at the
MMortgagors' sobe cost and expenze).

MATURE OF SECURITY f POWERS OF MOCRTGAGEE
a. Ranking

The rmorigage 2ad charge created by the Morigagors on the Mortgaged Assets in favour of the
Mortgagee hereunder by way of English mortgage and len shall be a charge in favour of the
Mortgagee as stated hergin above in Clause 3.to secure the payment of OQutstanding Amounts and
discharge of the Secured Obligations. The Security created under these presents may be enforced
against the Mortgagers without having recourse to any other rights of the Mortgagee and the
liability of the hMortgagors shall not be affected, impaired or discharged under any droumstances
whatcoaver,

b. Cantinuing Security

{i} Subject to what i stated in Clause 14, the Security created by or pursuant to these presents is 2
continuing security and shall remain in full force and effect unti the date when the Quistanding
Amounts and the Serured Dbligations under the Security Documents together with all interest,
costs, charges, expenses and any other Cutstanding Amounts and payable under the Faciity
Documents is discharged in full to the satisfaction of the Mortgagee and the lender,
notwithstanding any intermediate payment or settlement of account or other matter or thing
whatsoever and in particutar the intermediate satisfaction by the Montgagors of the whole or any
part of the Cutstanding Amounts and/or Secured Obligations. This security may be enforced by the
Mortgagee against the Mortgagors upon the occurrence of an Event of Default withaut first having
recourse 1o any other rights of the Mortgagee against the Mortgagors or any other Personis) under
any SecurntyDaclmente,

{5} In the event, upen enforcement of the mortgage as stated hereunder, the sale proceeds are not
adequate 1o meet alt the Qutstanding Amounts and Secured Obligations, then the Mortgagee shall
continue to have a claim against the Mortgagors-with regards to the balance amount. In the event,
upon enforcament of the security, any surplus arises after the full and due satisfaction of ali the
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% £ Amounts and Secured Obligations as set out in the Finance Dacuments, the Morigagee
shall forthwith pay such surplus to the Morigagors.

{iii} The Security Interest created by this Deed is in addition to and shalt not e merged in, or
in any way exchuded or prejudiced, or be affected by any other security interest, right of recourse,
guarantes, pladge, indemnity, lizn or other right or remedy {ar the invatidity therecf} which the
Miortgagee may now or at any time hereafter hold or bave (or would, apart fram the Security
interest created by this Deed, hold er have} as regards the Mortgagors or any other Person in
respect of the Outstanding Ameounts and [ or the Secured Obligations.

ic} LCumulative Powers

The powers which this Deed confers on the Mortgagee and any Recelver are:
fa} cumulative;
by without prejudice to their respective powers under the Applicable Laws; and

(€) may be exercised as often as the Mortgagee or the Receiver deem fit, and the
Martgagee or the Receiver may, in connection with the exercise of their powers, join or
concur with any Person in any transaction, scheme or arrangement, and the Martgagors
acknowledze that the powers of the Maortgagee and the Recetver shall in ne
circumstances, be suspended, waived or atherwise prejudiced by anmything other than an
express walver of variation in wriing.

{d) Avoidance of Payments

Notwithstanding that any other Person may have paid all amounts in respect of the
Quistanding Amounts and/or Secured Obligations and/or any discharge, release or settlement
fram time to time, if any security, disposition or payment granted or made to the Mortgagee/
Lander in respect of the Qutstanding Armaunts andfor Secured Obligations is avoided of set
aside or ordered to be sumendered, paid away, refunded or reduced by virtwe of any
Applicable Law relating 1o bankruptcy, insabvency, Howidation, dissolutions, industrizl sickness,
composition or amangement for the time being or from time to time in force ar for any other
reason and consequenthy the Cutstanding Amounts andfor Secured Obfigations owing to the
Mortgagee/Lender are still owing then for the purpose of these presents, the amount so
avoided, set aside, ordered to be surrendered, paid away, refunded, reduced or shared shail
not be considerad to have been paid and the Mortgageae shalt be entitled thereafter to enforce
these presents as if no such discharge, refease or setflement had oocurred.

] Unconditionally of Lien \




The mortgage, charga and lien created by these presents shail not be discharged or affected by

i}

7.

1.1

1.1.1

{a) any time, indulgence, concession, waiver, forbearance or cansent at any time given to
tha Mortgagoss or any other Person, given for any resson whatsoever;

() any amendment, modification or supplement to this Deed or any other agreement,
guarantee, indemnity, right or remedy or lien;

(£} the making or absence of any demand on the Mortgagors or any other Person for
payment; or

{d} any other matter or thing whatsoever relating to and/for arising out of this Dead,

Cistribution of Payments

All moneys received or recovered by the Mortgagee pursvant 1o this Deed or any other
SecurttyDocument and/or the powers herety conferred shall be applied towards discharging
the Quistanding Amounts and the Secured Obligations in accordance with the terms of this
Beed and the Fadlity Documents. Aay surplus of such maneys pursuant to agplication thereof
shall be paid over to the Mortgagors or whosoever may be lawfully entitled 1o receive such

surphus.

LOVENANTS OF THE MORTGAGORS

The Mortgagors covenant that:

in addition to the covenants specified in the Loan Agreement, the Morigagors declare,
represent and covenant as foilows:-

(a}

(b}

The Mortgagors represent and covenant that the Morigaged Assets here in before
expressed to be granted, conveyed, assigned, transferred and assured by the
hMartgagars are the sole and absohute property of the respective Mortgagors, as set out
herein and, subject to what is stated in this Deed, are free from any Encumbrance and
are not subject to any Ns pendens, attachment or other process issued by any court or

other authority,

the Mortgagors now have the power to act, convey, transfer, assure and assign unto the
Mortgagee the Mortgaged Assets by creating a charge unto the Morgages in the
reanner stated in this Deed,




{d}

(&)

{f}

that upon occurrence of an Event of Default it shall he lawtul for the Morigagee upon
gntering into or taking possession under the provisions herein contatned of ali ar anv of
the Mortgaged Assets henceforth to hold and enjoy the same and to receive the rents
and profits thereof without anry interruption or disturbance by the Mortgagors or any
other Person or Persons claiming by, through, under or in trust for the Morigagors and
that freed and discharged from ar otherwise by the Mortgagors sufficiently indemnified
against all Encumbrances and demands whatsoever,

that the Mortgagors shall exetute all such deeds, documents and assurances and do alf
such acts and things as the Martgagee may reasonably require for exercising the rights
under these presents and the Security Oocuments or for effectuating 2nd completing
the Security Interest intended 10 be hereby created and shall from time 1o time and at
alt times after the Security Interast hereby constituted shafl become enforceable
svecute and do alf such deeds, documents, assurances, ads, and things as the
Mortgagee may require for facilitating realization of the Morigaged Assets and for
exercising aff the powers, avthorities and discretion thereby offered on the Mortgagee
or any Receiver and in particufar the Mertgagors shall execute alt transfers,
conveyances, assignments and assurances of the MortgagedAssets whether to the
Mortgages of to its nominees which the Mortgagee may think expedient and shall
perform or cause to be perfarrned all acts and things reguisite or desirable for the
purpose of giving effect to the exercise of any of the said powers, authorities and
giscretions and further shall for such purpeses or any of them make or consent to such
application to any Government or local authority as the htortgagee may regeire for the
ronsent, sanction or authorization of such authority to or for the sale and transfer of the
Morigagedassets or any part thereof and it shal be kawful for the Mortgagee to make or
consent to make any such application in the name of the Morigagors and for the
purposes aforesaid a certificate in writing signed by the Mortgages to the pffect that
any particular assurance or thing required by them is reasonably required by them shal
be conclusive evidence of such fact.

The Mortgagars have a good right and fulf power to grant the Mortgaged Assels hereby
granted or expressed so to be and every part thereof umio and to the use of the
Mortgagee in manner aforesaid.

i an Event of Default, as set out in the Facility Docurnents occurs, the Mortgagee shalf
enioy and receive the rents and profits from the Mortgaged Assets without any
interruption of disturbance whatsoever by the Mortgagors or any other Person of
Persoms fawfully claiming under them, free from all Entumbirances whatsoever and
further that the Mortgagors and alf other Persons having or lawfully or equitably
claiming any estate or interest in the Mortgaged Assets or any part therecf shalt and wilt
from time to time and at 28 Hmes hereafter upon the reguest of the hMortgagee and at
the cost of the Mortgagors during the continuance of this security and execute or cause
te he done and executed all swech acts, deeds and things, whatsoever for further and
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more perfectly assuring the Mortgaged Assets or such part thereaf unto and 1o the use
of the Martpagee in manner aforesaid as shall or may be reasonably required by the
Mortgagee.

The Mortgagee or its nominees shall, with prier intimation to the Mortgagors and at the
risk and expense of the Morigagors, be entitled at all times to enter the Martgaged
Azzets {of such nature) or any part therecf and inspect the same,

The Mortgagors shall from time to time and at all times doring the comtinuance of this
security at its expense, keep the Mortgaged Assets hereby gramted in marketable andt
good condition and shall pay all the rates and taxes, assessment dues angd duties
payable in respect of the same. Upon the otcurrence of an Event of Default it shall be
{awful for the Mortgagee {without being bound to do 50} 10 keep the Morgaged Assets
in good condition and to pay such rates, taxes, assessments, dues and dufies as
aforessid and will from time to time on demand pay to the Mortgagee afl sums of
money 50 paid or expended togethers with interest at the rate of 18% (eighteen per
cenit per annum from the (ime the sarme shall have beer so paid or expended and until
so repaid, the same shall also constitute a charge upan the MortgagedAssets in addition
to the Cutstanding Amoynts and the Secured Obligations.

The Mortgagarsshail at all times during the continuance of this security, insure and keep
insured the entire Mortgaged Assets of an insurable nature against foss ar damage by
fire, flood, earthquake, storm, tempest lightening, explosion and other acts of God and
also by riot or other civil commotion or revolution as also by adts of enemies during war
ar other risks of war or emergency or such other risks as may be required by the
Mortgagee from time to tire on the basis of replacement cost {or on such other basis as
may be agreed between the Mortgagee and the Morigagors) with a reputed insurance
company of companies and nominate the Morigagee as the benefiviary/ assigneefco-
insterer thereof and the Mortgagors shall duly pay all premia or other sums payable for
the purpnse and to effect renewal of such insurance and deliver to the Mortgagee a
copy of every such poficy of insuranee and receipt for the last premium payabie
thereunder. In the event of a payment pursuant 1o any such insurance policy and such
asurance proceeds have not, within 33 {Thirty} days of receipt by the Mortgagors, been
applied towards reinstatement of the Mortgaged Assets, such insurance proceeds shall
be applied towards Mandatory Repayment of the Outstanding Amounts and Secured
Chbhization. The Mortgagors agree that, in the event of failure on the part of the
Mortgagors to insure the Mortgaged Assets or to pay the insurance premia or other
sums referred to above, the Mortgagee may, but shall not be obliged to, get the
Mortgaged Assets insurad or pay the insurance premia and other sums referred to
above, 35 the case may be, and the Mortgagors shall forthwith on receipt of a notice of
demand from the Mortgagee reimburse alt sums so paid by the Mortgagee together
with imterest thereon at the rate of 18%) (eighteen per cent} per annumifrom the date of
1

I
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payment untif such reimbursement by the Mortgagorsand the same shall also constitute
a charge upon the MortgagedAssets.

Any Event of Default occurring under the terms of the Loan Agreement shall constitute a
default of the terms of this Deed and the security created bereunder tn favor of the
Wortgagee and shall became enforceable by the Mortgagee.

1.1.2 Affirmative covenants

{a}

The Mortgagorscovenant with the Morigagee that till such time that the Outstanding
Amounts and Secured Obligations remain outstanding:

(i}

(i}

(i}

{iv)

The Mortgagars shall conduct their respactive businesses with due diligence and
efficiency and in accordance with sound engineering, technical, managerial and
financial standards and bosiness practices with gqualified and experienced
management personnef and to inform Mortgagee about any change in conduct
of business before such change;

The Mortgagorsshall maintain and keep in proper order and in good condition
the Mortgaged Assets of such nature. In case the Mortgagorstail to keep in
proper order, repair and in good condition the Mortgaged Assets or any part
thereof, then, In such case, the Mortgagee may, but shal nat be bound to,
maintain in proper order or repair or condition the Morgaged Assets or any
part thereof and any expense ircurmed by the Mortgagee and their costs and
charges therefore shall be reimbursed by the Mortgagorsalong with the interest
of 18% per annum from the date of expenses being inctrred by the Mortgagee
entif such reimbursement by the Martgagors and the same shall also constitute
a charge upon the Martgagedassets;

The Mortgagors shall keep proper books of account as reguired &y the Act and
applicable taws and make true and proper entries therein of afl dealings and
transactions of and in relation to the Mortgaged Assets and keep the books of
account and alf other books, registers and other documents refating io the
affairs of the Martgagors in respect of the Mortgaged Assets 2o ensure that all
entries in respect of the Mortgaged Assets shall at reasonable times be open for
inspection to the Mortgagee and such Person of Persons. as the Morigagee
shall, from time to tirme, in writing for that purpose appoint;

Upon Martgagee praviding 2 notice of 7 (seven] days, the Mortgagorsshall
permit the Mortgagee and such Person, as it shall from time t¢ time in wiiting
for that purpose appoint, inspect the Mortgaged Assets and the books of
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account in respect of the Mortgaged Assets and pay all travelling, hotel and
other expenses of the Mortgagee or any person whom the Mortgagee may
depute for the purpuse of such inspection and if the Mortzagee shall, for any
reason, decide that it is necessary to employ an expert, 1o pay the fees and ali
travelling, hote] and other expenses of such expert, however it is agreed by the
Parties that no such notice shall be provided on accurrence of an Event of
Default under the Finance Doctuments;

vl The Morigagorsshall punctually pay alt renis, royalties, taxes, rates, lewjes,
cesses, assessments, impositions and outgoings, governmental, munictpal or
otherwise imposed upon or payablfe by the Meortgagorsas and when the zame
shall become payable and when required by the Mortgagee produce the
receipts of such payment and also punctually pay and discharge all dehts and
obligations and liabiities which may have priority gver the security created and
observe, perform and comply with all covenants and obhigations which ought to
te observed and performed by the Mortgagorsin respect of or any part of the
Mortgaged Aszets;

{vi}  The Mortgagors shall forthwith give notice in writing to the Montgagee of
commencement of any proceedings directly affecting the Morigaged Assets or
development of the Property or any part thereof;

fvith  The Mortgagorsshall duly cause these presents to be registerad in all respects so
35 to comphy with the provisions of the Applicable Law and also to bhe registered
in conformity with the prouvisions of the indian Registration Act, 1308 or any
other Applicable Law, ordinange or regulation of ar relating 1o any part of India,
within which any portion of the Property are or may be situated by which the
registration of deeds is required and generally do all other acts {if any)
necessary for the purpose of assuring the legal validity of these presents;

{viii} The Morgagersshall pay all such stamp duty {induding any additiona] stamgp
duty), other duties, taxes, charges and penaities, i and when the
Mortgagorsmay be required to pay according to the Applicable Laws for the
time being in force in the state in which the Mortgaged Assets are situated or
otherwise, and in the event of the Mortgagorsfailing to pay such stamp duty,
other duiies, taxes and penalties as aforesaid, the Morigages will be at Hberty
{but shall not be bound) to pay the same and the Mertgagorsshall reimburse the
same o the Mortgagee on demand along with the interest of 18% per annum
from the date the Mortgagee incurs such expenditure urtil payment thereto
without any protest of demur and the same shafl also constitute a charge wpon

the MortgagedAssets; oJ
%
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The Mortgagorsshall reimburse 3l sums paid or expenses incurred by the
Mortgagee or any receiver, atiorney, manager, agent or other Person appointed
by the Mortgagee for aHl or any of the purposes mentionad in these presents
immediately on receipt of a notice of demand from them in this behalf. All such
sums shall carry interest a1 the rate of 18% [eighteen per cent} per annumas
from the date when, the same shall have been advanced, paid or begome
payvahle or due and as regards Fabilities. The Mortgagors will, on dermand, pay
and satisfy or obtain the refeases of such Persons from such liabilities and if any
sum payable under this clause shall be paid by the PMorigagee the
Mortgagorsshall, forthwith an demand, refmburse the same to the Morigagea.
UntH payment or reimbursement of all such sums, the same shal be a charge
upon the Mortgaged Assets in priority to the charge securing the Qutstanding
Amounts;

The Martgagorsshall promptly inform the Mortgagee of sny loss or damage
which the Mortgagors may suffer due to any force majeure circumsiances ofF act
of God, such as sarthguake, flaod, tempest or typhoen, etr, affecting the
Mortgaged Assets,

1.1.3 Negative Covenant

The Morigagorscovenant with the Mortgagee that till such time that the Gutstanding Amounts
and the Secured Obligetions are cutstanding, without the prior written approval of the
Mortgages, the Mortgagors, shak net sell or dispose or in any manner deal with the
Miortgaged Assets of any part thereof or create thereon any mortgage, lien or charge, pledge
or otherwise howsoever or other Encembrance of any kind whatsoever;

1.1.4 The Mortgagorscovenant that:
they shalt, from time to time and at alt thmes during the contingance of these presents and the
Security hereby created:

{2)

()

keep the Mortgaged Assets hereby granted, conveyed, assigned and assured or sacured
or charged or expressed 50 to b, in 2 good and substantial state of repair; and

duly pay and discharge all dues and charges which after proper totice have become due
{including those (if any) which are payable in arrears}in respect of the Mortgaged Assels
{now owhed or hereafter acquired) including, without limitation, alt the government
revamie, rates, rents, taxes, assessments, dues and duties and alH charges of 3 public
nature znd all ather dues, charges and outgoings of governmental or non-goavernmental
gr any other nature whatsoever. 1
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fc}  shalt always be in & position to apgropriate the Mortgaged Assets {of such nature) in the
event that the Security hereby created becomes enforceable by virtue of these presents
or otherwise in law.

fd]  they shall comply with and chserve and perform all the tesms, conditions and covenants
containgd in these presents.

1.15 Special Covenants

ta)  The Morgagors agree and undertake that they shall execute and register all refevant
documents and create secyrity for the Quistanding Amounts and Secured Obligations in
accordance vwith the Loan Agreement and the other Finance Documents,

(b)  The Martgagorshereby covenant and undertake that they shall fulfit all the covenants,
undertakings and obligations contained in the FinsnceDacuments and in addition thereta also
do al such acts and deeds as may be required by the Mortgagee from time ta time.

8. POWER OF THE MORTGAGEE TO APPOINT A RECEIVER

8.1 Upon the ocourrence of an Event of Default and if such fvent of Default is not remedied within
the applicabite cure period {as may be applicaible) as provided in the Loan Agreement, the
Mortgages may at any time after the security hereby constituted has become enforceable and
whether ar not the Mortgages shali then have enterad into or taken possession of the
Mortgaged Assets and in addition to the powers hereinbefore conferred upon the Mortgagee
after such entry into or taking possession of in consultation with / upon the instructions of the
Lender, may have a receiver or recelvers appointed for the Mortgaged Assets or any part
thereof {hereinafter referred 1o as the "Receiver”), and:

2.1.1 unless otherwise directed by the Mortgagee, such Receiver shall have and exercise all powers
and authorities vested in the Mortgagee hereinafter set forth or under Applicable Law or 3s
the Mortgages may think expedient, including the following rights, power and authorities:

{a) to receive the rents and profits of the Mortgaged Assets from the present and future
tenants and orouplers thereof and the Persons liable to pay the same respectively, and
in case of the non-payment thereof to use sl or any lawful remedies for recovering and
obtaining payment of the same as fully and effectually as the Mortgagorscould do and
the Mortgagersdo hersby direct the present and future tenants and occupiers of the
Miortgaged Assets and the Parsons liable to pay the same respectively, to pay the rents
and profits of the Mortgaged Assets unte such Receiver and to any future Receiver to be
appointed as heretnafter mentioned; 15
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to take possession of and coltect il or any part of the Maortgaged Assets and for that
purpose to take any proceedings and enforce any order or judgment in the name af the
Mortgagars or otherwise as the Receiver shalt consider fit;

to make any arrangement of compromise between the Mortgagors and any other
Person ar pay any compensatian of incur any obligation which the Mortgagee or the
Receiver shall consider fit;

to assign, sell, lease, license, grant options to sell, deal with or manage or concur in
assigning, selling, [easing, licensing, granting options to sell, dealing with ar managing
and 1o vary, terminate or accept surrenders of leases, licenses or otherwise dispose of
the Mortgaged Assats of such part thereof in such manner and generally on soch terms
and conditions as the Mortgagee shall consider fit and to carmy any such transactions
inta effect in the name of and on behalf of the Mortgagorsor otherwise;

to make, effect and do all maintenance, repairs, developments, recanstruction,
improvements, furnishings, equipment, isurance, alterations or additions to or in
respect of the Mortgaged Assets and maintain, renew, take out or increase insurance in
the interest of the Maortgagee for maintaiaing the value of the Morigaged Assets, in
every such Case as the Mortgagee or the Receiver shall consider fit;

to oitain aH licenses, planning consents and permissions, approvals and any other
consents of licenses necessary or appropriate 10 carry oot any of the matters referred to
itt this Deed or otherwise as the Mortgagee or Receiver shalt consider fit;

1o settle, refer to arbitration, compromise and arrange any claims, accounts, disputes,
fuestions and demands with or by any Person or body who is or claims to be a creditor
of the Mortgagors and/or the Obligors or ralating in any way to the Mortgaged Assets;

to bring, prosecute, enforce, defend and discontinue alt such actions and procesedings in
relation to the Mortgaged Assets 35 the Receiver shall consider fit;

to do afl such other acts and things {including, without limitation, signing and executing
all documents and deeds} as may be considered by the Mortgagee or Receiver to be
incidental or conducive to any of the matters or powers aforssaid or ctherwise
incidental or condecive to the preservation, improvement ar reahization of the

Morigaged Assets; M}
o
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{iy  to exercise all such other powers and authority as the Mortgagee shall consider fit to
confer and so that the Mortgagee may in ralation to such part of tha Mortgaged Ascets
confer any powers and authorities which it could give if it were an absolute beneficial
owner thereof; and

fky  inthe exercise of any of the powers aforesaid, to expend such sums as the Receiver may
think fit and the Morigagorsshall, repay to the Receiver all sums so expended together
with interest therson at the applicable rate from the date of payment by the Receiver
until the date of repayment, such sums together with such interest, as shall be secured
by this Deed.

urdess atherwise directed by the Mortgagee, such Recgiver may exercise all the rights, powers,
authorities and discretions herein or by law vested in the Mongagee;

such Receiver shail, in the exercise of his powers, autharities and discretions, conform to the
regulations, instructions and directions from time to time made and given by the Mortgagee;

the Martgagee may from time to time fix the remuneration of siuch Receiver and shall direct
payment thereof out of the sale proceeds of the Mortgaged Assets, but the Maortgagors shall
be fiable for the payment of such remuneratian;

the Martgagee may from time to time and at any time require such Receiver {o give security
for the due performance of his duties as such Receiver angd may fix the nature and amount of
the security to be given to the Mortgagee but the Mortgagee shaill not be bound to require
such security in any case;

the Mortgagee may pay over to such Receiver any monies constituting part of the securities to
the intent that the same may be applied for the purpose herecf by such Recelver and the
Mortgagee may from time to time determine what funds the Receiver shall be st fiberty 10
keep in hand with 3 view to the performance of his duties as such Receiver

every such Receiver shall be the agent of the Mortgagors for sl purposes and the Mertgagors
shall be rasponsible for bis acts and defaults Joss or misconduct and liabte on any contract or
engagement made or entered inte by him {uniess such defaults are due to improper
intervention of the Mortgagee) and for his remuneration; and

t is further clarified that the Morigagee shall be entitled 1o take necessary steps to enforce
the security in any griority or preference a5 the Mortgagee in its sole discretion deems fit and
the Mortgagors shall have no right or claim against the Mortgagee for exercising its rights in
such manner.

EVENTS OF DEFAULT AND REMEDIES




911

89.11.1

5.11.2

4.1.1.3

5.1.1.4

Events of Default

Upon the accurrence of any Event(s) of Default az set out in the Loan Agreement, the
Mortgages may upon instruction of the Lender by a notice in writing to the Morigagorsdectare
the Outstanding Amounts to be due and payable forthwith by the Mortgagors and the Security
interest created in favar of the Mortgagee hereunder shall become enfarceable. Further, the
{ender/ Mortgagee shall also to be entitled to exercise the foliowing rights tn case of an Event
of Default as set out in the Loan Agreement:

Step-in Rights

Lipon the occurrence of any Event of Default, the Mortgagee may i its discretion be entitled
to 1ake charge aver the Projects and substitute the contractors and/ or cansuitants and/f or
architects or nther persons appointed for the purposes of construction and development of
the Projects in such manner and on such terms and conditions as the Mortgagee may deem fit,
Far this purpose, the Morigagorshareby agree that they shall do all such acts, deads and things
as may be required to ensure that representatives of the Morigagee are able to supervise and
manage the Projects. For the avoidance of any doubt, the Bortgagorsor any their respective
Affiliates shall not commit any 2ct ar omission, take any action or any decision with respect io
the Projects without the prior written consent of the Morigagee.

The Morigagee may by 2 notice in writing 1o the Mortgagors in consubtation with / upon the
instructions of the Lenderidentify a person who shall be the development manager/ preject
manager of the Projects and shall be respensiie for undertaking the development of the
Projects on the terms and conditions, including eemuneration, as agreed between Mortgagee
and such third party {"Manzger”}. Upon such notice to the Mortgagors, they shall execute
appropriate agreements [ letters / deeds / documents [“Mianagement Agreement”} as
specified by Maortgagee, with, or for the benefit of, such Manager.

The Mortgagorsendertake to take all measures as are required 10 execute sech Management
Agreement and the Manager is able to discharge its duties under such Management
Agreement, including by calling requisite Board meetings and voting in 3 manner that the
execution of the hManagement Agreement and appointment of the Manager is ratified.

The Parties agree that the remuneration payable 1o the Manager shall be paid by the
Mortgagors. The Mortgagorsalsa agree and undertake to share all information about the
Mortgaged Assets as is required by the Manager and/or if required by any person proposed by
the Mortgagee in consultation with / upon the instructions of the Lender as a Manager to
enable such person to evaluate the Pn:;]jct.
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The Mortgagarsalso agree and undertake to ensure that any contractors/ consuitants/
suppliers/ architects/ builders appointed in relation 1o the Projects {and their respective
emplovess) are irrevocably instructed to co-aperate in full with the Manager and folfow its
instructions fully and in good faith. The Mortgagorsundertake that upon the appointment of
the Manager, the Mortgagorsshall onlby act in an nan-executive capacity and shall undertake
actions in good faith to ensure completion of the Projects and also acknowledges and confirms
that the appcintment of the Manager shall be beneficial for ali the Parties hereof and the
Projact, All casts incurred or suffered by Mortgagee In identifying a Manager and/for
negotiating and finalizing the terms of the Management Agreement shall be borne by the
Morgagors.

SALE WITHOUT INTERVENTION OF COURT
PROVIDED ALWAYS AND 1T 15 HEREBY AGREED AND DECLARED a5 follows:

upon the happening of an Event of Default, it shall be lawful for the Mortgages ar any time
with prigr intimation to the Mortgageor, to sell, assign or concur with any cther Person in
selling, assigning the Morgaged Assets elther by public auction o private contrad, including
the land, buildings and structures or separately therefrom with fiberty to make any
arrangements as to removal of the plant, machinery, fixtures, fittings and other implements
from the land, building and structures and with fiberty alse to make such conditions or
stipulations regarding tite or evidence af title or other matters as the Mortgagee may deam
proper, with power ta buy or obtain assignment of the Mortgaged Assets at any sale and to
resell or reassign the Morigeged Assets at any sale by auction or to rescind Or vary any
contract for sale and to resell or reassign the Mortgaged Assefs without being answerable or
accountable for any loss or diminution occasioned thereby and with power also to execute
assurances and give effectual receipts for the purchase money and do all other acts and things
for completing the sale / assignment which the Person or Persons exegrdising the power of sale
/ assignment shalf think proper, and the aforesaid power shall be deemed to be a power 19 selt
and concur in selling the Mortgaged Assets without the intervention of the Court within the
meaning of Section 69 of the Transfer of Praperty Act, 1882;

The power of sale hereinbefare contained shal not be exercised by the Mortgagee unless and
untdl @n Event of Default under the Loan Agreement has ocaurred.

Mo purchaser or other Person dealing with the Maortgagee and/for the Receiver upon any sale
purporting to be made in purstance of the aforesaid power in that behalf shali be bound ar
concerned 1o see ar inguire whether either of the gvents mentioned in Section 6% Sub-section
ib} of the Transfer of Praperty Act, 1882 has happened or whether any defauit has beea made
in payment of any moneys intended to be herety secured or whether any money remains
owing on the sétur_iw of these presents or as to the necessity o expediency of the stipulations
subject to which such sale and/for assigrment shall have been made or otherwise as to the

15| 33

whilcrr




10.1.4

115

11.

111

11.2

11.3

b

propriety or regularity of such sale and/for assignment and rotwithstanding any impropriety of
irregularity whatsoever in any such sale and/or assignment the same shall as regards the
safety and protection of the puerchaser or purchasers be deemed to be within the aforesaid
pawer in that behalf and be valid and effectual and the remedy of the Mortgagorsin respect of
any breach of any of the clauses or provisions hereinbefore contained or of ary impropriety or
irregularity whatsoever in any such sale and/or assignment shall be in damages only;

Alk other provisions and trusts ancillary to the power of sate which are contained in Section $9
of the Transfer of Property Act, 1882, shaH apply to this security as if the same were
incorporated herein; and

Upan any such sale fassignment as aforesaid the receipt by the Mortgagee of the purchase
money paid by the purchaser shall effectuatly discharge the purchasers therefrom and from
being concerned to see to the apphcation thereof or being answerable for the loss or
misapplication thereof.

HON-APPLICABILITY OF CERTAIN PROVISIONS GF TRANSFER OF PROPERTY ACT

Section GFA,

The provisions of Section 67-A of the Transfer of Property Act, 1882, shall not 2pply to these
presents and the Mortgages, notwithstanding that the Muortgagee may hold two or mare
mortgages executed by the Mortgagors including these presents, in raspect of which the
Mortgagee have the right to obtain the kind of decrees under Section 67 of the Transfer of
Property Act, and the Mortgagee shall be entitled to sue and obtain such decree on any of
such morigages without being bound to sue on alt such mortgages in respect of which the
mortgage moneys shall have bacome due;

Continued Possession

It shafl be kwful for the Mortgagorsto retain possession of, and the Mortgagors may vse, the
Mortgaged Assets in accordance with the SecurityDocuments {including any disposal expresshy
permitted and subject to the terms of the SecurityDocuments) untif the Mortgagee shall be
entitled to take possession thersof under these presents and shalt take possession thereof
accordingly;

Section G3A

The Morigagorsshall while in lawful possession of the Mortgaged Assets have no power to
make leases thereof, save and except in pursuance of the terms of the SecurityDocuments and
with the consent in writing of the Mortgagee first obtained (which consent the Morzages
shall not be bound to give) on such terms Ell“d conditions as the Mortgagee shall in its absolute
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12,

13.

14,

i4.1

4.2

discretion consider fit and the provisions of Section 654 of the Transfer of Property Act, 1882,
shail not apply.

PROCEEDS OF THE MORTGAGED ASSETS OF PROJECT

Afl payments to be made by the Mortgagee under this Deed shalt be made only from the
income and proceeds from the Mortgaged Assets to the extent that the Mortgagzee shall have
received income or proceeds from the Morlgaged Assets to make such payments In
accordance with the terms and provisions hereof. All amounts from time to time received by
the Mortgagee in respect of the Mortgaged Assets shail be applied in accordance with the
provisions hereof.

NOT MORTGAGEE-IN-POSSESSION

Without prejudice to the generality of Clause 11 below the Mortgagars Jdo hereby expressly
agree with the Mortgagee that neither the Mortgagee not any Receiver appointed as aforesaid
shall, by reason of the Mortgagee or such Receiver entering into or taking possession of the
Mortgaged Assels or any gart thereof, be Hable to the Morgagorsto account 35 a
marigagee-in-possessicn for anything except actual receipts or be liable for any loss or for any
default or amission for which a mortgages-in-possession might be liable

PROTECTION OF MORTGAGEE AND RECEVER: LIMITATION CGF LIABILITY

Meithar the Mortgagee nor the Receiver shall be ligble in respect of any loss or damage which
arises out of the exercise or the atternpted or purportad exarcise of or the failure to exercise
any of their respective rights, powers, authorities, discretions and trusts that may be vested in
the Morgagee ur the Regeiver,

RECONVEYANCE / REDEMPTION

Upon satisfaction in full of the Quistanding Amounts and complete and full discharge of
Secured Ohligations to the satisfaction of the Mortgagee, the Mortgagee shall immediately,
unconditionally release, recanvey, re-grant and reassign the MortgagedAssets {or such balance
part theraof} in favour of the Mortgagors, as applicable, provided that such reconveyance,
reassignment or release of the Security interest created under this Oeed shait not thereby
affect or cause the reassignment, retransfer or release of any property or assets secured under
any other mortgage or charge which ranks pari gassu in paint of security or ctherwise.

The re-conveyance and reassignment as stated hersinabove or the conveyance and other
tieeds, documents and writings in case of the MortgagedAssets in exercise of the power of the
sale herein contained or transfer or mortgage or other assurance required to be created, by the
Mortgagee .shall, if executed by any T the duly and validly authorised officers of the
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4.3

i5.

15.1

15.1.1

15.1.2

i5.1.3

1514

I5. 15

1a,

6.1

16.1.1

i6.1.2

Mortgagee, be deemed as good and effectuat as if the same had been execuled by the
Morigagees.

At the discretion of the Lender, the Security Trustee, subject to Apphicable Law, may release
nartial charge on pariial repayment as may be directed by the Lender,

SALE / REALISATION OF SECURITY

Upaon the enfercement of the Security, theMortgagee shail hold the monies receved by it, or
the Receiver, in respect of the Mortgaged Assets part thereof arising out of but not limited to:

sale procesds;

Arvy sale, calling in or collection ynder this Deead;
rents, profits, income;

policy or polictes of insurance;

compensation maney in respect of any assumption of custody or control, expropriabion or
nationakisation by any government or governmental autharity of all or any of the assets of the
Qbligors;

REFRESEMTATIONS AND WARRANTIES
The Mortgagorshereby represent and warrant to the Morigagee as follows:

fi} there are no legal, quasi-legal, administrative, arbitration, mediation, conciliation or other
procesdings, claims, actions or governmental investigations of any nature pending against the
Martgagors of 1o which any of the Mortgagors’ assets are or may be subject, and (i} the
Mortzagors have not been threatened by any such proceeding, claim, sction or governmentat
investipation against it, which relates in any manper to the Finance Documents or the
transactions contemplated hereby or which cootd adversely impact its ability to perform under
the Finance Doouments;

tone of fa) the execution, delivery and performance of this Deed. {b} the consummation of the
transsctions contemplated by thls Deed, or {c) the compliance with the provisions of this
Beed, will {ii conflict with or breach any Agplicable Laws, subject to receipt of all consents,
approvals, authorizations as required under such faws; or {i} violate ar breach a provision of,
or constitute & default for an event which, with notice or lapse of time or both would
constitute a default} under, any of the terms, covenants, conditions or provisions of any nate,
bond, mortgage, deed, deed of trust, license, franchise, permit, lease, contract, agreement or
other instrument, commitment or c;ljgatian to which the Martgagors or any of the directors,
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17.

18,
18.1

i8.1.1

18.1.2

18.1.3

18.1.4

partner, proprietor (as the case may b} is 2 party, s as to render the transactions envisaged
urder this Deed void or unenforceahle.

Each Warranty is separate and independent and, save and except any disclosure made by the
Murtgag{nrﬂln. connection with the Facility Docurnents, none of the Warranties shall be treated
as pualified by any actual or constructive knowladgs on the part of the Mortgagee or any of its
agents, representatives, officers, employees or advisers,

COSTS AND EXPENSES RELATED T THIS DEED AND ENFORCEMENT OF SECURITY

The Martgagors will pay all costs, charges and expenses in any manner incurred or made by
the Mortgagee of and incidental to these presents or of and incidental 1o or in connaction with
this security a5 well for the assertion or defence of the right of the Mortgagee a5 for the
protection and security of the Mortgaged Assets and for the demand realization and recovery
of the Qutstandiung Amounts and Secured Obligations or any part thereof or for the exercite
of any of the powers contained in these presents and the same shali be paid on demand by the
Mortgagarsto the Mortgagee with interest at the rate of 18% thereon from the time of the
same having been so incurred and that untid such repayment the same shall be 3 charge upon
the Martgaged Assets hereby granted.

INDEMNIFICATION BY THE MORTGAGORS

The Maortzagors(“indemnifying Party”) hereby indemnify and agree to defend and hold
harmiess {without limitaticn in amount or time), the Mortgagee and its officers, directors, and
employees {“Indemnified Party™} against and in respect of any and 2l losses arising out of
¢laims, actions, demnands, damages, liabitity andfor judgments {including reasonable attorneys’
and consultants” fees and expenses) {callectively, the "Losses”) incurred as 3 reason of or
resulting of arising fram or in refation o

any breach of Warranties contained in this Deed or other Facility Documents or any
representation, as set out in this Peed or other Facility Documents or in the event any
Warranties and representations of the Mortgagarsprove to be false or misleading;

anydefault or breach by the Mortgagorsof their covenants, obligations and undertakings under
this Deed;

any legal procesdings initiated against any of the Mortgagors and / or the Morigaged Assets or
arny gart thereaf;

any Losses caused due to any Event of Default on the part of any of the Morigagorsas set out
inn this Deed or other Facility Dociiments;
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18.1.5

18.1.6

18.1.7

i9,

19.1

1913

any Losses caused due to any legal proceedings initiated against the hortgagorsand f ar the
Mortgaged Assets or any part thereof;

any liability arising out of the business of the Mortgagors; and

any liability {including Tax and other statutory Habilities) refating to the Mortgagoss
irrespective of whether the claim is made 3t a later pointin time.

Notwithstanding any investigation conducted before or after the execution of this Deed, and
notwithstanding any actual or implied knowledge or notice of any facts or circumstances which
the Indemnified Party may have as a result of such investigation or otherwise, the Indemnified
Party may bring 2 claim for indemnification under this Cavse.

The indemnification rights of the Indemnified Party under this Deed are independent of, and in
addition to, such other rights and remedies as the Indemnified Partymay have under
Applicable Law or in equity or otherwise, including the right to seek specific performance,
rescission, restitution or other injunctive relief, none of which rights or remedies shall be
afected or diminished thereby.

APPOINTMENT OF THE MORTGAGEE AND THE RECEIVER AS ATTORNEY OF THE OBLIGORS

Appairtment

The Mortgagorsirmevorably appoint the Mortgagee and the Mortgages hereby gives consent to
be its attorney with full power of substitution and in its rame or otherwise on its behalf to
sign, seal, execute, deliver, perfect and do all deeds, instruments, acts and things which may
ke desirable or necessary or which the Maorigagee or the Receiver shall think proper or
expedient for carrying out any obligations imposed on the Mortgagors hereunder or for
exercising any of the powers herely conferrad In connection with any sale or disposition of
any part of the Mortgaged Assets upon the eccurrence of an Event of Befavlt or the exercise of
any rights in respect thereof ar for giving to the Mortgagee the fult benefit of the secerity
created herein and so that the appaintment hereby made shall operate to confer on the
Mortgagee and the Receiver authority to do on behalf of the Mortgsgars anything which it can
lawFuliy do as its sttomey and without prejudice to the generality of the foregoing the
Mortgagorshave appainted the Mortgagee, inter ofio to:

{a) executs and do 2fl acts, deeds and things which the Mortgagors is authorized 10 execute
and do under the covenants and provisions hergin contained;
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24

21,

22.

{5} generally use the name of the Mortgagorsin the exercise of all ar any of the powers by
these presents o by law canferred on the Mortgagee or any Receiver appointed by the
hMortgagee;

(£} receive the sale consideration of the Mortgeged Assets directly in the name of the
Mortgagee (on behalf of the Mortgagors) and to give valid and effectual discharge for
the same; and

{di  execute on behalf of the Mortgagorssuch documents and deeds as may be necessary 10
give affect to the provisions of this Deed and for the preservation, enforcement and
reafization of the security created hereby.

Ratification

Tha Morgagaorshereby ratify and confirm and agree to ratify and confirm any deed,
instrument, act or thing which such attorney or substititte may execute or do.

STAMP DUTY

This Deed of Mortgage has already been stamped for the maximum armount of Rs.10,00,500/ -
{Rupees Ten Lac and Five Hundred anly) for the entire Cutstanding Amounts in accordance
with the provisions of the Maharashtra Stamp Act, 1858 and accordingly any collateral,
zdditional or substituted secerity which may be created in favar of the Mortgagee to secure
the Cutstanding Amounts and/or Secured Obligations or any part thereof shall be stamped for
a nominal amount of Rs.500/- {Rupess Five Hundred only) in terms of Section 4 of the
daharashtra Stamp Act, 1958 read together with Articte 40 of Schedule | of the Maharashtra
Starnp Act, 1958.

WAIVER

to failure ar delay on the part of any of the Parties 1o this Deed relating to the exercise of any
rizht, power, privilege or remedy providad under this Deed shall operate as 3 waiver of such
rizht power privitege or remedy or as & waiver of any preceding or succeeding breach by the
gther Party to this Deed nor shall any single or partial exercize of any right power privilege or
remeady preclude any other or further exercise of such or any other right, power, privilage or
remedy provided in this Deed all of which are several and cumulative and are not exclusive of
gach other or of any other rights or rermedies otherwise available to a Party at law.

SEVERABILITY'  © - y




23,

23.1

23.2

23.2.1

-
BT <%

provision and if at any time any one or more provisions of this Deed shall be held te be Hlegal,
void, invalid ar unenforceable, in whole or in part, under any enactment, or rule of law ot any
jurisdiction, the validity, legality and enforceability of the remainder of this Deed shall not be
affected and the validity, legality and enforceability of the whole of this Deed in any other
jurisdiction shall not be affected.

NOTICES
i} Communications iy writing

Anv notice, demand, request or other communrication to be made or given under this Indenture
shalt be in writing unfess otherwise stated. Such notice, demand request o other
cammunication shall be deemed to have been duly ghven or made when it shalt be {a) defivered
personafly, or {b) sent by facsimile transemission, or {c} sent by registered mail with
acknowledgment due, postage prepaid. However in case of natice under (b} above the hard
copy shall reach the recipient within 4 days.

i} The address for service of the Mortgages shalt be:

Address : Ath Floor, Piramal Tower Annexe, Sanpatrao Kadam Marg,
Lower Parel, Mumbai — 400013

Tel Mo
Farsimike

E-rnait

it] The address for service to Mortgagoers shall be:

Address : 5an Mahu compler, geound Roor, 5, Bund Garden raad, Pure-411001]
Attertionof  :Shri Annuj Umesh Goel

Tel Mo CERRO-26124265

Fax Mo (020-26131044

Ernaif rannuj@poe|ganga.in

Any notice of other communication shall be sent by certified or registered mail, e-mail,
facsimife or by hand delivery.

AR notices referred in this Deed or other commupications shall be deemed to have been duly
given or made:

5 {five! Business Days after being depasited in the mail with postage pre-paid; and
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23.2.2

23.4.3

23.2.4

2335

24.

25,

26.

27.

28,

If getivered by facsimite, when the activity report confirms successful transmission, or if such
day is not a Business Day or after 5 p.m. on any Business Day in the place of defivery, the newt
following Business Day.

Any notice givern or communication made under this Deed must be in English Language.

Any communication or document o be made or defivered to the Mortgagee and/or the
Lender will be effective anly when actuaily received by the Lender.

Any communication or document made or delivered to the Mortgagors in accordance with this
Clause wilt be deemed to have been made or delivered to the Mortgagors

COSTS AND STAMP DUTY.

AH costs and expenses including stamp duty, registration charges and all other statutory levies,
duties incurrad in connection with this Deed, the preparation, execution and delivery of this
Deed and any other costs and expenses incurred in connection with this Deed, shall be bome
fy the Martgagors. Any amount not paid by the Morigagorsand claimed, levied, recovered
from or paid by the Mostgagee shall be recoverable from the Martgagorsalang with the
interest of 18% per annumn from the date of expenses being incurred by the Mortgagee until
such reimbursement by the Mortgagors.

AMENDMENT

Mo change or modification of this Deed shall be valid untess the same shall be in writing and
signed by the Parties.

GOVERNING LAW
This Dead and the rights and obligations of the Parties hereunder shali be cunstrued in

accordance with and be governed by the laws of tndia.

FJRISDICTION

The courts of Pune shalt have jurisdiction o try and entertain and disputes arising out of this
Dead. However nothing shall prevent the Lender ar the Security Trustee to initiate any
procesding in any other court of competent jurisdiction.

CONFIRMING PARTIES
The Confirming Parties confirm the cunter{cs of this Dead.

Cpm
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29, COLUNTERPARTS

This Indenture {if required} may be expcuted in counterparts and all counterparts tagether shall
constitute one and the same instrurment.

{Intentionally Left Blank]

JEi33



..-rl"t'-..-w

W

YHE FIRST SCHEDULE HEREINABOVE REFERRED T
{Descrigtion of the Martgaged Property!

PART A

[iy The contiguous block of land admeasuring Hectares 01 = 80 Ares out of the land admeasuring
Hectares D4 = 48 Ares bearng Survey No.5% situate, lying and being at Village Tathwade within the
Registration Sub-District of Taluks Mulshi, District Pune under the jurisdiction of Sub-Repistrar Haveli
and within the local limits of Municipal Corporation of Pimpri Chinchwad and which contiguous block
admeasuring 16,000 sq.mtrs is bounded as follows, that is to say:

O o towards the East : By Supvey no.5d {part).
(i or tawards the South : By Survey no.58{part).
O or towards the West : By Road.

Cin or tawards the North : By Survey no. 60 (part}.

together with the rights, title, interest possessed by the Mortgagors in the underlying plot and areas
appurtenant thereto all the buildings and structures thereon, fixtures, fittings, all plant and machinery
attached to the earth or permanently fastened to anything attached to the earth, ail tregs, fences,
hedges, ditches, ways, sewers, drains, liberties, privileges, easemeants and appurtenances whatsoaver to
the said properties, hereditamants or premises or any part thereof whether presently in existence or in
the future helonging to or in any way appattenant thereto or usually held, occupied or enjoyed
therewith or expected to belong or be appuntenant thereto ARD all estates, rights, title, interest,
groperty, claims and demands whatsoever of the Morigagors in, to and upon the same whether
presently in existence or constructed or acquired hereafter bath present and future.

{id) AH that piece and parcet of the property bearing survey no. B0 Hossa no 3, area admeasuring
MHectare-384res out of area admeasuring OlMectare-90Ares plus Potkharaba area admeasunng
pOHectare-OdAres, totally admeasuring OiHectare-94Aras situate, lying and being at Village Tathwade
within the Registration Sub-District of Taluka Muishi, District Pune under the jurisdiction of Sub-
Registrar Haveli and within the Jocal limits of Municipat Corporation of Pimpri Chinchwad and which
contiguous block sdmeasuring 8800 sg.mirs TOGETHER with all the buildings, Structures messages and
tenaments now standing thereon or which may kersafter be erected thereon or sny of them or any part
therzof,is bounded as follows, that i3 to say:

Onor towards the East By partly by land bearing Survey No.60/1.
Qo or towards the South By partly by land bearing Survey No. 549,

On or towards the West By partly by land bearing 5. No.60/3 & road.
CIn or towards the North : By partly by land bearing Survey No.&O/1

together with the rights, title, interest possessed by the Merigagor in the underlying plot and areas

A (o k«“’ lﬂf‘) -




appurtenant thereto ali the buildings and strectures thereon, fixtures, fittings, &l plant and machinery
attached to the sarth or permanently fastened to anything attached to the earth, alt trees, fences,
hedges, ditches, ways, sewers, drains, liberties, privileges, easements and appurienances whatsoever 1o
the said properties, hereditaments or premises o any part thereof whether presenthy in existence ar in
the future belonging to or in any way appurtenant therete or usually held, cccupied or enjoyed
therewith or expected to belong or be appurienant thereto AND all estates, rights, title, interest,
property, claims and demands whatsoever of the Mortgagor in, to and upon the same whether
presently in existence or constructed or acguired hereafter both present and future,

20133



PART B

{i} Yhe contiguous block of land admeasuring Hectares G1 = 60 Ares out of the land admeasuring
Hectares 04 = 46 Ares bearing Survey No.59 situate, hving and being at Village Tathwade within the
Registration Sub-District of Taluka Muishi, District Pune under the jurisdiction of Sub-Registrar Haveli
and within the local Hmits of Municipal Corperation ef Pimpri Chinchwad and which contiguous block
admeasuring 16,000 sq.mirs 15 bounded as follows, thatis to say:

On ar towards the East : By Survey no 80 [part).
On or towards the South : By Survey no.59 (part).
On or towards the West : By Road.

On or towards the Morth : By Survey no.60 (part).

together with the rights, title, interest possessed by the Mortgagoers in the underlying plot and areas
appurtenant thereto alf the buildings and structures thereon, fixtures, fittings, all plant and machinery
attached 1o the earth or permanently fastened to anything attached to the earth, ail trees, fences,
hedges, ditches, ways, sewers, drains, fiberties, privileges, easements and appurtenances whatsoever to
the said properties, hereditaments ar premises of any part thereof whether presently in existence or in
the future belonging 10 of In any way appurtenant thereto or usually held, occupied or enjoyed
therewith or expected to befong or be appurtenant thereto AND al estates, rights, title, interest,
property, claims and demands whatsoever of the Mortgagors in, to and upon the same whether
presently in existence or consteucted or acguired hereafter both present and future
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(il The contiguous block of tand admeasuring Hectares 01 = 00 Ares out of the fand admeasuring
Hectares 04 = 46 Ares bearing Survey No.59 situate, lyving and being 2t Village Yathwade within the
Registration Sub-District of Taluka Mulshi, District Pune under the jurisdhiction of Sub-Registrar Havefi
and within the local limits of Municipal Carporation of Pimpri Chinchwad and which contiguous block
admeasuring 16,000 se.mirs is bounded as follows, that is to say.

On or towards the East : By Survey no. 6D [part).
O or towards the South : By Survey no.59 {part},
On or towards the West :By Road.

On or towards the North : By Survey no 60 {part),

together with the rights, title, interest possessed by the Mortgagors in the underlying plot 2nd areas
appurtenant thereto all the butldings and structures theraon, fixtures, fittings, all plant and machinary
attached to the earth or permanently fastened to anything attached to the earth, 3ll trees, fences,
hedges, ditches, ways, sewers, drains, Hherties, privileges, easemants and appurterances whatsogver to
the said properties, hereditarments or premises of any part thereof whether presently in existence arin
the future belonging to or in any way appurtenant thereto or ysuzlly held, occupied or enjoyed
therewith or expected to belong or be appurtenant thereto AND all estates, rights, title, interast,
property, cdaims and demands whatsoever of the Mortgagors in, to and vpor the same whether
presenthy in existence or constructed or acquired hereafter both present and future

[Execuiiun Clause Fallows]
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MORTGAGOR 1

SIGHNED AND BELIVERED by Mrs. Yamunabai Raman
Pawar 1

Trrpugh her constituted attorneys Shri Siddhivinayak

Devetopers represented by its partner; MEEMTnd L
E;ar%b:: Tedldbor 120 by 1S Petingl Annv)Umesh Goe!

MORTRAGOR 2

SIGNED AND DELIVERED by Shri Siddhivinayak
Pevelopersthrowsh s Partner
“frrt Ureeoh frcf | authorised vide letter

deted 2) O rf{fiﬂf?

MORTGAGOR 3

SIGNED AND DBELIVERED by Erostar Goel Proparties
UPthrough its Partrer _Aaderd Urragh Geal,
authorized vide ietter dated

21 Jom [2.01y

MORTGAGEE

SIGNED ANE DELIVERED by PIRAMAL
TRUSTEESHIP SERVICES PRIVATE LTD.

i e
CAC
T

S o Lignelory

\;j‘&neﬁ B
t % 1 =L Cﬁtiﬁﬂ :l*
> é{ﬁ“’j‘ Y, Slaivefr Nizguy,
R\'\.‘kt_ AR F L

> l._,;( . i’u_ ?j(;‘-c};ﬂ;i- Qﬂ r-u_%r:‘t '11‘.{-

Ej"if- 1 (:;:‘.‘".a_ é # _Ik. Y [%'Ha i 33132

AL

?\.‘1.-\::'_ *-{'. ” GEG



