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THIS TENANCY AGREEMENT is made the day and year stated in Part 1 of the First Schedule.


Between


1)	AMANAHRAYA TRUSTEES BERHAD (Company No.  200701008892 (766894-T)) (as Trustee for and on behalf of Al-Salām Real Estate Investment Trust) (“Al-Salām REIT”), a corporation registered under the Trust Companies Act 1949 and incorporated under the Companies Act 1965 with its registered address at Level 34 Vista Tower, The Intermark, 348, Jalan Tun Razak, 50400 Kuala Lumpur and business address at Level 31 Vista Tower, The Intermark, 348, Jalan Tun Razak, 50400 Kuala Lumpur and shall include its successors-in-title and permitted assigns [hereinafter called the “Landlord"] of the one part.

And

2) The party whose name and particulars appear in Part 3 of the First Schedule hereto [hereinafter called the "Tenant"] of the other part.


WHEREAS


A. The Landlord is the legal and beneficial owner of all that piece of land held under LOT 14530 GERAN 44587 Mukim Bandar Johor, District of Johor Bahru, State of Johor together with a commercial complex erected thereon known as KOMTAR JBCC SHOPPING MALL or other name as maybe decided by the Landlord and approved by the Appropriate Authorities. ["The Shopping Mall"] 

B. The Landlord has agreed to grant and the Tenant has agreed to take a tenancy of the Demised Premises situated within The Shopping Mall and more particularly described in Part 4 of the First Schedule and outlined in red in the plan annexed hereto as the Fourth Schedule upon the terms and conditions hereinafter appearing.


NOW THIS AGREEMENT WITNESSETH as follows:


1.           INTERPRETATION

1.1 	In this Agreement and in any rules and regulations made hereunder or annexed hereto, where the context so admits, the following words and expressions shall have the following meanings:


Agreement 	means this Tenancy Agreement and all annexures, schedules and enclosures annexed thereto. 

Appropriate Authorities	means any governmental, semi or quasi-governmental and/or statutory departments, agencies or any privatized corporation [including without limitation, Tenaga Nasional Berhad and the service provider engaged by the Landlord to provide telecommunication service to The Shopping Mall].

Annual Gross Sales	means the aggregate of all sum of money received in the conduct of the Tenant’s (less service tax) and shall exclude sales of assets which are not part of stock-in-trade business as evidenced by the chits and invoices during the particular month/year.

Commencement of Business 	means the date on which the Tenant shall commence its business which date shall be the date as stated in Part 17 of the First Schedule unless otherwise notified in writing by the Landlord.

Business Hours 	means the opening hours of The Shopping Mall [other than for such premises of The Shopping Mall permitted by the Landlord to open for business outside such opening hours] presently during the days and between the hours specified in Part 20 of the First Schedule until otherwise stipulated by the Landlord.

Commencement Date of Tenancy	means the date of commencement of the Tenancy stipulated in Part 7 of the First Schedule, thereafter the rental and service charges shall be payable monthly in advance on/or before the 7th day of each and every succeeding month during the Term of the Tenancy.

Common Areas 	shall mean those parts, area, premises and facilities of and in The Shopping Mall which are not demised or intended to be demised by the Landlord to the Tenant or to any other tenants and which are now or hereafter provided by the Landlord at its absolute discretion from time to time for the common use by tenants, customers, employees and their respective invitees and licensees in common with the Landlord and all other persons having the like right to use the same.

Community Engagement	means program promoting local sustainability efforts or supporting community welfare Demised Premises 	means the premises within The Shopping Mall described in Part 4 of the First Schedule and outlined in red in the floor plan annexed hereto as Fourth Schedule.

Deposit 	means the aggregate of the Security Deposit and the Utilities Deposit payable by the Tenant under Clause 3.1 and Clause 3.2.


Fit Out Fees 	means the sum stated in Part 23 of the First Schedule which are non-refundable payment payable by the Tenant to the Landlord for water and electricity supplied by the Landlord to the Tenant during the Fit Out Period and for the removal of waste, debris and unused building materials from the central collection point[s] identified by the Landlord during the Fit-Out Period.

Fit-Out Deposit	means the sum stipulated in Part 15 of the First Schedule payable by the Tenant to the Landlord as security for the Tenant’s due performance of the terms herein contained during the Fit-Out Period.

Fit-Out Manual 	means the regulations, guidelines, specifications and schedules in respect of Fit-Out Works also known as the Tenancy Design and Fit Out Guidelines which will be given to the tenant upon handover of Demised Premises to the Tenant. 

Fit-Out Period	means the rental-free period stated in Part 16 of the First Schedule during which the Tenant shall carry out its Fit-Out Works in accordance with the terms herein.

Fit-Out Works	means the alterations and fitting-out works carried out by the Tenant in respect of the Demised Premises.

Force Majeure Event	strike, lock out labour dispute, Act of God, restrictions,                                                                                                                                                                                                                                                                             regulations or control imposed by any Act of Parliament, any rule, ordinance, proclamation or order issued by any competent authority, enemy or hostile government action, civil commotion, fire, earthquake, flood storm, tempest, nuclear fallout or inclement weather


Green Lease Programme	an initiative designed to promote sustainability in commercial real estate. It establishes guidelines and commitments between landlords and tenants to ensure that both parties work together toward environmental goals

Gross Monthly Sales                                means the aggregate of all sums of money received in the conduct of the Tenant’s (less Goods and Services Tax) and shall exclude sales of assets which are not part of stock- in – trade business as evidenced by the chits and invoices during the particular month.

Handover Date 	means the date the Demised Premises is handed over or deemed to have been handed over to the Tenant for carrying out the Fit-Out Works pursuant to Clause 8.1.

Landlord	means AMANAHRAYA TRUSTEES BERHAD (Company No.  200701008892 (766894-T)) (as Trustee for and on behalf of Al-Salām Real Estate Investment Trust) (“Al-Salām REIT”), a corporation registered under the Trust Companies Act 1949 and incorporated under the Companies Act 1965 with its registered address at Level 34 Vista Tower, The Intermark, 348, Jalan Tun Razak, 50400 Kuala Lumpur and business address at Level 31 Vista Tower, The Intermark, 348, Jalan Tun Razak, 50400 Kuala Lumpur and includes its successors-in-title and assigns and/or its agent’s.

Lettable Floor Area 	means the area stated in part 5 of the First Schedule which is the lettable floor area of the Demised Premises measured from the centre of the walls and shall include the space occupied by any pillars, columns and other structures within the Demised Premises;

Permitted Use	means the permitted use of the Demised Premises by the Tenant during the Term of the Tenancy described in part 18 of the First Schedule annexed hereto and which permitted use shall be subject to Clauses 12.6, 12.7 and 12.32 herein.

Promotional	means such promotional and/or advertising campaigns of any nature whatsoever as described in Clause 12.4 (a).

Promotional Charges 	means the sum of money payable by the Tenant to the Landlord in the sum/manner prescribed in Part 11 of the First Schedule hereto contribution of Promotional and/or advertisement expenses referred to in Clause 12.4 (b).

Percentage Rental 	means the Percentage of Rental for the Demised Premises as stated in part 14 of the First Schedule.

Rental	means the Rental for the Demised Premises as stated in part 12 of the First Schedule.

Ringgit Malaysia or "RM" 	means the lawful currency of Malaysia.

Restoration Deposit	means the sum stated in Part 27 of the First Schedule payable by the Tenant to the Landlord under Clause 12.45


Service Charge	means the sum of money payable by the Tenant to the Landlord Charge in the sum/manner prescribed in Part 13 of the First Schedule hereto towards payment of the Tenant's share of the maintenance of common area and centre air-conditioning and common utilities.

Security Deposit 	means the sum stated in Part 9 of the First Schedule being the sum equivalent to three (3) months Rental of 3rd year base rent and three (3) months Service/Promotional Charge, as security for the due observance and performance by the Tenant of the Tenant’s covenants and refundable free of interest at the expiry of the Tenancy after deducting all sums as may be found owing to the Landlord, if any.


Tenancy 	means the tenancy of the Demised Premises by the Landlord to the Tenant referred to in Clause 2.

Tenant	means the Tenant described in Part 3 of the First Schedule and includes its successors in-title, heirs or personal representatives and where not repugnant to the context its servants, agents, employees, invitees and licensees. 

Term/Term of Tenancy	means the period of this Tenancy particularized in Part 6 of the First Schedule commencing from the Commencement Date of the Tenancy.

Utilities	means water, gas (if any), Indah Water Charges, electricity, telecommunication, sewerage and/or other services/amenities.

Utilities Charges 	means the charges and outgoings incurred by the Tenant for the supply or consumption of the Utilities to or within the Demised Premises.

Utilities Deposit	mean the sum stated in Part 10 of the First Schedule payable by the Tenant to the Landlord as security for the due payment of all Utilities Charges incurred, the amounts shall be reviewable from time to time at the absolute discretion of the Landlord and refundable free of interest at the expiry of the Tenancy after deducting all sums as may be found owing to the Landlord, if any.



1.2 Any part of the Demised Premises that faces onto any of the Common Areas shall be regarded as an external part of the Demised Premises notwithstanding that such part of the Common Areas is covered in and 'exterior', ‘external' and other words to similar effect shall be construed accordingly save and except for Clause 12.18 (e).


1.3 The expression "the Term” includes any period of holding-over or extension or continuance of the Term whether by statute, common law or agreement.

1.4 References to any right of the Landlord to have access to the Demised Premises shall be construed as extending to any mortgage/chargee of The Shopping Mall and to all persons authorized by the Landlord and any mortgage/chargee (including agents, professional advisers, contractors, workmen and others].


1.5 For the purpose of the Agreement, any act, default or omission of the employees, servants, independent contractors, agents, invitees, licensees, guest and/or ant other persons claiming through or under the Tenant shall be taken to be the act, default or omission of the Tenant. Any covenant by the Tenant not to do an act or thing shall be deemed to include an obligation not to permit or suffer such act or thing to be done by any servant, agent or any other person claiming through or under the Tenant. 

1.6 The terms "parties" or "party" mean the Landlord and/or the Tenant.

1.7 Any references to a specific statute include any statutory extension or modification amendment or re-enactment of such statute and any regulations or orders made under such statute and any general reference to "statute" or "statutes" includes any regulations or orders made under such statute or statutes. 

1.8 Reference in this Agreement to any clause, sub-clause, paragraph or schedule without further designation shall be construed as a reference to the clause, sub clause, paragraph or schedule to this Agreement so numbered.

1.9 Words importing the singular number shall include the plural and the masculine gender shall include the feminine or neuter gender and vice versa and words importing persons shall include companies. 

1.10 Headings of clauses have been inserted for guidance only and shall be ignored in construing this Agreement. 

1.11 No rule of construction applies to the disadvantage of a party because that party was responsible for the preparation of this Agreement or any part of it. 

1.12 The Schedule to this Agreement shall form an essential part of this Agreement and shall be construed accordingly.

2.  	TENANCY

The Landlord hereby agrees to grant and the Tenant hereby agrees to take a tenancy of the Demised Premises for the Term of Tenancy stated in Part 6 of the First Schedule for the conduct of the Permitted Use stated in Part 18 of the First Schedule under the trade or business name stated in Part 19 of the First Schedule subject to all rights, easements, privileges, restrictions, covenants and stipulations of whatever nature affecting the Demised Premises and upon the terms and conditions hereinafter contained. The Term of the Tenancy shall commence on and is inclusive of the Commencement Date of the Tenancy and shall subject to the provisions of this Agreement and shall expire on the date set out in Part 8 of the First Schedule.

3. 	DEPOSIT

3.1	Security Deposit

The Tenant shall pay to the Landlord the Security Deposit the sum as specified in Part 9 of the First Schedule. The Security Deposit shall be payable by the Tenant to the Landlord as security for the due observance and performance by the Tenant of the Tenant's covenants and conditions herein contained.


3.2	Utilities Deposit

The Tenant shall further pay to the Landlord the Utilities Deposit the sum as specified in Part 10 of the First Schedule as security for the due payment of all Utilities Charges incurred and payable by the Tenant in respect of the Demised Premises during the Term of the Tenancy.

[The Security Deposit and the Utilities Deposit shall hereinafter collectively referred to as "the Deposit”].

3.3	Without prejudice to any other rights of the Landlord under this Agreement or at law, if the Tenant shall commit a breach of any of the provisions of this Agreement the Landlord shall be entitled to set-off the loss or expense of the Landlord occasioned by such breach from the Deposit and thereupon the Tenant shall at the request of the Landlord, deposit with the Landlord within seven (7) days from the date of the Landlord's request an amount equivalent to such sum as may be set-off by the Landlord from the Deposit. Any appropriation by the Landlord shall not waive the Tenant's breach and shall not prejudice any other right of the Landlord arising from such breach.

3.4	So long as the Tenant shall duly observe and perform the Tenant's covenants and conditions herein contained, the Landlord shall within a reasonable time of the expiry or sooner determination of the Tenancy refund to the Tenant the Deposit, free of interest and less all costs and expenses and/or Utilities Charges payable by the Tenant to the Landlord hereunder and/or payment for making good any breach of this Agreement on the part of Tenant, if any.

3.5	The various deposits and/or the Deposit in the possession of the Landlord may be forfeited and appropriated interchangeably at the discretion of the Landlord against any and all money due from the Tenant pursuant to the terms and conditions herein. Upon a breach by the Tenant of any term of this Agreement the various deposits and/or Deposit may, notwithstanding any other provision in this Agreement, be forfeited to the Landlord as liquidated damages in the Landlord's absolute discretion without prejudice to any other remedies which the Landlord may be entitled to in law and/or under the provisions of this Agreement.

3.6	The Landlord reserves the right to increase the Utilities Deposit from time to time in proportion to any increase in Utilities Charges consumption by the Tenant based on the Tenant's average consumption for the previous six [6] months or based on such increased deposit that maybe paid by the Landlord to the Appropriate Authorities and the difference payable by the Tenant to the Landlord if applicable, shall forthwith be paid upon notice to do so.

3.7	The Deposit shall be maintained at the figures herein provided and shall not without the prior written consent of the Landlord be deemed to be or treated as payment of  Rental, set-off or payment towards any arrears of payment due from the Tenant to the Landlord.

3.8	If the Landlord assigns or transfers its interest in the Demised Premises, it may pay or transfer to the assignee or transfer the Deposit or the balance of the Deposit then held by it and after doing so shall be discharged from all liability to the Tenant or any other person with respect to the Deposit.


4.	RENTAL AND SERVICE CHARGE

4.1	In consideration of the Landlord letting to the Tenant the Demised Premises, the Tenant hereby undertakes without demand, pay to the Landlord (or as the Landlord may direct) the Rental and/or Percentage Rental in accordance with Part 12 and Part 14 of the First Schedule and the Service Charge including Indah Water charges (if applicable) payable by the Tenant during the Term.

4.2 The manner in which the Service Charge is utilised by the Landlord shall be in the Landlord's absolute discretion and nothing herein contained shall be construed as conferring upon the Tenant any right to demand any services from the Landlord (other than the air-conditioning supply to the Demised Premises during the Business Hours only) or otherwise to have any say in respect of the conduct, control, management or supervision of The Shopping Mall.

4.3 In the event that the Service Charge incurred by the Landlord’s shall exceed the Service Charge estimated from time to time and at any time by the Landlord, the Tenant shall pay to the Landlord in such manner as the Landlord shall specify and by way of additional Service Charge (increase of Service Charge), such proportion of the amount of the excess as the Demised Premises shall bear in proportion to the total lettable area of The Shopping Mall within seven (7) days of the date the Landlord notification of such increment.


5.	ADJUSTMENTS OF FLOOR AREA

5.1	The Lettable Floor Area of the Demised Premises as stated in Part 5 of the First Schedule shall be taken to be correct and conclusive. In the event of a dispute by the Tenant, a qualified surveyor (“the Surveyor”) shall be appointed by the Landlord at the Tenant’s costs and expenses. The findings of the Surveyor shall be referred to as Actual Lettable Floor Area and is binding on both Parties.

5.2	In the event of any discrepancy between the Actual Lettable Floor Area and Lettable Floor Area of the Demised Premises as stated in Part 5 of the First Schedule, such discrepancy shall not annul or vitiate this Agreement and the Tenant shall not be entitled to any claim or compensation nor shall the Tenant be entitled to withdraw from this Tenancy provided that in the event the Actual Lettable Floor Area of the Demised Premises is in excess of the area herein stated, the monthly Rental calculated shall be adjusted accordingly.


6.	LATE PAYMENTS PENALTY 

6.1	The Tenant shall pay to the Landlord promptly as and when due (with or without demand), without deduction or set-off of any claim by the Tenant against the Landlord whether for non-performance or breach of the Landlord's obligation hereunder or otherwise all payment required to be paid by the Tenant to the Landlord under the provisions of this Agreement.


6.2	Unless otherwise directed in writing by the Landlord, any payment due and payable by the Tenant to the Landlord under the provisions of this Agreement shall be made to the Landlord by way of banker's standing instructions into the Landlord's account to be notified to the Tenant from time to time.




6.3	Without prejudice to any other rights and remedies which the Landlord has against the Tenant, if any money payable by the Tenant to the Landlord under the provisions of this Agreement shall become due and be unpaid, the Tenant shall pay to the Landlord penalty on such overdue sum at the rate of one point five per centum (1.5%) per month, calculated on a daily basis from the date on which such money falls due for payment to the date when such money is actually received by the Landlord. 

6.4 	The Landlord may distrain for any money payable under this Agreement as though such moneys were Rental.

6.5	Other than for payments made in cash, the Landlord shall not be obliged to provide to the Tenant any receipts or acknowledgements of payment for any Rental or other payments to the Landlord.

7.	UTILITIES

7.1	The Tenant shall pay to the suppliers and shall indemnify the Landlord against all charges including connecting charges [if any], deposits, fees and late payment charges for electricity, sewerage, gas, telecommunication, maintenance of grease traps, maintenance of air-handling units, if applicable, waste disposal and other services separately metered to and consumed or used at or in relation to the Demised Premises by the Tenants, its servants and/or agents and/or persons under the control of the Tenant before or after the Commencement Date.

7.2	If any of the charges are not metered or assessed separately against the Tenant or the Demised Premises, the Landlord will apportion the charges on the basis that the Tenant will be responsible for that proportion of the charges which the Lettable Floor Area of the Demised Premises bears to the Lettable Floor Area of those parts of The Shopping Mall covered by the charges. The Tenant shall pay the amount specified in the Landlord's bill within seven (7) days of receipt of the bill.

7.3	The Tenant shall pay all Utility Charges consumed in or within the Demised Premises within seven (7) days from the date of billing by the Landlord and in the event that the water, gas and/or electricity utility meter is faulty, then, the Landlord shall apportion to the Tenant the apportioned amount of the Utility Charges payable by the Tenant in respect of the Demised Premises and in this respect the Tenant shall pay to the Landlord an administrative charges at such sum as shall be stipulated by the Landlord.
7.4	For the avoidance of doubt, the Utility Charges shall at the Landlord's absolute discretion include such charges (or any part thereof) payable by the Tenant directly to the suppliers pursuant to Clause 7.1 but of which the Tenant had failed, omitted or neglected to so pay to the respective suppliers when the same became due for payment and/or of which the Landlord had paid the said suppliers on behalf of the Tenant. Notwithstanding anything to the contrary herein contained, the Landlord shall not be obliged to pay on behalf of the Tenant any of the charges payable by the Tenant directly to the respective suppliers pursuant to Clause 7.1.

7.5	The Landlord shall not at any time and/or in any manner be held liable or accountable to the Tenant for the non-supply or inadequate supply of the Utilities to the Demised Premises.

7.6	The Tenant shall use the utilities, including but not limited to electricity, water, and gas, in a responsible manner and shall not waste or misuse these resources. 





8.	 HANDOVER AND LICENCE TO OCCUPY

8.1	Subject to the Tenant having paid all the necessary payments in accordance with this Agreement, duly executed this Agreement and submitted all necessary designs or detailed plans for the Landlord’s approval, the Landlord shall by notice in writing permit the Tenant to take possession of the Demised Premises on an 'as is' basis for the Fit-Out Period upon the terms and conditions set out herein. If the Tenant does not take delivery of the Demised Premises for Fit-Out Works by the expiry of seven (7) days from the date of the Landlord's notice requesting the Tenant to take delivery of the Demised Premises for Fit-Out Works, the Tenant shall nevertheless be deemed to have taken delivery of the Demised Premises for Fit-Out Works on the expiry of seven (7) days from the date of the Landlord's notice.

8.2 	The Tenant hereby acknowledges and agrees with the Landlord that during the Fit-Out Period, the Tenant is a mere licensee of the Landlord and is authorized by the Landlord to enter and take possession of the Demised Premises for the sole purpose carrying out the Fit-Out Works.

9.	TAXES
In the event that any Appropriate Authorities imposes a sales or service or any similar tax upon any payment including rent payable by the Tenant to the Landlord OR any payment received by the Tenant in relation to the Tenant’s use /or occupation of the Demised Premises under this Agreement, such sales or service or other similar tax shall be paid by the Tenant within the time stipulated in the tax invoice and that the Tenant shall comply with the requirements of the relevant law regulating the payment of such sales or service or other similar tax including but not limited to the issuance of the relevant tax invoice (if any)


10.	FIT-OUT DEPOSIT AND FIT OUT FEES 

10.1	The Tenant shall pay to the Landlord the Fit-Out Deposit in the sum stated in Part 15 of the First Schedule as security for the due observance and performance by the Tenant of the Tenant's covenants and conditions set out in Clause 11 during the Fit-Out Period and shall further pay to the Landlord the Fit Out Fees in the sum stated in Part 23 of the First Schedule for water and electricity supplied by the Landlord to the Tenant during the Fit-Out Period and for the removal of waste, debris and unused building materials from the central collection point(s) identified by the Landlord during the Fit-Out Period.

10.2	In the event the Fit Out Fees is insufficient to pay the utilities pursuant to Clause 10.1, the remaining amount shall be payable to the Landlord by the Tenant within seven (7) days upon receipt the bill of charges from the Landlord. Every notice from the Landlord requesting such payment shall be conclusive.

10.3	The Landlord shall issue notice of completion of Fit Out Work, Provided Always that the Tenant shall have completed the Fit Out Work and complied with all the requirements set out in Clause 11 herein, the Fit-Out Deposit or the balance after deducting all sums as may be found owing to the Landlord, (if any) shall be refundable free of interest thereafter issuance of notice of completion.


11.	FIT-OUT WORKS

	11.1	Design Approval

a) The Tenant shall prior to carrying out the fit out works shall submit to the Landlord for approvals:

i. detailed plans showing the proposed internal layout, shop sign and shop front and the mechanical and electrical drawings for the Demised Premises for the Landlord's prior written consent, approval and endorsement. The Landlord may, at the costs and expense of the Tenants, require such further or additional work or items which in the opinion of the Landlord are required as a result of or in connection with the Tenant’s Fit Out Works and such further or additional work or items as required by the Landlord shall be deemed to form part of and to be comprised in the Fit Out Works. Unless the Tenant is notified by the Landlord that the submission should be made by the Landlord Provided Always the Tenant have paid the Landlord all statutory application and processing fees payable to the Appropriate Authorities in respect of the Tenant's Fit-Out Works, the Tenant thereafter has the sole responsibility of submitting the aforesaid drawings/plans to and obtaining the requisite consents/approvals from the Appropriate Authorities. In the interpretation and application of this Clause, the decision of the Landlord’s consultants and/or architects shall be final and binding upon the Tenant;

ii. the proposed work schedules of the Tenant and/or its contractors, servants or agents;

iii. The proposed designs for the Demised Premises are encouraged to incorporate features such as energy efficiency, water conservation, and the use of sustainable materials, where feasible and practical.

iv. a list of the particulars of the Tenant's contractors, servants or agents carrying out the Fit-Out Works; and

v. such other information in respect of the Fit-Out Works as may be required by the Landlord.

b) In view of the above the Landlord has the rights the comments, and/or not to agree with any of the Tenants’ submissions where the Landlord deem necessary and fit, and in such event the Tenant shall re-submit the amended requirements as requested by the Landlord under this Agreement or in respect of the Demised Premises promptly as and when due.

c)  	In this respect, the Tenant shall be responsible at its own cost for the preparation of all necessary plans and drawings for the Tenant's Fit-Out Works and where necessary procure at its own cost such architectural and/or consultancy services as maybe required to in relation to any amendments, variations and/or clarifications to the plans for purposes of obtaining the requisite approvals and/or permits from the relevant approving authorities.

d) 	The Tenant hereby acknowledges and agrees that the Landlord will provide the finishes and services stated in Column 2 of the Fifth Schedule and the Tenant agrees to provide and install at the Tenant's own cost and expense, the finishes, fixtures, fittings and services stated in Column 3 of the Fifth Schedule and all other work which may be necessary to enable the Tenant to commence trading.

e) 	Notwithstanding that the Fit Out Works is subject to the provisions of this Agreement, the Fit-Out Manual and the regulations, guidelines, specifications and schedules as may be issued or specified by the Landlord and/or the Tenant’s plans and drawings are to be first approved and endorsed by the Landlord, the Landlord shall under no circumstances and shall not in any respect be:

i. responsible or liable to the Tenant for any:
1. deficiency, omission, under/over provision or error in such plans and/or drawings;

2. or oversight, neglect or mistake in consenting, endorsing or approving such plans and drawings; or

ii.  liable to the Tenant for any :
1. loss, damage, cost or expense whatsoever in connection with the rejection of the Tenant's application or delay in obtaining the approval of the Appropriate Authorities; or

2. loss, damage, claim, fine/penalty or proceedings (whether civil, criminal or otherwise) that may be suffered or sustained by the Tenant consequent upon such deficiency, omission, under/over provision, error, oversight, neglect or mistake.

11.2	Execution Of Fit-Out Works

	In carrying out the Fit-Out Works, the Tenant shall observe and comply with the following covenants:

a) comply with the Fit-Out Manual and any regulations, guidelines, specifications and schedules issued or specified by the Landlord and the Tenant acknowledges agrees and declares that failure of the Tenant to comply with the same shall constitute a material breach of the terms of this Agreement in the same manners as if the same were contained herein as covenants; 

b) co-ordinate and procure its contractors to co-ordinate their activities with those of the Landlord or the Landlord's contractors and shall further comply with the instructions of the Landlord at all times;

c)      comply with the relevant consents of the relevant authorities and all statutes, statutory orders and regulations made or deriving validity there under and codes of practice of local authorities affecting the Fit-Out Works and/or the Demised Premises and undertake that the Fit-Out Works are carried out and completed in accordance with the plans and specifications approved by the Appropriate Authorities;

d) use and procure that its contractors use only non-combustible materials in its Fit-Out Works including for the ceiling of the Demised Premises, if any, the supporting frames and hangers;

e) keep the Demised Premises clean and tidy and on completion of the Fit-Out Works, remove therefrom all waste, debris and unused building materials to the central collection point(s) identified by the Landlord, in default of which the Landlord shall be entitled to carry out the same and any costs incurred thereby shall be a debt owing from the Tenant to the Landlord and shall be payable within seven (7) days from the date of the Landlord's demand;

f)      not to penetrate, disturb, damage or interfere with any elements of the structure of the Demised Premises and/or The Shopping Mall which provide any form of support to the Demised Premises or to any adjoining building/parcel/premises;

g) 	bear all costs arising from or incurred in connection to any Fit-Out Works carried out by the Tenant in respect of the Demised Premises; 

h) be solely responsible for the security of the Demised Premises during the Fit-Out Period;

i)      be responsible for and to indemnify the Landlord against all damage or losses occasioned to the Demised Premises or any other part of The Shopping Mall or any adjacent or neighbouring premises or to any person arising from or incurred in connection with any Fit-Out Works carried out by the Tenant in respect of the Demised Premises or caused by any act default, omission or negligence of the Tenant, its servants, agents, licensees, visitors or independent contractors; 

j)      maintain or cause its contractor to maintain workmen compensation insurance and/or other insurance as required by law in respect of any claims for personal injury or death of any employees or person located at any time on or in the Demised Premises for the conduct of the Tenant's Fit-Out Works and/or other business; 

k)	ensure that the Tenant’s contractors and their workmen details are submitted to the Landlord. For record purposes prior to carrying out the Fit-Out Works and that they shall display The Shopping Mall’s Entry Pass prominently on their person(s) at all times within the Demised Premises and/or The Shopping Mall. The Tenant shall also ensure that no illegal workers shall be employed by the Tenant’s contractors as workmen for carrying out the Fit-Out Works; and

l)	complete the Fit-Out Works within the Fit-Out Period or any such extended period as may be allowed by the Landlord at its absolute discretion decide subject to the terms and conditions as may be imposed by the Landlord and subject further to the payment of Rental and the rights and remedies of the Landlord under this Agreement.

11.3    Insurance

	Without prejudice to the Tenant's liabilities to indemnify the Landlord under Clause 11.9  and without limiting its obligation as contained elsewhere under this Agreement, the Tenant shall at its own cost and expenses effect and maintain or cause its contractor to effect and maintain during the Fit-Out Period and such extended period as may be allowed by the Landlord at its absolute discretion decide for the Tenant to complete its Fit Out Works the following insurance in the joint names of the Landlord and Tenant or contractor as the case may be as loss payees with a reputable insurance company acceptable to the Landlord subject always to the Landlord’s acceptance and approval of the terms of all the said insurance policies:-

a) Contractors all risk insurance policy (inclusive of public liability insurance coverage in accordance with the Third Schedule); 

b) Workmen Compensation Insurance policy. 

The Tenant shall prior to carrying out the Fit-Out Works deposit with the Landlord a copy of the valid policies for the above mentioned insurances and the receipts of payment for the premiums.

11.4	Use Of Fit-Out Deposit

	In the event the Tenant fails to observe and/or perform any of the covenants contained in Clause 11.2 and on the Tenant's part to be observed and performed, then and in such case it shall be lawful for the Landlord to deduct from the Fit-Out Deposit and the Deposit, such sum or sums as may be necessary to make good and, satisfy such damages and losses arising from the Tenant's failure as hereinabove stipulated but without prejudice to the right of action of the Landlord against the Tenant in respect of any antecedent breach of any of the covenants on the part of the Tenant to be observed and performed or any claim arising from the Tenant's failure as aforesaid in excess of the Fit-Out Deposit. In the event that the Landlord deducts any amount from the Deposit, the Tenant agrees to deliver to the Landlord within seven (7) days from the date of the Landlord's request an amount equivalent to such sum as may be set-off by the Landlord from the Deposit.

11.5	Plant And Equipment

	The Tenant acknowledges that the Landlord shall not be obliged to provide to the Tenant and the Tenant shall at the Tenant's cost be solely responsible for all plant, equipment, facilities, labour and materials required for the proper execution and completion of the Tenant's Fit-Out Works and the occupation of the Demised Premises. All equipment brought in by the Tenant's contractors must obtain prior written approval of the Landlord reduce energy consumption.

11.6	Access And Inspection By The Landlord

	Without prejudice to any other right of inspection available to the Landlord pursuant to this Agreement and any other rights and remedies of the Landlord, the Landlord shall together with the Landlord's representatives, agents, consultants and employees be entitled to enter the Demised Premises at any time during the Fit-Out Period to inspect the Tenant's Fit-Out Works to ascertain the progress of the Tenant's Fit-Out Works and ascertain whether the execution of the Tenant's Fit-Out Works is in compliance with this Agreement and may upon giving fourteen (14) days written notice to the Tenant, carry out any minor works outstanding and/or to rectify any defects or to execute any works which may be required by any Appropriate Authority or to comply with this Agreement Provided That in an emergency or where the nature of the works which the Landlord may wish to carry out pursuant to this Clause are such that in the opinion of the Landlord the said works should be carried out immediately, the Landlord may carry out the said works immediately upon giving written notice to the Tenant. Any such works carried out by the Landlord shall be coordinated with the Tenant's Fit-Out Works.

11.7	Suspension Of The Tenant's Fit-Out Works

	If the Landlord considers necessary or expedient, the Landlord may by notice to the Tenant withdraw or suspend the tenancy granted to the Tenant under this Agreement to enter the Demised Premises and/or The Shopping or part of the Demised Premises and/or The Shopping Mall as may be necessary to effect the Tenant’s Fit-Out Works for such period, in which case:

a) the Tenant's right to enter into the Demised Premises and The Shopping Mall will be suspended until the Landlord notifies the Tenant that the Demised Premises is again available for the Tenant's Fit-Out Works; and 

b) unless such withdrawal or suspension is attributable to the default under this Agreement by the Tenant, its employees, contractors, servants or agents, the Fit-Out Period will be extended by the period for which the Tenant's rights are suspended under Clause 11.7[a].

11.8	Delays in Certificate Of Fitness

	Without prejudice to any other rights of the Landlord under this Agreement if the issuance of any approval, permit or consent required by the Landlord to enable occupation and the opening of The Shopping Mall for business is delayed as a result of any act or omission of the tenant or its employees, consultants, contractors, servants or agents in carrying out the Tenant's Fit-Out Works other than in accordance with this Agreement generally, the Tenant shall be liable for all losses, damages, costs or expenses arising from such delay.


11.9	Indemnity

	The Tenant shall indemnify and keep indemnified the Landlord from and against all actions, claims, demands, losses, damage, costs and expenses which the Landlord, shall or may be or become liable as a consequence of the Tenant's Fit-Out Works or of any acts, omission or negligence of the Tenant, its contractors, agents, servants or invitees during the Fit-Out Period and thereafter.

11.10	Termination Of Licence To Occupy During Fit Out Period

In the event that:

a) the Tenant shall have failed to submit or re-submit the requirements under Clause 11.1 herein for the Landlord and/or the Appropriate Authorities consents/approvals;

b) the Tenant shall have failed to accept delivery of vacant possession of the Demised Premises for the purpose of carrying out the Fit-Out Works within the time period stipulated by the Landlord; or

c) the Tenant shall have failed to pay the sums referred in Clause 3 and Clause 10 within the time stipulated herein; or

d) the Tenant shall have failed to commence Fit-Out Works within seven (7) days from the date of commencement of the Fit-Out period; or

e) the Tenant fails to complete the Fit-Out Works on or before the expiry of the Fit-Out Period or such extended period as may be allowed by the Landlord at its absolute discretion for the Tenant to complete its Fit-Out Period ; or

f) the Tenant commits any breach or default in the due and punctual payment performance or observance of any of the covenants conditions and provision of this Agreement on it part to be paid performed and observed and such breach or default continues for a period of seven (7) days after the Landlord has served notice in writing on the Tenant requiring such breach or default to be remedied; or

g) the Tenant enters liquidation whether compulsorily or voluntarily otherwise than for the purpose of amalgamation or reconstruction or a receiver has been appointed in respect of all or any part of its assets or has a court order judgment or decree obtained against or and such order judgment or decree is not effectively stayed within thirty (30) days from the date(s) thereof; or

h) the Tenant is wound up or the Tenant makes an assignment for the benefit of or enters into an arrangement or composition with creditors or is unable to pay its debts within the meaning of the Companies Act 1965; or

i) if the Tenant is found to be a bankrupt or commits any act of bankruptcy or becomes a bankrupt; or

j) if the Tenant dies or becomes insane; or

k) if any distress or execution proceedings is levied against the Tenant and the same is not satisfied or discharged by the Tenant within thirty [30] days; 

then in anyone or more of such cases, the Landlord may determine this Agreement by notice  in writing to the Tenant whereupon this Agreement shall be determined and the license granted hereunder to the Tenant shall cease immediately and the Tenant shall be obliged to redeliver to the Landlord possession of the Demised Premises in its original condition and the Landlord shall be entitled to forfeit the Security Deposit, the Utilities Deposit and the Fit-Out Deposit and all monies already paid by the Tenant hereunder but without prejudice to any action or other remedy which the Landlord has or might or otherwise could have for the recovery of a sum equal to the remainder of the Rental for the whole of the unexpired period of the Term and other loss or damages and arrears as a result of any such event.

12.	COVENANTS BY THE TENANT

12.1	Balance payment under the Letter of Offer 

The Tenant shall upon execution this Tenancy Agreement duly and punctually pay all the balance payment under the Letter of Offer as stated in the Seventh Schedule and all other sums payable under this Agreement or in respect of the Demised Premises to the Landlord promptly as and when due.

12.2	Payment Of Rental and Service Charge

(a) The Tenant shall duly and punctually pay the Rental and Service Charge in advance on or before seventh day of each month and all other sums payable under this Agreement or in respect of the Demised Premises to the Landlord promptly as and when due.

(b) The Tenant shall pay to the Landlord the Percentage Rental (if applicable) as provided in Part 14 of the First Schedule of this Agreement. 

	12.3    Increased Outgoings

The Tenant shall pay to the Landlord within seven (7) days from the date of the Landlord’s demand by way of an additional sum over and above the Rental hereby reserved in respect of any increase in municipal or other taxes or assessment or Indah Water charge, property tax or quit rent or other impositions of a like nature by whatsoever name called levied and imposed upon or in respect of or attributed to The Shopping Mall or the Demised premises over and above the amount levied and imposed at the commencement of the Tenancy hereby granted, and such additional sum shall be calculated on the basis that the Lettable Floor Area of the Demised Premises bears to the total lettable area of The Shopping Mall and a certificate issued by the Landlord shall be conclusive of the sum to be paid by Tenant and shall not be subject to any disputes on the part of the Tenant.

	12.4   Promotional and Community Initiative

(a) The Tenant shall conduct such promotional and/or advertising campaigns of any nature whatsoever which the Landlord may as and when it deems necessary or expedient at any time and from time to time hereafter cause to be conducted or carried out in the Common Areas and through any advertising media and which in the opinion of the Landlord would serve to generate the necessary Promotional and/or otherwise enhance the business opportunities and welfare of the Tenant and such promotion and advertising campaigns shall be in such manner, form and content as the Landlord may think fit and nothing hereinabove contained shall be construed as conferring upon the Tenant any right to demand exposure and/or otherwise to have any say in respect of any such promotion and/or advertising campaigns. 

(b) The Tenant agrees that the Promotional Charge is payable to the Landlord as contribution towards the costs and/or expenses of such promotional and/or advertising campaigns of any nature whatsoever which the Landlord may as and when it deems necessary or expedient at any time and from time to time hereafter cause to be conducted or carried out in the Common Areas and through any advertising media and which in the opinion of the Landlord would serve to generate the necessary Promotional and/or otherwise enhance the business opportunities and welfare of the Tenant and such promotion and advertising campaigns shall be in such manner, form and content as the Landlord may think fit and nothing hereinabove contained shall be construed as conferring upon the Tenant any right to demand exposure and/or otherwise to have any say in respect of any such promotion and/or advertising campaigns. The Tenant hereby agrees that the manner in which the Promotional Charge is utilised by the Landlord shall be at the Landlord's absolute discretion.

(c) The Tenant hereby agrees to take part and participate together with other tenants from time to time as may be determined at the Landlord's discretion with respect to the promotion and advertisement of The Shopping Mall or any part thereof.

(d) In the event that the aggregate amount incurred by the Landlord in providing the promotional and/or advertising campaigns shall exceed the aggregate amount estimated from time to time and at any time by the Landlord as the costs of providing the promotional and/or advertising campaigns, the Tenant shall pay to the Landlord at such times and in such manner as the Landlord shall specify by way of additional Promotional Charge, such proportion of the amount of the excess as the Demised Premises shall bear in proportion to the total lettable area of The Shopping Mall within seven (7) days of the date the Landlord notification.

(e) The Tenant shall actively engage in at least one community initiative or program each year, either conducted by the Landlord or organised by their own company, to promote local sustainability efforts or support community welfare.

12.5	Commencement Of Business

a) The Tenant shall commence business at the Demised Premises  on the date stipulated in Part 17 of the First Schedule, failing which, the Tenant shall, in addition to payment of the Rental, pay to the Landlord within seven (7) days from the date of the Landlord's demand, a penalty sum of equivalent to Ten Percent (10%) of the Rental per day for each day or part thereof that the Demised Premises is not open for business in default whereof, it shall be lawful for the Landlord to deduct such sum from the Deposit. In the event that the Landlord deducts any amount from the Deposit, the Tenant agrees to deliver to the Landlord within seven (7) days from the date of the Landlord's request an amount equivalent to such sum as may be set-off by the Landlord from the Deposit.

b)	In the event the Tenant without the prior written consent of the Landlord, shall continue to fail to Commence Business after the expiry of three (3) days from the commencement date of business, the Landlord shall be entitle to terminate the Tenancy pursuant to Clause 17. 

	12.6    Use of Demised Premises

a)	The Tenant shall subject to Clauses 12.7 and 12.32 herein use the Demised Premises strictly for the purpose of conducting the Tenant's business described and permitted in Part 18 of the First Schedule only and under the trade or business name stated in Part 19 of the First Schedule only and shall achieve and maintain first-class standards in the conduct of the said business and befitting The Shopping Mall. The usage of the space within the Demised Premises and merchandise mix shall be subject to the approval of the Landlord. No change whatsoever in the use of the Demised Premises or in the trade or business name under which such business is carried out or the usage of the space within the Demised Premises or the merchandise mix shall be effected without the Landlord's prior written approval whose approval shall be strictly at its sole and absolute discretion. Without prejudice to any of the Landlord's other rights and remedies under this Agreement or otherwise howsoever which the Landlord may have against the Tenant, in the event the Tenant ceases to occupy the Demised Premises for the purpose aforesaid or uses or occupies the Demised Premises for a purpose otherwise than in accordance with the Permitted Use or the Tenant failing to maintain the necessary standards as aforementioned, the Tenant shall, in addition to payment of the Rental, pay to the Landlord within seven (7) days from the date of the Landlord's demand, a penalty sum of equivalent to Ten Percent (10%) of the Rental per day for each day or part thereof that the Tenant ceases to occupy the Demised Premises for the purpose aforesaid or for each day or part thereof that the Tenant use or occupies the Demised Premises for a purpose otherwise than in accordance with the Permitted Use or for each day or part thereof that the Tenant fails to maintain the necessary standards as aforementioned; and

b)	Notwithstanding anything to the contrary herein contained, the Tenant shall at all times observe and comply to the satisfaction of the Landlord with the standards of merchandising display and presentation for the Demised Premises as may be determined by the Landlord from time to time and notified to the Tenant. The Tenant shall also at all times observe and comply to the satisfaction of the Landlord with the pricing structure in respect of the Demised Premises and/or the Permitted Use as may be determined by the Landlord from time to time and notified to the Tenant.

c)	The Tenant warrants that the Tenant has the right to use the trade or business name stated in Part 19 of the First Schedule and the Tenant shall indemnify the Landlord against any infringement of tradename, trademark or any other intellectual property rights which may occur during the conduct of the Tenant's business.

d)	The Tenant shall not permit or suffer anyone to sleep or smoke in the Demised Premises or to use the same or any portion[s] thereof wholly or partly as a dwelling whether temporary or permanent.

e)	The Tenant shall not permit or suffer acts or omissions to be committed or conduct or cause to be conducted its business in any manner that may in the opinion of the Landlord adversely affect the image of The Shopping Mall as intended by the Landlord or otherwise.

f)	The Tenant shall not cook or eat within the Demised Premises or any part of the Common Areas and shall not permit or allow anyone to cook or eat within the Demised Premises or any part of the Common Areas unless expressly authorised by the Landlord in writing and the Tenant has obtained the permit of the Appropriate Authorities to operate the Demised Premises as an approved eating establishment or restaurant as the case may be.

g)	The Tenant shall not change or otherwise alter the size or location of the entrance of the Demised Premises or construct any entrance leading to the Demised Premises from any adjoining premises in the occupation of the Tenant and shall use the Demised Premises separately from the said adjoining premises.

h)	Where the Tenant shall be in the food/beverage business (whether cooked or uncooked), the Tenant shall ensure and undertakes that the Demised Premises will be utilized strictly for selling and/or serving only halal food/beverage (if applicable).

12.7	Prohibited Use

	Notwithstanding anything to the contrary herein contained the Tenant hereby covenants and agrees with the Landlord not to use or permit or suffer the use of the Demised Premises or any part thereof:

a) for any businesses or trades which emit accumulate and disseminate or may emit, accumulate and disseminate any unpleasant odour or which accumulate dirt or cause nuisance or annoyance to the general public and the neighboring occupiers;

b) for any businesses or trades dealing with substances and chemicals of any explosive and dangerous character and their by-products;

c)      as a place for public or private auction;

d) as funeral parlour or for any businesses or trades in connection with the supply of items or services for funeral and other funeral related occasions;

e) for any businesses or trades in connection with or related to the supernatural and/or the occult;

f)      for the setting up of places of worship and prayer in respect of any cult, religion or beliefs;

g)      for any religious or political activities;

h) as a nightclub, bar, coffee house, restaurant or snackbar except with the prior written approval of the Landlord;

i)      for video games [including computer games] or other types or recreational activities [including without limitations pinball and/or billiard saloons and/or snooker parlours] except with the prior written approval of the Landlord; 

j)      for any businesses or trades which involve gaming in any form except for gaming permitted and licensed under Malaysian law and further permitted by the Landlord;
   
k)      for any businesses or trades for public entertainment and/or amusement except with the prior written approval of the Landlord;

l)      for any forms of social escort agency or related activities;

m) for any immoral improper offensive or unlawful activities including without   limitation the operation of brothels or the sale of pirated goods;

n) for the storage sale or otherwise of obnoxious goods and dangerous drugs;

o) in any way committed and/or related with gambling and betting;	

p) for the manufacture distribution sale by wholesale or storage of liquor or tabacco; or

r)	for the conduct of any business or use other than that stated in Part 18 of the First Schedule and under the trade or business other than that stated in Part 19 of the First Schedule.


12.8	Weights, Stresses and Floor Loading

The Tenant shall not place or permit to be placed upon any floor of the Demised Premises a load in excess of 5 kilo Newton per square meter and shall when required by the Landlord distribute any load on any floor of the Demised Premises and/or The Shopping Mall in accordance with the direction and requirements of the Landlord. In the interpretation and application of this Section the decision of the Landlord’s consultant, engineers, Surveyors or architects shall be final and conclusive and shall be binding upon the Tenant.

	12.9      Notice of Defects

	The Tenant shall give to the Landlord prompt notice in writing of any accident or defect or want of repair or malfunction in any services to or fittings in the Demised Premises and of any circumstances likely to be or cause any danger, risk or-hazard to the Demised Premises or to The Shopping Mall or any person therein or results or likely to result in the closure of the Demised Premises. 

12.10    Maintenance of Demised Premises

	The Tenant shall during the Term of the Tenancy and so long as the Tenant may remain in possession or occupation of the Demised Premises, maintain, repair and keep the whole of the Demised Premises in good and substantial repair, working order and condition including the flooring interior plaster and other surface material on walls and ceiling windows, shop-fronts, shutters, locks, fastenings, window glass, glass shutters, wood and iron works therein, electrical wiring, machinery, plant equipment, water closets, lavatories and conveniences of which the Tenant has exclusive use, fixtures, fittings and things thereto belonging or which at any time during the term of possession or occupation as aforesaid shall be erected therein or thereon or be part thereof [damage by fire, flood, lightning, storm, tempest, act of God, war and reasonable wear and tear only excepted] Provided However that nothing herein contained shall impose any obligation upon the Tenant to do any work of a structural nature except such as may be occasioned by the act, neglect or default of the Tenant and/or its agents or servants or by the use or occupancy of the Demised Premises. Without prejudice to any of the Landlord’s rights and remedies herein contained, in the event the Tenant shall fail to do so, the Landlord may enter upon the Demised Premises and may carry out the necessary maintenance and repair works and the cost of doing so shall be borne by the Tenant and payable by the Tenant to the Landlord within seven (7) days from the date of the Landlord’s demand.

12.11	  Condition of Demised Premises on Termination of Agreement

a) The Tenant shall, at the expiration or sooner determination of this Agreement and subject to Clause 12.22 [c], peaceably surrender and yield up unto the Landlord the whole of the Demised Premises and every part thereof inclusive of flooring in its original position together with the fixtures thereto and in good and substantial repair, order and condition in all respects [having regard to their condition at the commencement of this Agreement] and clean and free from rubbish [reasonable wear and tear only excepted] and shall paint with two [2] coats of paint of a type to be approved by the Landlord all the inside wood and metal work already painted and the interior including all walls, doors, windows and ceiling of the Demised Premises. The Tenant shall be entitled to remove any fixtures, equipment, goods and chattels belonging to the Tenant including the Tenant's loose furniture provided that an inventory of the fixtures, equipment, goods and chattels to be removed shall be supplied to the Landlord for the Landlord's written approval prior to the removal of the same from the Demised Premises. Unless otherwise directed by the Landlord, the Tenant shall, prior to the expiration or termination of this Agreement remove all the Tenant's fixtures, equipment goods and chattels from the Demised Premises. The Tenant shall provide to the Landlord seven (7) days notice in writing of its intention to commence such removal. In conducting such removal, the Tenant shall comply with the provisions of Clause 11.2 wherever applicable.

b) If the Tenant shall fail to observe the covenant in Clause 12.11 [a], the Landlord shall carry out all necessary works and repairs to restore the Demised Premises to a state and condition acceptable to the Landlord and the costs incurred thereby shall be deducted from the Restoration Deposit. Should the Restoration Deposit be inadequate for this purpose, the Tenant shall pay to the Landlord, on demand, all sums due and owing under this Clause within seven (7) days from the date of Landlord demand.

12.12	Subletting or Assignment

The Tenant shall not sublet or otherwise part with possession or assign, transfer or otherwise deal with or dispose of the whole or any part of the Demised Premises nor advertise in any way whatsoever of any proposed takeover of business, parting with the Tenancy herein any manner whatsoever except with the prior written approval of the Landlord.

12.13	Cleaning of Demised Premises

a) The Tenant shall cause the Demised Premises to be cleaned in a proper and workman like manner including but not limited to cleaning both sides of all windows and window frames in the Demised Premises including all windows, window frames and glass panels facing the Common Areas and during the whole of the Term of the Tenancy to be kept clean and free from dirt and rubbish and particularly shall promptly and hygienically dispose of all rubbish, garbage and other discarded materials to the designated garbage disposal points in The Shopping Mall and shall not allow to accumulate, leave or place in the Demised Premises or The Shopping Mall any rubbish or garbage that will cause, in the opinion of the Landlord-any offensive odors.

b) In the event that the Tenant shall employ or engage any cleaners or maids to attend to the cleaning of the Demised Premises, such cleaners or maids must have a legal documentations and/or registered with the Landlord and/or the Appropriate Authorities. 

c)      The Tenant shall install suitable grease type filters at every wash basin to prevent grease and waste particles from being discharged directly into the drainage system and the Tenant further covenants and agrees that in the event there should be any blockage along the drainage system which is the result of the lack of maintenance and/or negligence of the Tenant, its servants or agents, the Tenant shall bear and pay within seven (7) days from the date of the Landlord's demand all costs and expenses incurred by the Landlord in removing any blockage along the drainage system. The Tenant must conduct a monthly servicing of their internal piping to the Landlord's main sewage pipe. The Tenant must inform the Landlord one (1) week ahead, prior to the servicing by their sewage piping.

d) The Tenant shall take all reasonable precautions to keep the Demised Premises free of rodents, vermin, insects and pests and in breach whereof it shall be lawful for the Landlord (without prejudice to any other rights or remedies conferred upon the Landlord against the Tenant under any other provisions of this Agreement) to engage such firm of pest exterminators to take such steps as may be necessary to rid the Demised Premises of such rodents, vermin, insects and pests at the sole cost and expense of the Tenant and to engage such firm of pest exterminators to carry out periodic inspection of the Demised Premises.

e) The Tenant shall participate in the waste and recycling programs implemented by the Landlord,The Tenant is encouraged to use eco-friendly materials, sustainable or recycled materials and reduce carbon footprints in their products. 

f) The Tenant  encouraged implement composting for organic waste especially in food-related business where practical and feasible.

g)      The Tenant shall provide adequate ventilation subject to the Landlord's approval within the interior of the Demised Premises and shall provide prompt replacement of any defective ventilation equipment. The Tenant must submit the ventilator design for the Landlord's approval.

12.14	Maintenance of Tenant's Equipment

	The Tenant shall keep and maintain in good clean order, repair and condition all fittings, plants, furnishing and equipment belonging to the Tenant, and shall furnish to the Landlord a copy of the maintenance agreement for the maintenance of the said equipment within the Demised Premises. The Tenant further agrees that it shall only engage duly qualified and licensed contractors with the necessary and adequate skills for the maintenance and repair works stated herein Without prejudice to any of the Landlord's rights and remedies herein contained, in the event the Tenant shall fail to so keep and maintain any of its fittings, plants, furnishings and equipment the Landlord may enter upon the Demised Premises and may carry out the necessary maintenance and replacement works and the cost of doing so shall be borne by the Tenant and payable by the Tenant to the Landlord within seven (7) days from the date of the Landlord's demand.

12.15	Maintenance of Washrooms

	The Tenant shall, if applicable, be responsible at the Tenant's own cost and expense for the cleaning and maintenance of the washrooms, lavatories, and other amenities that exclusively service the Demised Premises. The Tenant is encouraged to use environmentally friendly cleaning products and sustainable practices in this maintenance. Without prejudice to any of the Landlord's rights and remedies herein contained, if the Tenant fails to carry out the necessary cleaning and maintenance, the Landlord may undertake these works, and the cost shall be borne by the Tenant and payable to the Landlord within seven (7) days from the date of the Landlord's demand.

12.16	Damage To Common Areas

	The Tenant shall forthwith (with or without demand) make good any breakage defect or damage to the Common Areas or to any adjoining premises or any facility or appurtenances thereof occasioned by want of care, misuse or abuse on the part of the Tenant or the Tenant's servants, agents, contractors or sub-contractors or other person claiming through or under the Tenant hereunder or under any rules and regulations of the Landlord made pursuant hereto. Without prejudice to any of the Landlord's rights and remedies herein contained, in the event the Tenant shall fail to do so, the Landlord may carry out the necessary works to make good the said breakages, defect or damage and the cost of doing so shall be borne by the Tenant and payable by the Tenant to the Landlord within seven (7) days from the date of the Landlord's demand.

12.17	Replacement of Breakages Etc

	The Tenant shall, immediately repair and replace all broken glass including the door and window display area with glass of the same or similar quality and in accordance to the Landlord's specification and all other damaged or broken fittings, fixtures and chattels including but not limited to lighting and electrical equipment [such as lights globes and fluorescent tubes] and plumbing installed on the Demised Premises. Without prejudice to any of the Landlord's rights and remedies herein contained, in the event the Tenant shall fail to do so, the Landlord may enter upon the Demised Premises and may carry out the necessary replacements and the cost of doing so shall be borne by the Tenant and payable by the Tenant to the Landlord within seven (7) days from the date of the Landlord's demand.

12.18	Security of Demised Premises

a) The Tenant shall at all times keep the Demised Premises and any property contained therein safe and guarded against theft, burglary, accident or damage and the Tenant shall be liable for any loss or damage to the Demised Premises and any property contained therein in the event of a theft or burglary or accident. Without prejudice to any of the Landlord's rights and remedies herein contained in the event that the Landlord is of the opinion that the security of the Demised Premises is not intact or sufficient at any time, the Landlord reserves the right at any time to station a security guard at the Demised Premises at cost and expense of the Tenant which cost and expense shall be payable by the Tenant to the Landlord within seven (7) days from the date of the Landlord's demand.

b) In the event of any accident casualty, damages, theft or burglary which may have occurred on the Demised Premises, the Tenant shall give the Landlord prompt notice in writing of the same. Further, the Tenant shall lodge a police report immediately and furnish a copy of such report to the Landlord.

c)      The Tenant shall not without the prior written consent of the Landlord employ security guards to guard the Demised Premises. In the event consent is given, the Tenant shall ensure that the security guards shall comply with all the directions, rules and regulations laid down by the Landlord from time to time. The Landlord shall not be liable for any act omission or negligence of the security guards so appointed by the Tenant and the Tenant shall be entirely responsible for the security of the Demised Premises and all goods and belonging kept therein.

d) The Tenant shall permit the security guards employed by the Landlord to search all the Tenant's goods whether incoming or outgoing and whenever the Landlord shall deem it necessary to do so.

e) If the Demised Premises has doors, entrances and exits fronting the exterior of the Shopping Mall and if the Tenant with the prior written approval of the Landlord operates outside the Business Hours, the Tenant shall keep the doors, entrances and exits facing the interior of the Shopping Mall securely locked during the hours of operation outside the Business Hours.

12.19	Key holders

	The Tenant shall ensure that all times the Landlord has written notice of the name and the contact number of at least two [2] key holders of the Demised Premises. 

12.20	Compliance With Statues Etc

	The Tenant shall, from time to time, forthwith comply with all statutes, ordinances, proclamations, orders or regulations present or future affecting or relating to the use of the Demised Premises and with all requirements which may be made or notices or orders which may be given by any governmental, health, licensing, civic or any other authority having jurisdiction or authority over or in respect of the Demised Premises or the user thereof and will keep the Landlord indemnified in respect of all such matters in this paragraph referred to Provided Always That the Tenant shall be under no liability in respect of any structural alterations the requirements for which was not caused or contributed to by the Tenant’s use or occupation of the Demised Premises. Without prejudice to any of the Landlord's rights and remedies herein contained, in the event the Tenant shall fail to do so comply as aforementioned, the Landlord may carry out the necessary works or such other action as may be required for compliance as aforementioned and the cost of doing so (including but not limited to the Landlord's administration charges in respect of the same at such sum as shall be stipulated by the Landlord) shall be borne by the Tenant and payable by the Tenant to the Landlord within (7) days from the Landlord's demand.
12.21	Signage

	The Tenant shall not affix paint or otherwise exhibit on the Demised Premises or any part thereof any signboard, nameplate, placard, advertisement poster or other thing whatsoever or any iron or other work whether permanent or temporary save that it is hereby agreed that the Tenant shall be entitled to have its name displayed at a place and in such form, character and dimension acceptable to the Landlord the name of the Tenant which it is desirable in the interest of the business of the Tenant to exhibit and the Tenant shall, upon vacating the Demised Premises or immediately prior thereto at the request of the Landlord remove any signs, names, advertisements or notices erected, painted, displayed, affixed or exhibited upon to or within the Demised Premises and make good any damage or disfigurement caused by reason of such erection" painting, displaying affixing, exhibiting or removal thereof.

12.22	Alteration and Additions To Demised Premises

a) The Tenant shall not, without the prior consent of the Landlord, make any renovation, alteration, or addition to the Demised Premises or any part thereof. If such renovations, alterations, or additions are made with the consent of the Landlord, the Tenant shall observe and comply with the provisions of Clause 11.1 and 11.2 [where applicable], where the requirements are specified by the Landlord, and the relevant authorities. The Tenant is encouraged to utilize sustainable materials and practices that minimize environmental impact during any renovation work.


b) In the event the Tenant fails to comply with the requirements of the Landlord or the relevant authorities as aforesaid or fails to complete or abandons the renovations before completion, the Landlord may, but is not obliged to do so complete such renovations and all monies expended by the Landlord in doing so shall be a debt due and payable by the Tenant to the Landlord within seven (7) days from the date of the Landlord's demand.

c)      The Tenant shall upon determination of the Term hereby created and if required by the Landlord restore at the Tenant's own expenses the Demised Premises to the original state and condition as the Demised Premises was at the commencement of this Agreement.

12.23	Partitioning

a) The Tenant shall not, without the consent in writing from the Landlord, install any partitioning and/or any equipment or other installations unless the same are approved by the Landlord and where necessary, by the Appropriate Authorities and any such installation shall be at the Tenant's costs and carried out by such persons nominated or approved by the Landlord and where necessary by the Appropriate Authorities.

b) Unless otherwise agreed in writing by the parties hereto all such partitioning and such installation shall remain as the property of the Tenant who shall be responsible for all maintenance thereof and such partitioning and/or installation may and if so required by the Landlord be removed by the Tenant at or immediately prior to the expiration or sooner determination of this Agreement Provided that the Tenant shall upon such removal do no damage to the Demised Premises and shall reinstate the same to the condition they were in prior to such installation.

12.24	Landlord's Right of Entry

	The Landlord itself or by its agent, representatives, consultants, utilities or service providers or employees may at any time upon giving to the Tenant reasonable notice except in case of emergency when no notice shall be required to enter upon the Demised Premises with all necessary materials and equipment to:

a) view the state of repair thereof and may serve upon the Tenant a notice in writing of any defect for the repair of which the Tenant may be responsible hereunder requiring the Tenant within seven (7) days to repair the same and in default of the Tenant so doing it shall be lawful for the Landlord, its architects, contractors, workmen and agents to enter upon the Demised Premises for the purposes of effecting the required repairs and any expenses and costs of carrying out such work shall forthwith be payable by the Tenant to the Landlord within seven (7) days from the date of the Landlord's demand;

b) carry out any repairs, maintenance or other works on the Demised Premises or any of the utilities or services in the Demised Premises or to any improvements erected on any adjoining premises; and

c)      comply with any law affecting the Demised Premises or with the requirements of any notice or other communication served on or notified to the Landlord or the Tenant by any Appropriate Authorities.

12.25	Compliance With Rules And Regulations

	The Tenant shall at all times observe and comply with the rules and regulation of The Shopping Mall contained in the Sixth Schedule [and as from time to time varied, added to, deleted or amended] relating to the management and care for The Shopping Mall and the conduct of tenants Provided that no amendment or variation of such rules,-regulations or any variation thereof shall be inconsistent with the rights of the Tenant expressed in this Agreement and the Tenant acknowledges agrees and declares that failure of the Tenant to comply with any of such rules and regulations as may from time to time be in force shall constitute a material breach of the terms of this Agreement in the same manners as if the rules and regulations were contained herein as covenants. The Tenant acknowledges that the Landlord shall not be liable for any loss or damage caused by any failure on the part of the Landlord to enforce the rules and regulations against any other person who may be bound by them in The Shopping Mall.

12.26	Warranties And Representation

		The Tenant acknowledge and declares that no promise, representation, warranty or undertaking has been given by or on behalf of the Landlord in respect of the suitability of the Demised Premises or The Shopping Mall or to the fittings, finishes, condition or state of repair, facilities and amenities of the Demised Premises or The Shopping Mall or the permitted use to which the Demised Premises may be put pursuant to any requirements of any Appropriate Authority or as to other businesses to be carried on in The Shopping Mall otherwise than in this Agreement contained. The Tenant shall make its own enquiries in relation to the matters noted above.

12.27	(a)  Insurances  

Without limiting its obligations as contained elsewhere under this Agreement, the Tenant will effect and maintain the following policies of insurance with a licensed insurer of good repute:

[i]	a policy insuring the Tenant's fixtures, fittings, partition, equipment and other chattels [on a replacement or reinstatement basis] and the Tenant's stock-in-trade [on a market value basis] against fire and allied perils including:

[1] 	an extension to include the removal of debris for a reasonable sum; and

[2] 	an extension covering all damage to the properly of the Tenant or the neighboring lots arising out of sprinkler discharge or a faulty sprinkler system or water damage of whatsoever nature and any leakage of  whatsoever nature or affecting its neighboring sprinkler system;

and incorporating a clause waiving the insurer's right of subrogation against the Landlord PROVIDED ALWAYS that where the insurance shall be in respect of theft and/or the Tenant’s  stock–in-trade, then such insurance shall be effected and maintained in the name of the Tenant as loss payee; 
		
[ii] 	a policy in the name of Tenant as loss payee  insuring all plate glass which is part of the Demised Premises;

[iii]		insurance in the name of Tenant as loss payee  with statutory limits as required by any law and/or employer's liability insurance to provide for payments to the Tenant's employees and any person located at any time on or in the Demised Premises for the purposes of the conduct of the Tenant's business or other works. All such insurance shall be endorsed to indemnify the Landlord against any liability which the Landlord may incur under any such law or any regulation made there under;

[iv]		public liability insurance of such amount as stipulated in Part 25 of the First Schedule hereto with the Landlord named as co-assured and incorporating a clause or endorsement indorsing the Landlord as the payee of any moneys which would be payable under the said insurance policy; and

[v]	any other risk as the Landlord may require.

Provided Always that the Landlord shall be under no obligation whatsoever to ensure that the Tenant has actually effected such insurance as required under this Clause and failure by the Landlord to so ensure shall not amount to a waiver of this Clause. If at any time the Tenant is entitled to the benefit of any insurance which is effected or maintained in pursuance of this obligation aforesaid or which otherwise is effected or maintained in respect of the Demised Premises, then the Tenant shall apply all monies received by virtue of such insurance in making good the loss, damage or injury in respect of which the same shall have been received. Notwithstanding anything to the contrary herein contained, if any items referred to in this Clause are destroyed or damaged, the Tenant shall at its own cost and expense promptly within One (1) month from the date of such destruction or damage occurring or any extended period as may be mutually agreed upon by the Landlord and the Tenant repair or replace [as appropriate] those items [and in respect of the plate glass, the Tenant shall repair or replace [as appropriate] to the reasonable satisfaction of the Landlord] and so far as application, use the proceeds of the insurance to do so.

		(b)  Landlord's Right of First Claim

		The Tenant hereby agrees that the Landlord shall at all times upon the occurrence of any loss, damage or injury howsoever arising from or relating to any activity, event or incident at The Shopping Mall (whatever such incident occurs within the Demised Premises or otherwise) have the first right and priority of claiming upon the public liability insurance policy referred to in sub-clause 12.27[a][iv] above or upon such other insurance policies as may have been effected by the Tenant pursuant to the provisions herein or otherwise. The Tenant hereby acknowledges and agrees that the Landlord shall not be obliged in any manner to effect its own public liability insurance and/or to claim upon any of the insurance policies effected by the Landlord in the event of any such occurrence or incident and that the Landlord shall not be obliged to call or claim upon any of its insurance policies prior to calling or claiming upon the public liability insurance policy referred to in Clause 12.27[a][iv] and/or the Tenant's other policies as aforementioned.

		(c) Insurers

		All policies of insurance effected or required to be effected by the Tenant hereunder whether in respect of the property or risk either of the Landlord or the Tenant shall be taken out with a reputable insurance company approved by the Landlord.

(d) Deposit of Policy, Etc

		The Tenant shall upon Commencement of Business and/or within seven (7) days notice of request from the Landlord, in respect of any policy of insurance to be effected by the Tenant hereunder deposit a copy of the valid and current policy of such insurance with the Landlord and the receipts of payment for the last premium. Provided Always that the Landlord shall be under no obligation to request for or ensure that such said policy/policies is/are deposited with the Landlord and failure by the Landlord to request for the said policy/policies as required under this Clause shall not amount to a waiver of this Clause.
		
		And the Landlord hereby further covenants that the contents of these insurance policies shall remain confidential and shall not be divulged or disclosed to any third party during or after the expiration of this Agreement.

		Provided However that the obligations stated in this Clause herein shall cease to apply to any information coming into public domain other than by breach of any such party of its said obligations hereunder and nothing in this Clause shall prevent the Landlord from disclosing any such information to the extent required in or in connection with legal proceedings arising out of this Agreement or any other matter in relation to the Tenant.

		(e) Tenant To Comply With Insurances

		The Tenant shall at all times be responsible for complying with and abiding by the terms and conditions of the insurances arranged by the Tenant and for the payment of all excesses and premiums which may be contained or payable, as the case may be, within or by the terms of such insurance.

		(f) Landlord May Effect Insurances

		Without prejudice to any of the Landlord's rights and remedies herein contained, if the Tenant fails to effect or to keep current and in force any of the insurances required to be effected and maintained by the Tenant pursuant to this Clause 12.27, the Landlord may [but shall not be obliged to] effect and keep current and in force any such insurance and pay such premiums as maybe necessary for that purpose and may recover as a debt due from the Tenant the amount so paid and may deduct from the Deposit held by the Landlord, all such moneys paid by the Landlord.

		(g) Tenant Not To Void Insurance

		The Tenant will not at any time during the Term of the Tenancy do or permit or suffer to be done any act matter or thing upon the Demised Premises or The Shopping Mall whereby any insurances in respect of the Demised Premises or The Shopping Mall may be vitiated or rendered void or voidable [except with the approval in writing of the Landlord] or whereby the rate of premium on any insurance shall be liable to be increased and the Tenant shall make good all damage suffered by the Landlord and to repay the Landlord within seven (7) days from the date of the Landlord's demand all sums paid by the Landlord by way of increased premium and all expenses incurred by the Landlord in or about any renewal of such policy or policies rendered necessary by a breach or non observance of this covenant without prejudice to the other rights of the Landlord.

		(h) Payment of Additional Premium

		The Tenant will from time to time and when required by notice in writing from the Landlord pay all extra premiums of insurance of the Demised Premises and the contents thereof, if any, be required on account of the extra risk caused by the use to which the Demised Premises are put by the Tenant and approved by the Landlord. 
		
		(i) Compliance With Fire Regulations

		The Tenant will comply with insurance sprinkler and/or fire alarm regulations in respect of any partitions which may be erected by the Tenant upon the Demised Premises and the Tenant will pay to the Landlord the cost of any alterations to the sprinklers and/or fire alarm installation which may become necessary by reason of the Tenant’s Fit-Out Works or non compliance by the Tenant with the regulations of the General Insurance Association of Malaysia or requirements of the insurer engaged by the Landlord to provide insurance for The Shopping Mall against fire and any alterations that incurred discharge and energizing of the sprinkler system. The cost for discharging will be borne by the Tenant.

12.28	 Indemnities

a) The Tenant agrees to use and keep the Demised Premises at the risk of the Tenant and hereby releases to the full extent permitted by law the Landlord in the absence of any negligence on the part of the Landlord, or its servants or agents from all claims and demands of every kind in respect of or resulting from any accident injury occurring in The Shopping Mall or the Demised Premises and the Tenant expressly agrees that in the absence of any such negligence as aforesaid the Landlord shall have no responsibility or liability or any loss damage or injury suffered by the Tenant [whether to or in respect of the Tenant's person or property or the business conducted by the Tenant] as a result of any breakage, leakage, accident, theft or burglary or any event occurring in The Shopping Mall Demised Premises or due to any event of Force Majeure. Any consequential risks from the Tenant’s Demised Premises causing liability to the Landlord in other parts of The Shopping Mall shall be fully indemnified by the Tenants at all times.

b) The Tenant will and does hereby indemnify and hold harmless the Landlord from and against all actions, claims, demands, loss, damages, costs and expenses for which the Landlord shall or may be or become liable in respect of and to the extent that they arise from:

i. 	the negligence, use, misuse, waste or abuse by the Tenant or any servant, agent, customer or invitee or any other person claiming through or under the Tenant of the water, gas, electricity, oil, lighting and other services and facilities and appurtenances of the Demised Premises or The Shopping Mall;

ii. 	overflow or leakage of water [including rain water] or any leakage of whatsoever nature in or from the Demised Premises or from any other premise or area in The Shopping Mall occasioned or caused or contributed to by any act omission, neglect breach or default on the part of the Tenant its servants, agents, customers, invitees or any other person claiming through or under the Tenant;

iii. 	loss, damage or injury from any cause whatsoever to property or person caused or contributed to by the use of the Demised Premises by the Tenant or any servant agent, customer, invitee or other person claiming through or under the Tenant or by any obligations of the Tenant under this Agreement;

iv. 	loss, damage or injury from any cause whatsoever to property or person within or without the Demised Premises or The Shopping Mall occasioned or contributed to by any act, omission, neglect, breach or default of the Tenant or any servant, agent, customer, invitee or other person claiming through or under the Tenant; or

v. 	any breach or non-observance by the Tenant of the covenants, conditions or other provisions of this Agreement or any of the matters to which this Tenancy is subject to.

The indemnity hereby given shall not be wholly or partially negated or defeated by reason of the state or condition of the Demised Premises or The Shopping Mall.

12.29	Inspection of Purchasers/Tenant

	The Tenant will upon receiving reasonable notice from the Landlord permit prospective tenants to view the Demised Premises and will at all times within six [6] months immediately preceding the expiry of the Agreement allow the Landlord to affix and exhibit where the Landlord shall think fit any notice of such sale or tenancy and in such case with the name and address of the Landlord and/or its representative thereon and the Tenant will not remove any such notice without the prior approval of the Landlord in writing.

12.30	Hours of Trading

a) The Tenant shall during the Business Hours specified in Part 20 of the First Schedule:

i. keep the Demised Premises open for business save and except for those days which the Tenant has obtained the written consent of the Landlord to remain closed which consent is at the absolute discretion of the Landlord and the Landlord is not obliged to assign any reasons whatsoever; 

ii. trade actively throughout the whole of the Demised Premises except in so far as:

[1]	the Tenant may be prevented from doing so by reason of destruction or damage to the Demised Premises by an insured risk;

[2] 	may be necessary for the carrying out with all reasonable speed of any major repairs alterations or additions to the Demised Premises;

[3]	may be necessary to complete a permitted assignment or subletting of this Tenancy; or

[4]	to do so would be in breach of any other provision of this Tenancy.

b) Subject to the Landlord's written consent, the Tenant may open the Demised Premises for business outside the days and/or hours specified in Part 20 of the First Schedule provided that the Tenant shall be responsible for all costs occasioned by such additional hours including but not limited to any reasonable and proper expenses, charges and outgoings relating to:-

i.      	Air-conditioning and maintenance;

ii.  	Overtime and for any additional staff required for the security of The Shopping Mall or for any other reason;

iii. 	cleaning of the Common Areas; and

iv. 	any other activity reasonably necessary for the operation of The Shopping Mall.

c)	The Landlord shall be entitled to charge the Tenant such amount which the Landlord reasonably considers to the extra access and use by the Tenant and such amount shall be payable by the Tenant to the Landlord within seven (7) days from the date of the letter notifying the Tenant of the same.

d)	The Tenant hereby covenants and undertakes with the Landlord that in the interest of all tenants, licensees and invitees of the premises comprised in The Shopping Mall, it shall strictly comply with the provisions of Clause 12.30[a] unless with the written permission of the Landlord not to do so and in the event of non-compliance therewith and without prejudice to the Landlord's other rights and remedies available under this Agreement or at law, the Tenant shall in addition to payment of the Rental pay to the Landlord, within seven (7) days from the date of the Landlord's demand, pay a penalty sum of equivalent to Ten Percent (10%) of the Rental per day for each day of non-compliance. Any penalty shall be payable on the due date for payment of the next  Rental. Provided Further that in the event the Landlord is of the opinion that the Tenant's continuous breach of this Clause is affecting the image and business of the other tenants of The Shopping Mall, the Landlord shall be entitled at its discretion to terminate this Tenancy.

12.31	Window Display Area

	In the event that the Demised Premises contains a window display area, the Tenant shall be obliged during the Term of the Tenancy to do the following in respect of the window display area: 

a) keep the window display area properly insured against damage as referred to in Clause 12.27[a] above;

b) keep the shop windows which are visible to the public attractively and colorfully dressed at all times in a high standard of decorative finish suitable to the image of The Shopping Mall Provided Always that such display shall be subject to the prior written approval of the Landlord;

c)      keep all those parts of the window display area that are visible from outside the Demised Premises clean, attractively laid out and furnished at all times to the reasonable satisfaction of the Landlord;

d) not to place or display on the window display area any name, writing, notice, sign, placard, poster, sticker or advertisement other than:

i. normal price tickets attached and relating to goods sold in the Demised Premises [but not on the glass]; and
ii. trade placards, posters and advertisements of a temporary and not of excessive nature and necessary or usual for the Tenant Provided that not more than twenty five per cent [25%] of the surface of the window display area shall be obscured by such placards, posters or advertisements and the same have been approved by the Landlord prior to display;
iii. if the Tenant have special application to close their shop early such as annual dinner, stock check, etc, the Tenant must have sufficient lighting to brighten up their shop lot front entrance.

e) unless prevented by any regulation or requirement of a competent statutory or local authority or by any interruption in the supply of electricity by the relevant authorities to keep the window display area and showcases of the Demised Premises well lit during the Business Hours and during such periods of time as may from time to time be required by the Landlord save and except during the periods specified in Clause 12.30 [a] [ii] [1] to [4] subject always that the Tenant shall take such steps as the Landlord shall reasonably require to ensure that a presentable or an attractive appearance to the Demised Premises is maintained throughout the duration of the Term.

12.32	License

	The Tenant shall, at its own cost and expense, procure and obtain all necessary licenses, permits, registration, authorities and approvals [including trade name and licenses for the Tenant's signage and advertisement] and other consents necessary from the Appropriate Authorities for the carrying on of the Permitted Use stipulated in Part 18 of the First Schedule [including but not limited to any permits or licenses for the reproduction of photographical or other musical medium] and under the trade or business name stated in Part 19 of the First Schedule and ensure that all licenses, permits, authorities and approvals are valid for the duration of the Tenancy and whenever necessary, obtain the renewal of such licenses, permits, registration and consents from time to time during the Term of the Tenancy and shall furnish copies of the same to the Landlord Provided Always that any failure by the Tenant to obtain the relevant licenses for any reason whatsoever shall not operate to frustrate this Agreement or the tenancy created hereunder. Further, the Tenant shall at all times observe and comply with all the terms, conditions and restrictions imposed by such license, permit or consent. Notwithstanding anything to the contrary herein contained, the Landlord shall not be obliged to assist the Tenant in any manner whatsoever in obtaining or procuring any of the said licenses, permits, registration, authorities, approvals or consents. 

12.33	Telecommunication Services

a) The Tenant hereby acknowledges that the Landlord will or has appointed only one [l] telecommunication service provider [the "Service Provider"] as the sole telecommunication service provider for The Shopping Mall and the Tenant hereby covenants that the Tenant shall likewise appoint such Service Provider as the sole telecommunication service provider in respect of the Demised Premises.

b) The Tenant shall install at its own cost and expense all telecommunication facilities as the Tenant may require in such manner that the wires shall not run across the floor or ceiling or along the walls of the Demised Premises so as to be visible in the Demised Premises but shall be concealed and if running along the floor shall be concealed in the appropriate ducts in the under floor trunking provided for the purpose and all such works shall be carried out under the supervision of the Landlord or by a contractor nominated by the Landlord which contractor shall hold the necessary qualification license or permit from the relevant authorities.

12.34	Redecoration

		The Tenant shall redecorate and properly paint, color, and wash the interior of the Demised Premises as reasonably required to maintain it in good and tenantable repair and condition immediately prior to the expiration or sooner determination of this Agreement.. If the Tenant fails to redecorate as specified, the Landlord may redecorate the Demised Premises and recover the costs of such redecoration from the Tenant, along with any Rentals and other amounts that the Landlord would have been entitled to receive had the period for such redecoration been added to the term of this Agreement.

		The Tenant is encouraged to use environmentally friendly paints and materials that minimize pollution and promote sustainability.

12.35	 Unsightly Objects

a) The Tenant shall not erect or install or caused to be erected or installed any sign, device, furnishing, ornament or object which is visible from the street or from any other building and which in the opinion of the Landlord, is incongruous or unsightly or may detract from the general appearance of The Shopping Mall and shall not erect or install or cause to be erected or installed any air-conditioning unit and plant, fan or cooling system whatsoever, antenna, aerial or satellite dish which protrudes out of the external walls of The Shopping Mall.

b) Without prejudice to any of the Landlord's rights and remedies herein contained, if the Tenant erect or install or cause to be erected or installed any of the aforementioned items in contravention of Clause 12.35[a], then the Landlord may carry out any necessary works to remove, destroy and/or otherwise dispose of such erection or installation and the cost of doing so shall be borne by the Tenant and payable by the Tenant to the Landlord within seven (7) days from the date of the Landlord's demand. Further the Landlord shall not be obliged to account to the Tenant in respect of such items removed, destroyed and/or otherwise disposed of by the Landlord.

12.36  Supervision of Premises

a) The Tenant shall manage and control the Demised Premises so that nothing shall be done to injure the reputation of The Shopping Mall or offend against any statute or any of the regulations of the licensing or other local or public authority in any way nor to do or to permit or suffer to be done any act or thing which may in any way peril any licence granted or any insurance effected in respect of the Demised Premises or The Shopping Mall. In amplification of the aforementioned, the Tenant shall during the Tenancy Agreement be responsible for:

i.   the efficient supervision of the Demised Premises including the effective control of children, the orderly and safe admission and departure of persons to and from the Demised Premises and the orderly and safe clearance of the Demised Premises in case of emergency;

ii.   the safety of the Demised Premises and shall not permit or suffer any drunkenness or immoral or disorderly conduct upon the Demised Premises; and

iii.   subject to Clause 12.18 (e), ensuring all doors giving egress from the Demised Premises shall be kept unfastened ,and unobstructed and immediately available for exit during the whole time the Demised Premises are in use and no obstruction shall be placed or allowed to remain in any corridor giving access to the Demised Premises.

b) If the Tenant fails to observe and perform anyone or more of the stipulations contained in the foregoing provisions of this condition the Landlord may without prejudice to its other rights and remedies under this Agreement or at law:

i.	charge to and recover from the Tenant any expenses incurred by the Landlord in engaging police constables or other persons to secure such observance and performance; and

ii.	put to stop any use of Demised Premises in progress and/or close the Demised Premises whether temporarily or otherwise.

     12.37     Lighting

The lighting equipment and other electrical equipment of the Demised Premises shall at all times be operated by electricians or other competent persons employed by the Tenant for that purpose and no other person whosoever shall operate or attempt to operate or interfere with the said equipment. The Tenant shall provide adequate lighting within that interior of the Demised Premises and shall not block, darken, tint or obstruct any of the windows, doors, glass window or lights of the Demised Premises.

12.38	Restrictions Against Installation of Electrical Points

	The Tenant shall not install or extend any electrical sockets, plugs, electrical power points, motors, engines, or appliances without the prior written consent of the Landlord, which shall not be unreasonably withheld.  In the event the Tenant commits a breach of this covenant, resulting in loss or damage to the Landlord, the Tenant shall promptly indemnify the Landlord against all such loss and damage.

	In granting consent, the Landlord encourages the use of energy-efficient and environmentally friendly appliances to minimize energy consumption.

	12.39   Placing of Goods, Things and Rubbish Outside Demised Premises

a) The Tenant shall not stand, place, deposit, park or expose outside any part of the Demised Premises any goods, materials, articles or things whatever for display or sale or for any other purpose or cause any obstruction in the Common Areas. The Tenant shall also not place, deposit or park any rubbish or waste outside any part of the Demised Premises.

b) Without prejudice to any of the Landlord's rights and remedies herein contained, if the Tenant breaches the provisions of Clause 12.39[a], the Landlord may carry out the necessary works to remove, destroy, and/or otherwise dispose of such goods, materials, articles, rubbish, waste, or other items. The Landlord will make reasonable efforts to prioritize environmentally responsible disposal methods, including recycling and proper waste management, where feasible. The cost of these actions shall be borne by the Tenant and shall be payable to the Landlord within seven (7) days from the date of the Landlord's demand. Furthermore, the Landlord shall not be obliged to account to the Tenant regarding the goods, materials, articles, rubbish, waste, or other items removed, destroyed, and/or disposed of by the Landlord.

12.40	Soliciting of Business In Common Areas or Parking Areas

		The Tenant shall not under any guise or pretext whatsoever, conduct or solicit for or permit any person to conduct or solicit for its business or set up stalls or display or cause to be distributed or displayed any pamphlets or, other advertising materials whatsoever on any part of the Common Areas or car parking areas of The Shopping Mall without the prior written approval of the Landlord.

12.41	Name of Tenant’s Business

	The Tenant shall not in any way use or associate with, in part or in whole or in any abbreviated manner, the name of the Landlord, the name of the manager appointed by the Landlord to manage The Shopping Mall and/or the names or words "KOMTAR, JBCC" and/or any picture or likeness of The Shopping Mall or the Demised Premises in the Tenant's business or trading name or in any of the Tenant's logo, documents, text, promotions, advertising, Promotional material, premiums, trade mark or other marl sign or emblem and/or for any other purpose (other than as the address and place of the business of the Tenant) whether for the Tenant's trade or otherwise without the prior written approval of the Landlord.

	12.42    Notices From Competent Authority

Upon the receipt of any notice, order, direction or other thing from any competent authority or likely to affect the Demised Premises whether the same shall be served directly on the Tenant or the original or a copy thereof be received from any other person whatsoever the Tenant will so far as such notice, order, direction or other thing or the Act, regulations or other instrument under or by virtue of which it is issued or the provisions hereof require it so to do comply therewith at its own expense and will forthwith deliver to the Landlord a copy of such notice, order, direction or other thing.

12.43	Eating Establishments

When the Tenant has obtained the express authorization of the Landlord to operate the Demised Premises as an eating establishment or restaurant, the Tenant shall obtain all necessary licenses and approvals from the Appropriate Authorities for its business operations. The Tenant shall conduct its business in good faith, using hygienic methods of food preparation and service, in accordance with the rules and regulations of The Shopping Mall (as may be varied, added to, deleted, or amended from time to time). The Tenant is encouraged to adopt sustainable practices, such assourcing local and organic ingredients, minimizing food waste, and implementing energy-efficient cooking and serving methods. The Tenant shall serve only the food itemized in the Landlord’s approval list and at the prices specified therein, and shall not amend, revise, or change the menu and/or pricing without prior written approval from the Landlord.

12.44	Contribution to Website (if any)

		The Tenant shall pay to the Landlord a sum to be determined from time to time at the absolute discretion of the Landlord as contribution to the promotion, administration and maintenance of The Shopping Mall's website. The Tenant shall upon execution of this Agreement pay to the Landlord the sum specified in Part 26 of the First Schedule being the total contribution for the entire Term of the Tenancy. The Tenant shall, upon request by the Landlord, execute such agreement(s) as may be required by the Landlord with the host of the website. Notwithstanding anything to the contrary herein contained, the amount of the contribution shall be subject to changes at the absolute discretion of the Landlord.

12.45	Restoration Deposit

a) The Tenant shall pay to the Landlord the sum specified in Part 27 of the First Schedule as security for the due performance by the Tenant to restore the Demised Premises to its original condition at the expiration or sooner determination of this Agreement.

b) Without prejudice to any other rights of the Landlord under this Agreement or at law, the Landlord shall be entitled to forfeit the Restoration Deposit in its absolute discretion in the event the Tenant failed to restore the Demised Premises to its original condition at the expiration or sooner determination of this Agreement. In the event the Tenant had failed to do so, the Landlord shall be entitled to carry out work to restore the Demised Premises to its original condition and in the event the costs and expenses of such works exceeds the amount of the Restoration Deposit, the Tenant shall pay to the Landlord such shortfall within seven (7) days from the date of the Landlord's demand.

c)      Subject to clause 12.45[b] above and so long as the Tenant shall duly observe and perform the Tenant's covenants in this Agreement to restore the Demised Premises to its original condition to the satisfaction of the Landlord, the Landlord shall within a reasonable time of the expiry or sooner determination of the Tenancy refund the Restoration Deposit free of interest to the Tenant.

12.46	Mail Box Deposit

a) The Tenant shall upon execution of this Agreement deposit with the Landlord the sum specified in Part 28 of the First Schedule (hereinafter referred to as the "Mail Box Deposit") as security for the mail box and so long as the Tenant shall duly observe and of the expiry or sooner determination of the Tenancy refund the Mail Box Deposit free of interest to the Tenant. Notwithstanding anything to the contrary herein contained, the amount of the Mail Box Deposit shall be subject to changes at the absolute discretion of the Landlord.

b) The Tenant hereby covenant that the Tenant shall at all time during the Term of the Tenancy or during such period as the Tenant shall remain in possession or occupation of the mail box after expiry of the Term of the Tenancy, maintains, repair and keep the mail box in good and substantial working order and condition.

c)      In the event the key to the mail box is lost or damaged, then the Tenant shall bear the cost of replacement for each lost or damaged mail box key.

12.47	Upgrading Works

	The Tenant agrees and undertakes to carry out and complete at the Tenant's cost and expense such upgrading works to the Demised Premises as the Landlord may specify and within such period as the Landlord may prescribe. The Tenant shall comply with the provisions of Clause 11 when carrying out the upgrading works.

12.48	Removal of Goods/stock, fittings and furniture, equipment, etc.

The Tenant is not allowed to remove any good/stocks, fittings and furniture, equipment from the Demised Premises unless prior notice is given to the Landlord and upon written approval from the Landlord or its managing agent and the moving of the same must be done under the supervision of a person nominated by the Landlord and at a time approved by the Landlord or its managing agent.

12.49    Audio/ video Equipment

The Tenant shall not bring, place, install, or affix any audio/video equipment, including radios, gramophones, recorders, televisions, or aerials into or upon the Demised Premises or The Shopping Mall without the prior written consent of the Landlord. In granting such consent, the Landlord encourages the use of energy-efficient and environmentally friendly equipment that minimizes energy consumption and promotes sustainable practices.

12.50     Tenant’s Manpower

a) In the event the Tenant shall have engaged foreign workers, the Tenant shall be responsible at all time for obtaining and keeping valid and current all relevant licences, permits approvals for purpose of hiring such workers at the Landlord’s premises. Such documents and any change to such licence, and/or permits and/or approvals shall be furnished to the Landlord upon request in writing for the same and the Tenant shall keep the Landlord informed and furnish the Landlord with the relevant documents in event any changes to any of the Tenant’s workers at the Landlord’s premises.

b)   The Tenant hereby further undertakes to indemnify the Landlord on a full indemnity basis against all cost (including legal cost) and expenses incurred, loss or damage, fines, penalties, summons and/or claims which the Landlord suffers whether directly or indirectly arising from the Tenant’s failure, refusal, and/or neglect to obtain and keep valid and current all and any registration, license, permit and/or consent required by the proper authorities or in accordance with the laws, directives, rules and regulations currently enforced or hereinafter from time to time becoming enforceable by the proper authorities in respect of the Tenant’s foreign workers and/or other matters related to the said services.

13.	LANDLORD'S COVENANTS

	13.1	Quiet Enjoyment of Demised Premises
	
	The Landlord shall, subject to the Tenant duly paying the Rental and any other sums payable hereunder and observing and performing its several covenants and stipulations herein contained, permit the Tenant to have quiet possession and enjoyment of the Demised Premises during the Term of the Tenancy. This right shall be exercised in a manner that promotes environmental sustainability, ensuring that the Tenant can utilize the Demised Premises without interruption by the Landlord or anyone claiming under or through or in trust for the Landlord, except as specifically provided herein and in a manner that respects the eco-friendly initiatives implemented on the Demised Premises.

	13.2	Insurance

	The Landlord covenants with the Tenant to insure The Shopping Mall against fire unless such insurance shall be vitiated by an act of the Tenant or by anyone at the Demised Premises expressly or by implication with the Tenant's authority and under the Tenant's control or by any other tenant or occupier of The Shopping Mall.

13.3   Quit Rent

That subject to the due compliance and observance and/or performance by the Tenant of the terms and conditions contained herein, the Landlord shall for the duration of the Tenancy hereby pay and discharge all quit rent payable in respect of the said Shopping Mall.

14.	OPTION FOR RENEWAL

	14.1	The Landlord may on the written request of the Tenant made not less than six [6] calendar months before expiration of the Term hereby created and if:

a) there shall not at the time of such request and also at the time of expiry of this Agreement be any existing breach or non-observance of any of the covenants and conditions herein contained and on the part of the Tenant to be observed or performed or if there have not been any antecedent breach of any of the terms and conditions stated herein in the covenant to pay as stated in Clauses 3, 4 and 5;
b)	the Tenant has paid the increase on the Security Deposit, Utilities Deposit or any other deposits or charges; and
c)	the Tenant has made good all the damage caused by the Tenant within or outside the Demised Premises or other parts of The Shopping Mall;

	at the expense of the Tenant grant to the Tenant a tenancy of the Demised Premises for a further term stated in Part 21 of the First Schedule from the expiration of the Term hereby created at the revised Rental stipulated in Part 22 of the First Schedule and upon covenants and conditions to be determined by the Landlord and with the exception of this provision for renewal and any Rental free period allowed to the Tenant for the Fit-Out Works during the Fit-Out Period.

14.2	All costs and expenses incurred pursuant to Clause 14.1 shall be borne and paid by the Tenant.

15.	MANAGEMENT AND OPERATION OF THE SHOPPING MALL

	15.1	The Landlord will maintain and keep in repair the Common Areas during the Term of this Agreement, specifically including the exterior walls (excluding shop fronts), all parking spaces, roads, pavements, gardens, water drainage, lighting, and other common facilities and services. The Landlord will make reasonable efforts to adopt environmentally sustainable practices in the maintenance of these areas, including the use of eco-friendly materials, energy-efficient lighting, and water-saving irrigation systems for gardens. The expenditure for such maintenance shall be at the Landlord's discretion, provided that it aligns with the principles of sustainability and promotes the efficient use of resources.

15.2	The Landlord shall have the right from time to time to improve, extend, vary or reduce The Shopping Mall [excluding the Demised Premises] and/or any manner whatsoever alter or deal with The Shopping Mall [excluding the Demised Premises] or any part thereof. The Landlord shall not be held liable for any loss or damage suffered by the Tenant caused by or arising out of repairs, improvements, extensions, variation or reduction works carried out by the Landlord in respect of The Shopping Mall or any part thereof. 

15.3	The Landlord may furnish sufficient illumination as the Landlord may in the Landlord's absolute discretion deem to be advantageous to the Tenant and to the Landlord.

15.4	The Landlord may at its discretion restrict access to part or parts of the car parks and may close part or parts of the entrances or exits thereto and any driveways therein and may also restrict access to part or parts of the Common Areas or close temporarily or permanently part or parts of The Shopping Mall or the Common Areas.

15.5	Unless otherwise determined by the Landlord, no parking facilities in The Shopping Mall will be provided for the motor vehicles of the Tenant and its employees, agents, servants and invitees and the Tenant and its employees, agents, servants and invitees of the Tenant shall make its or their parking arrangements directly with the Landlord or the company appointed by the Landlord to manage The Shopping Mall's car park including the provision or payment of a separate consideration as may be determined by the Landlord or the said company. The Tenant, its employees, agents and servants shall not without the prior consent of the Landlord first having been obtained use such part of The Shopping Mall except for transporting goods to or from the Demised Premises in the ordinary course of business and then always subject to the control of the Landlord and to such rules and regulations and restrictions as the Landlord may from time to time impose including particularly the designation of specific areas in which such vehicles may be parked and the Tenant agrees after notice thereof to abide by such rules regulations and restrictions and use its best efforts to cause its employees, agents, servants and invitees to conform thereto.

15.6	The obligations of the Landlord contained in this Agreement shall be subject to the express condition that whenever the Landlord is required to perform or do any act or thing then in such instance performance of such act or thing shall not be required if it is rendered reasonably or practically impossible by reason of any riot, civil commotion, strike, lock-out, act of God, the public enemy, priority allocation, rationing or the regulation or prohibition of the use of any material, fuel, hours of work or award or by reason of any matter or thing beyond the control of the Landlord. In particular and without prejudice to the generality of the foregoing and not with standing anything to the contrary herein contained, the Landlord its agents servants employees and contractors shall not be liable or be in any way responsible to the Tenant or to any of the Tenant's employees, contractors, agents, servants, visitors, invitees or licensees or to any other person nor shall the Tenant have any claim against the Landlord in respect of:

a) any injury, loss or damage which may be suffered by any person or sustained to any property [whether belonging to the Tenant or to others or whether entrusted to the  Landlord's officers, servants, employees or agents] in The Shopping Mall howsoever occurring; or

b) any consequential loss resulting from short circuit of electrical wiring, fire, explosion, falling plaster, steam, gas, electricity, water, rain, overflow of water or leaks from any rain plumbing or other pipe or from the sewerage system or from the piping, wiring and sprinkler system in The Shopping Mall or from any part of The Shopping Mall, the roof, street, sub-surface or any other place, or by dampness from The Shopping Mall or the Demised Premises or any appurtenances being out of repair or any other loss, injury loss or damage howsoever caused in the Demised Premises or The Shopping Mall or due to any event of Force Majeure; or

c)      any injury, loss or damage caused by any construction or other building operations in the neighborhood; or

d) any injury, loss or damage caused by other tenants or persons in The Shopping Mall; or

e) any delay in supplying or for failure to supply or for any limitation, curtailment rationing, restrictions or interruption of service of any water, sewerage, gas, electricity, telephone, telecommunication, air conditioning or other utility serving the Demised Premises and/or The Shopping Mall or for interruption of use or service of any equipment in connection with the supplying of any of the aforesaid services or any consequences thereof or for any interruption of the use of any facilities, services or equipment within The Shopping Mall and/or the Demised Premises (including but not limited to the entrances, landings; lifts, escalators, travellators, lobbies, corridors, passages, stairways, water closets and any other services which the Landlord may provide from time to time for tenants and occupiers of and visitors to The Shopping Mall) by reason of the making of any repairs or maintenance of any installations or apparatus or damage thereto or destruction thereof or howsoever caused by fire, water, riot, act of God, any other event of Force Majeure, the making of any improvements to such services, facilities or equipment other cause beyond the Landlord's control or by reason of mechanical or other defect or breakdown or other inclement conditions, or shortage of manpower, fuel, materials, electricity or water or by reason of any act, omission, default, misconduct or negligence of any servant, employee, agent or contractor of the Landlord in or the performance of any duty relating to the provision of the said services, facilities, equipment or any of them: or

f)      any representations, promises or warranties with respect to the Demised Premises, its appurtenances and/or The Shopping Mall save except for such representations, promises or warranties as may be contained herein; or

g) any act, omission or negligence of any porter, attendant or other servants or agents of the Landlord in or about the performance or purported performance of any duty relating to the provision of services or obligations or any of them; or

h) any diminution or obstruction of the light, air or view by any structure which may be erected on lands within or adjacent to The Shopping Mall.

15.7	Save that the Demised Premises are let as a commercial space for use as specified in Part 18 of the First Schedule and under the trade or business name stated in Part 19 of the First Schedule, the Landlord does not expressly or impliedly warrant that the Demised Premises shall, during the Term, remain suitable or adequate for all or any other use of the Demised Premises by the Tenant [notwithstanding the Landlord may have consented to the same] and all warranties [if any] as to suitability or adequateness of the Demised Premises implied by law are hereby expressly disclaimed.

15.8 Car Parks and Common Areas

a)   	The car-parks and Common Areas shall at all times be and remain the property of and in the possession of the Landlord. The Landlord shall have the discretion on the use of the car-parks and the Common Areas and any income derived there from shall be due to the Landlord.

b) 	The Landlord may at any time and in any manner levy whatever charges or fees as the Landlord deems fit with respect to the usage by the Tenant of the car-parks, public toilets and any other parts of the Common Areas.

	15.9	All the Common Areas are subject at all times to the exclusive control and management of the Landlord. The Landlord may at its sole discretion and at any time establish, vary and enforce reasonable rules and regulations about them and the Tenant agrees to comply with them.


15.10	The Landlord shall have the right to declare certain public holidays as not to be operational hours of The Shopping Mall or to extend or reduce the Business Hours as the Landlord deems necessary.

15.11	The Landlord shall be entitled to appoint a complex manager to control, manage, administer and upkeep The Shopping Mall.

15.12	The Landlord hereby reserves the right to close the Shopping Mall and the Common Area and any part thereof for such period as it may in its absolute discretion determine PROVIDED ALWAYS THAT at least fourteen (14) days prior written notice of the Landlord’s intention shall have been given to the Tenant. In this regard, the Landlord shall not be liable for any loss, damage, cost or expenses incurred by the Tenant whether directly or otherwise by such closure.

16.	EXHIBITIONS, DISPLAYS AND FUNCTIONS ON COMMON AREAS

Notwithstanding anything to the contrary herein this Agreement contained, it is hereby further agreed, confirmed and declared by the parties hereto that the Landlord shall have the absolute right at any time and from time to time hereafter without notice to or the concurrence of the Tenant:

16.1	to erect and remove or permit any person, firm, company or organisation to erect or remove any booths, kiosks or other structures whatsoever on any part of the Common Areas as the Landlord may think fit for the purposes of carrying on any trade or business and any Rentals fees or other payments payable or derived therefrom shall belong to the Landlord absolutely; and

16.2	hold or permit to be held either alone or jointly with any person, company, firm or organisation any exhibitions, display of merchandise, parades, demonstrations or other functions whatsoever on any part of the Common Areas and upon such terms and conditions as the Landlord may think fit and any Rental, proceeds or profits derived therefrom shall be for the absolute benefit of the Landlord.

17.	EVENT OF DEFAULT AND TERMINATION

	17.1	The Landlord and the Tenant hereby agree that:

a) if the  Rental and/or Service Charge and/or Percentage Rental hereby shall remain unpaid for a period of fourteen (14) days after the same shall have become due and payable in accordance with the covenants for payment herein contained; or

b) if the Tenant commits a breach or default in any of the terms and conditions contained in this Agreement or any rule or regulation made hereunder; or

c)      if the Tenant fails to commence business by the Commencement Date of Business in accordance with Clause 12.5; or

d) if the Tenant without the prior written consent of the Landlord fails to open the Demised Premises for a continuous period of Three (3) days  in a year; or

e) if an order is made or resolution is effectively passed for the winding up of the Tenant [except for the purposes of reconstruction or amalgamation with the written consent of the Landlord which consent shall not be unreasonably withheld]; or

f)      if the Tenant goes into liquidation or makes assignment for the benefit of or enters into an arrangement or composition with its creditors or has a receiver appointed; or

g) 	if the Tenant is unable to pay its debts within the meaning of the Companies Act for the time being in force in Malaysia; or

h) if the Tenant is found to be a bankrupt or commits any act of bankruptcy or becomes a bankrupt; or

i)      if the Tenant dies or becomes insane; or

j)      if the distress, legal or execution proceedings is levied or commenced against the Tenant by the Landlord or any other party or judgement is entered against the Tenant;

then and in anyone or more of such events, it shall be lawful for the Landlord at any time to serve a forfeiture notice upon the Tenant pursuant to Section 235 of the National Land Code 1965 and it is hereby mutually agreed that a reasonable time in which to remedy the breach of the subject matter of the forfeiture notice is fourteen [14] days and on the expiration of the period specified in the said forfeiture notice without the breach complained of having been remedied, the Landlord shall forthwith be at liberty to re-enter upon the Demised Premises or any part thereof in the name of the whole and thereupon but without prejudice to the right of action of the Landlord in respect of any breach of the Tenant's covenants and agreements herein contained, this Agreement shall absolutely determine and the Deposit shall be forfeited to the Landlord absolutely and the Landlord shall also be at liberty to enforce at any time thereafter anyone or more of the following remedies:

	(i) 	to charge penalty in accordance with Clause 6.3 and any other administration charges which may be incurred by the Landlord in respect thereof; and

(ii) 	to terminate all services to the Demised Premises including but not limited to the power supply of the lights, water, gas, electricity and air-conditioning.

17.2	Upon such termination pursuant to the aforesaid Clause 17.1 or upon the Tenant holding over the Demised Premises after the expiration of the Term of the Tenancy, it shall be lawful for the Landlord at any time thereafter to re-enter upon the Demised Premises and it is further agreed that the Landlord shall forfeit all Deposits paid hereunder, but without prejudice to any action or other remedy which the Landlord has or might or otherwise could have for the recovery of a sum equal to the remainder of the Rental for the whole of the unexpired period of the Term and other loss or damages and arrears as a result of any such event.

17.3	Upon termination of the Tenancy herein pursuant to Clause 17.1, the Tenant shall deliver vacant possession of the Demised Premises to the Landlord in the manner stipulated in Clause 12.11 and Clause 12.22[c] failing which the Tenant shall be deemed to be on the Demised Premises unlawfully.

17.4	In the event that the Tenant continues to remain in occupation of the Demised Premises and fails to surrender or yield up unto the Landlord the whole of the Demised Premises or any part thereof or fails to remove all its goods [which expression where hereinafter used shall include personal property of every description] from the Demised Premises after the termination of the Tenancy pursuant to Clause 17.1 and/or Clause 17.7, or upon the expiry of the Term of the Tenancy herein stated, the Tenant shall be liable to pay to the Landlord between the date of termination or determination and the date of delivery of vacant possession of the Demised Premises to the Landlord at the rate of three (3) times the amount of the prevailing  Rental on a per month basis. All costs and expenses [including legal costs on a solicitor and client basis] incurred by the Landlord in bringing an action for re-possession shall be borne by the Tenant and the Landlord may recover the same from the Tenant forthwith. The Tenant also agrees and undertakes to indemnify the Landlord against all actions, claims, demands, loss, damages, costs and expenses for which the Landlord shall become liable for as a result of the Tenant's failure to surrender the Demised Premises.

17.5	On each and every occasion on which the Tenant omits or neglects to pay money or to do or effect anything which the Tenant has herein covenanted to pay do or effect then it shall be lawful for but not obligatory upon the Landlord [and without prejudice to any rights and powers arising from such default] to pay such money or to do or effect such thing by its architects, contractors, workmen or agents as if the Landlord were the Tenant and for the purpose of doing or effecting any such thing and the Landlord may recover from the Tenant on demand the amount expenses and costs of such payment doing or effecting forthwith.

17.6	Removal of Tenant's Property

a) Notwithstanding anything to the contrary herein contained and without prejudice to any of the Landlord's other rights and remedies herein contained or otherwise, the Landlord may upon termination of the Tenancy pursuant to the terms and conditions of this Agreement, remove from the Demised Premises any of the Tenant's property and store the same at such location as the Landlord may in its sole discretion determine and at the Tenant's cost. The Landlord will within a reasonable time of such removal notify the Tenant in writing of the removal of the Tenant's property.

b) In the event that the Tenant has failed to pay the Landlord all monies due to the Landlord pursuant to this Agreement (including but not limited to all expenses of removal and storage) by the date being one (1) month from the date of notice referred to in Clause 17.6(a) herein, the Landlord may sell or otherwise deal with that property in such manner and on such conditions as the Landlord may in its absolute discretion determine.

c)      After payment of all expenses from the proceed of such sale or other dealing the Landlord may apply the proceed of such sale or other dealing for the payment of any monies due by the Tenant to the Landlord under this Agreement and if there is any surplus, the Landlord will account to the Tenant for that surplus.

17.7	Unilateral Termination by Tenant

	In the event the Tenant terminates or attempts to terminate this Agreement before the expiration of the Term granted herein or in the event of its exercise of its option to renew, before the expiration of the Term of the renewed Tenancy, then and in such an event the Landlord shall be entitled forthwith to re-enter upon the Demised Premises or any part thereof in the name of the whole and the Landlord shall be entitled to forfeit the Deposit and all the monies paid by the Tenant hereunder and in addition thereto, the Tenant shall forthwith pay to the Landlord a sum equal to the remainder of the Rental for the whole of the unexpired period of the Term granted herein or in the event of the exercise of the option to renew the unexpired period of the Term of the renewed tenancy as agreed liquidated damages but without prejudice to the Landlord’s right of action against the Tenant for additional damages for any antecedent breach under this Agreement


18.	DAMAGE TO DEMISED PREMISES

If during the Term hereby created The Shopping Mall or any part thereof shall be damaged or destroyed by fire, flood, tempest, explosion, storm, lightning, act of God or other cause beyond the control of the Landlord so as to render the Demised Premises or any part thereof substantially unfit for occupation and use then except where such damage or destruction has been caused by the act or default of the Tenant, its servants, contractors, agents, visitors, invitees or licensees the Rental hereby covenanted to be paid or a fair and just proportion thereof according to the nature and extent of the damage sustained shall be suspended until the Demised Premises shall again be rendered fit for occupation and use and any dispute concerning the amount of Rental to be suspended shall be determined by an independent valuer appointed by the Landlord and the cost and fees whatsoever of the independent valuer shall be borne by the parties hereto equally PROVIDED ALWAYS THAT the Landlord may in its absolute discretion decide that the Demised Premises are so badly damaged that it will demolish and rebuild the Demised Premises instead of repairing the same and in such event the Landlord shall within ninety (90) days after such damage has been sustained give notice in writing to the Tenant of its decision and thereupon this Agreement shall be terminated and the Tenant shall if still in occupation vacate the Demised Premises without compensation from the Landlord. In the case of damage or destruction as aforesaid the Tenant shall have no claim against the Landlord for delay howsoever caused in repairing and/or rebuilding of the Demised Premises or The Shopping Mall or any part thereof and nothing herein contained or implied shall be deemed to impose any obligations upon the Landlord to rebuild or reinstate or make fit for occupation The Shopping Mall and/or the Demised Premises.

19.	RELOCATION OF DEMISED PREMISES

19.1	If at time during the continuance of the Tenancy, changes to the air-conditioning plant and/or the mechanical and electrical services to and or the design and/or the main structure of the Demised Premises and/or of The Shopping Mall and/or the pipes, wires, cables or other apparatus constructed, installed or laid in or under the Demised Premises and/or The Shopping Mall and/or due to trade grouping of the tenants and occupiers of The Shopping Mall shall, in the opinion of the Landlord, be further required and, in the opinion of the Landlord the further use of the Demised Premises by the Tenant is not practicable or expedient by reason of the aforesaid changes, then and in any such case, the Landlord shall serve a Relocation Notice’ of such change[s] upon the Tenant. The Relocation Notice shall specify the location and floor area of the alternative premises and shall provide the particular of the Rental and other charges payable at the relevant rate per square foot of the Net Lettable Floor Area.

19.2	In the event the Tenant accepts the alternative premises, the Landlord shall let such alternative premises to the Tenant subject in all respects to the same terms and conditions as are contained in the existing Tenancy save and except for the provisions for the Rental, the Service Charge and Promotional Charge, other charge and deposits to be calculated based on the New Lettable Floor area of the alternative premises.

19.3	In the event the Tenant rejects or fails to accept the alternative premises within three (3) months from the date of the Relocation Notice, the Tenancy shall be deemed surrendered to the Landlord and the Landlord to have accepted a surrender of the Tenancy and the Landlord shall refund to the Tenant free of interest the Security Deposit and the Utilities Deposit less such sum or sums as may then be due to the Landlord under the Tenancy and the Tenant shall not have any claims whatsoever against the Landlord in respect thereof.

20.	EASEMENTS

The Landlord hereby grants to the Tenant and its agents, servants, customers and others authorized person by the Tenant in common with the Landlord and all others to whom the Landlord has granted or may hereafter grant the right to use the Common Areas for all proper purpose in connection with the use and enjoyment of the Demised Premises excepting and reserving nevertheless to the Landlord and the tenants and other occupiers of other portions of The Shopping Mall of which the Demised Premises form part and all other persons entitled thereto:

20.1	the free and uninterrupted right to use the pipes for water and drainage and cables for electricity and telephone in, through or under the Demised Premises;

20.2	the right to ingress to and from all other portions of The Shopping Mall over and along all usual entrance and passage ways leading hereto from and over any part of the Demised Premises;

20.3	the right of free and uninterrupted passage and running of water and soil in and through the sewers, drains, pipes and channels made or to be made upon, through or under the Demised Premises and the free and uninterrupted use of all gas, electric, telecommunication and other pipes, wires, cables and flues upon, through or under the same;

20.4	all rights of light, air and other easements and rights [but without prejudice to those expressly hereinbefore granted to the tenant] now or hereafter belonging to or enjoyed by the Demised Premises from or over arty adjacent or neighboring land or building;

20.5	notwithstanding Clause 12.24, the right at any time during the Term upon the occurrence of any event, which the Landlords shall in its sole and absolute discretion deem as an emergency, to break and enter the Demised Premises;

20.6	the right to erect scaffolding for any purpose connected with or related to The Shopping Mall or the purpose of repairing or cleaning The Shopping Mall notwithstanding that such scaffolding may temporarily restrict the access to or use and enjoyment of the Demised Premises;

20.7	the right at any time without the same constituting an actual or constructive eviction of the Tenant therefore to construct, maintain and operate lighting facilities and landscaping facilities, to change the arrangement, character, use and/or location of entrance, passage ways, doors, doorways, partitions, corridors, landings, staircases, lobbies, lifts, escalators, toilets, landscaping or the Common Areas or any services or apparatus serving The Shopping Mall, construct building or improvements on the Common Areas, increase or decrease the size of the Common Areas, change the direction and means of access to them in any way or manner which the Landlord may choose and to change the name, number or designation by which The Shopping Mall is known; and

20.8	the full right and liberty to build or rebuild or alter any structures within or adjoining The Shopping Mall or any adjacent or neighbouring land or building in any manner whatsoever and to let the same for any purpose or otherwise deal therewith notwithstanding the same may obstruct, affect or interfere with the amenity of or access to the Demised Premises or the passage of the light or air to the Demised Premises is in any such case thereby diminished or any other liberty, easement, right or advantage belonging to the Tenant is thereby diminished or prejudicially affected. 

21.	SEVERABILITY

In the event one or more of the provisions contained in this Agreement should prove to be invalid, illegal and/or unenforceable in any respect, such invalidity illegality and/or unenforceability shall not in any way affect and/or impair the remaining provisions contained herein.

22.	CHANGES IN CONSTITUTION OF TENANT

22.1	Where the Tenant is a corporation the Tenant acknowledges that the Tenancy hereby granted to the Tenant as it is presently constituted by its existing shareholders.

22.2	The Tenant agrees and covenants that any of the following matters shall require the prior written approval of the Landlord:

a) any change in the existing shareholding structure of the Tenant including without limitation, the sale, transfer or assignment of beneficial interests in shares whether for consideration or otherwise; or

b) any change of shareholders of the Tenant; or

c)         any change in the control of the Tenant or voting rights of the existing shareholders and for the purposes of this sub-clause, ‘control' shall mean the power to appoint or cause to be appointed a majority of the directors of the Tenant or the power to make or cause to be made, decisions in respect of the business or administration of the Tenant and to give effect to such decisions or cause them to be given effect to.

22.3	The Tenant shall promptly notify the Landlord in writing of any change as stipulated in Clause 22.2 and unless the Landlord shall have given its prior consent to such change, the Landlord may terminate this Agreement within sixty [60] days to the date of the notice of such changes.

22.4	The Tenant shall make available to the Landlord or its authorised representatives all corporate books or records of the Tenant for inspection at all reasonable times, to ascertain where possible whether there has been a change of control of the Tenant as stipulated in Clause 22.2 and whether the Tenant has complied with the terms and conditions of this Agreement and the rules and regulations in the Sixth Schedule as are for the time being in force."


23.	FINANCING AND/OR OTHER INTERESTS

	23.1	Financing

a) The Tenant acknowledges that the Landlord has or intends to finance the acquisition maintenance and construction of The Shopping Mall by any method that the Landlord in its sole and absolute discretion deems fit, including but not limited to:

i. granting a charge over the land on which The Shopping Mall is located to a lender as security; and/or

ii. assigning the Landlord's rights under this Agreement; and/or

iii. adopting such other suitable methods of raising finance as the Landlord in its sole and absolute discretion sees fit.

b) The Tenant must co-operate in good faith with the Landlord and execute such documents and take such action as may be reasonably required to give full effect to the provisions of Clause 23.1 (a).

23.2	Entitlement To Rental

a) If anyone other than the Landlord becomes entitled to receive the Rental and the Service Charge, either by operation of law or otherwise, that person will have the benefit of all covenants and agreements on the part of the Landlord under this Agreement.

b) The Tenant, at the cost of the Landlord, will enter into whatever reasonable covenants the Landlord requires with that other person to give effect to Clause 23.2 (a).

23.3    Submission of Information

a) The Tenant shall forward to the Landlord within the first seven (7) days of each month, copies of statement/report of sales generated at the Demised Premises of the preceding month and such other relevant sales particulars to determine the Gross Monthly Sales.

b) The Tenant is encouraged to report on their energy saving initiative of the Demised Premises.

c) The Landlord or its duly appointed auditor(s) shall be entitle to inspect the books and records of the Tenant whenever necessary to verify any record of sales transactions maintained by the Tenant.

d) The Tenant shall submit to the Landlord a duly audited sales statement within sixty (60) days of the expiry of each financial year of the Tenant together with the calculation of the percentage rental (if any) and if there are any discrepancies, the determination by the Landlord’s accountants shall be final and binding and if there are any differences, the party from whom money is outstanding shall within thirty (30) days from the date Landlord received the duly audited sales statement, pay the difference.

24.        	GENERAL

24.1	Preservation Of Rights

		Without prejudice to the rights, powers and remedies of the Landlord otherwise under this Agreement any acceptance of Rental or any other payment and/or penalty  by the Landlord from the Tenant shall not affect or be deemed to be a waiver of any rights powers and/or remedies of the Landlord herein stated. The rights of the Landlord under this Agreement may be exercised by the Landlord at any time and at the absolute election of the Landlord- any failure to exercise or any delay in exercising any of such rights shall not operate as a waiver of such rights nor shall the Landlord be considered to be guilty of any delay, laches or acquiescence in such respect. Any defective or partial exercise of any of such rights shall not preclude any other or further exercise of that any other rights and no act or course of conduct or negotiation on the Landlord's part shall in any way preclude it from exercising any such right or constitute a suspension or any variation of any such right.

24.2	Sale Disposal Transfer. Etc

		The Landlord shall at its absolute discretion be at liberty to sell, transfer, dispose off or assign the Demised Premises, whether in whole or in part, to any party or parties during the Term of the Tenancy hereby created.

	24.3    Changes To Plans. Etc

	The Landlord shall have the right to make such changes to or deviations from the said plans and/or to the facade of The Shopping Mall as shall be required by any Appropriate Authority or as shall in the opinion of the Landlord's consultants be deemed necessary.

24.4	Change Of Name

		The Landlord shall have the absolute right to vary, amend and/or modify the name of The Shopping Mall without giving any reason or notice to the Tenant and the Tenant shall agree to and accept the name so varied, amended and/or modified without any objection whatsoever. 

24.5	Waiver 

		In addition to Clause 24.1, no waiver by the Landlord of any breach of any covenants, obligation or provision in this Agreement contained or implied shall operate as a waiver of another breach of the same or of any other covenants, obligation or Agreement contained or implied.

24.6	Service Of Notices

a) Service of any notice or document under or relating to this Agreement or, in the event of any legal action or proceedings in respect of this Agreement being begun, any writ, summons or other legal process relating to such legal action or proceedings may be effected and shall be sufficient service on a party if:

i. sent by ordinary post addressed to the party at the relevant address set out in this Agreement and such notice, document, writ, summons or other legal process shall be deemed to have been received by that party on the second day following the date of posting and for this purpose it will sufficient to show that the envelope containing the same was duly addressed stamped and posted; or

ii. the notice or document is sent by telex or facsimile transmission and in any such case shall be deemed to be duly given or made when:

1.	in the case of telex, the sender has received the answer back of the  recipient at the end of the transmission;

2. 	in the case of facsimile transmission, the transmission has been completed;

except where the sender's machine indicates a malfunction in transmission or the recipient within one [1] day notifies the sender of an incomplete transmission in which case the telex or facsimile transmission shall be deemed not to have been given or made.

b) Notwithstanding anything to the contrary herein contained, any notice or document or in the event of any legal action or proceedings in respect of this Agreement being begun, any writ, summons or other legal proceed relating to such legal action or proceedings-required to be given by the Landlord to the Tenant may be served upon the Tenant either personally or by leaving the same at the Demised Premises (whether or not the Tenant is still occupying the Demised Premises or had absconded) or at his last known place of abode or place of business.

c)      Any change of address by either party shall be communicated to the other by way of written notice.

	24.7.	Costs Of Agreement

	The Tenant shall pay the Landlord's solicitors' costs of preparation and completion of this Agreement together with any stamp duty registration fees and out-of-pocket expenses. The Tenant shall also be liable for the solicitor and client cost in respect of any legal proceedings instituted by the Landlord against the Tenant in enforcement of any of the provisions of this Agreement.

24.8.	Amendment

No amendment modification termination or waiver of any of the provisions of this Agreement nor consent to any departure by the Tenant therefrom shall be effective unless the same shall be in writing and signed or executed by the Landlord and then any such amendment modification termination waiver or consent shall be effective only in the specific instance and for the specific purpose for which it was given.  No notice to or on the Tenant in any case shall entitle the Tenant to any other or further notice in similar or other circumstances.

25.   	 SPECIAL CONDITIONS

IT IS HEREBY EXPRESSLY AGREED BY THE PARTIES HERETO THAT THE "SPECIAL CONDITIONS" annexed hereinafter in the Second Schedule (if any) SHALL FORM PART OF THIS AGREEMENT and that should there be an inconsistent or repugnant term or terms, the term or terms contained and inserted in the "SPECIAL CONDITIONS" herein referred shall prevail over the same contained in Clauses 1 to 25 inclusive aforesaid. 

26.		CHARGE OF LAND AND ASSIGNMENT OF THE LANDLORD’S RIGHTS
		
		The Landlord shall at any time and from time to time be entitled and have the absolute right to:

		(a)	create a charge over the Land; and/or
		(b)	assign the Landlord’s rights under this Agreement;

	without the need to procure the Tenant’s consent and the Tenant must co-operate in good faith with the Landlord and execute such documents and take such action as may be reasonably required to give full effect to the provisions of this clause provided always that any charge created over the Land after the date of this Agreement shall be subject to the Tenant’s rights under this Agreement.

27.		PERSONAL DATA PROTECTION ACT 2010

(a) In the event any Personal Data is disclosed, provided and shared between the parties (including, where applicable, the parties’ directors, shareholders, employees, officers, officeholders, agents, contact persons, representatives and authorised persons) pursuant to this Agreement, the parties hereby undertake, represent and agree to comply with other applicable legislation and regulations relating to data protection, including but not limited to the Personal Data Protection Act 2010.

(b) The meaning of Personal Data shall be that as contained in the Personal Data Protection Act 2010. 

The parties further acknowledge and agree that any consent given pursuant to this Agreement in relation to personal data shall survive death, incapacity, bankruptcy or insolvency of any such individual and the termination or expiration of this Agreement for any reason whatsoever.

28.		ANTI-MONEY LAUNDERING LAWS

(a) At all times during the term of this Agreement, the Parties shall ensure that they are never and would not: 
(i)	engage, directly or indirectly, in a transaction that involves proceeds of any unlawful activity; 

(ii)	acquire, receive, possess, disguise, transfer, convert, exchange, carry, dispose, use, remove from or bring into Malaysia proceeds of any unlawful activity; or 

(iii)	conceal, disguise or impede the establishment of the true nature, origin, location, movement, disposition, title of, rights with respect to, or ownership of, proceeds of any unlawful activity. 

(b) In any event, the Parties shall ensure that this Agreement shall not be used for any purpose that may contravene any illegal activities as stipulated under all applicable laws relating to anti-money laundering or combating the financing of terrorism, which may include the Malaysian Anti-Money Laundering, Anti-Terrorism Financing and Proceeds of Unlawful Activities Act 2001 and any other applicable laws in any jurisdiction.

29. 		ANTI-BRIBERY AND ANTI-CORRUPTION LAWS

Each Party represents and warrants to the other Party that neither it nor any of its employees, agents, or other representatives has or will perform any of the following acts, either directly or through a third party, in connection with this Agreement: 

(i)  pay, offer or promise to pay, or authorize the payment of, any money; 

(ii) give or promise to give, or authorize the giving of, any services or anything else of value; or

(iii) enter into any other transactions, to or with any official or employee of any governmental authority or instrumentality, or of a public international organization, or of any agency or subdivision thereof, or to any political party or official thereof or to any candidate for political office, in each case for the purpose of: (1) influencing any act or decision of that person in his/her official capacity, including a decision to fail to perform his/her official functions with such governmental agency or instrumentality or such public international organization or such political party; (2) inducing such person to use his/her influence with such governmental agency or instrumentality or such public international organization or such political party to affect or influence any act or decision thereof; or (3) securing any improper advantage, for the prevention of fraud, bribery and corruption, racketeering, money laundering or terrorism, and product safety, including all applicable laws relating to anti-bribery, anti-corruption or anti-kickbacks, which may include the Malaysian Anti-Corruption Commission Act 2009 and any other applicable laws in any jurisdiction.

30. 		ENVIRONMENTAL ACT

The Tenant agrees to comply with all provisions of the Environmental Act and any associated regulations throughout the Term of the Tenancy and shall not engage in any activities on the Demised Premises that may cause pollution or harm to the environment. The Tenant agrees to manage waste in accordance with the waste management provisions as outlined. The Tenant shall promptly notify the Landlord of any incidents that may result in environmental harm including spills or contamination.
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IN WITNESS WHEREOF the parties hereto have hereunto set their hands the day and year written
in Part 1 of the First Schedule.

	The Common Seal of the Landlord
AMANAHRAYA TRUSTEES BERHAD
(Company No. 200701008892 (766894-T))
(as trustee for Al-Salãm REIT)
was hereunto affixed in the presence of


	)
)
)
)
)
	

	…………………………….……………………..
Director/Authorised Signatory

	
	……….……………………………………………
Director/Secretary/Authorised Signatory	



THE TENANT
		
The Common Seal of the abovenamed		] 
Tenant was hereunto affixed in			]
the presence of:					]
…………………………….……………………..			   …………………………….………………………………….
Director							    Director/Secretary						



OR

SIGNED by					]	GLOW CLINIC  SDN BHD
GLOW CLINIC  SDN BHD				]	(Company No. 202501031413 (1632825-V))
(Company No. 202501031413 (1632825-V))	]
For and on behalf of the abovenamed		]	
Tenant in the presence of:			]	
						]	
							…………………………….…………………………………….
							DIRECTOR
NAME: TOH WAN QI
							NRIC NO.: 930511-01-5062


							…………………………….…………………………………….
							AUTHORISED SIGNATORY
							NAME: 
							NRIC NO./ PASSPORT NO.:

OR			

	SIGNED by the abovenamed Tenant		]
In the presence of:				]
	
	



							……….………………………………………………………..
		 					NAME:
							NRIC NO/ PASSPORT NO.:

FIRST SCHEDULE
	Part
	Item
	Particulars

	1. 
	Date of This Agreement
	


	2. 
	Name, Address,
Telephone and
Facsimile Numbers of Landlord
	AMANAHRAYA TRUSTEES BERHAD 
(200701008892 (766894-T))
(as Trustee for and on behalf of Al-Salãm Real Estate Investment Trust)
LEVEL 31 VISTA TOWER, THE INTERMARK, 
348, JALAN TUN RAZAK, 
50400 KUALA LUMPUR. 

	3. 
	Name, Address,
Telephone and
Facsimile Numbers of Tenant
	GLOW CLINIC SDN. BHD. 
(COMPANY NO.202501031413 (1632825-V))
44, JALAN SUTERA 5, 
TAMAN SENTOSA, 
80150 JOHOR BAHRU, JOHOR 

	4. 
	Demised Premises
	LOT NO. 307a, THIRD FLOOR,
KOMTAR JBCC,
IBRAHIM INTERNATIONAL BUSINESS DISTRICT,
JOHOR

	5. 
	Lettable Floor Area

Store Room
	The total area consist of :-
1,637 sq ft

	6. 
	Term of Tenancy
	Three (3) years from the Commencement Date of Tenancy. 

	7. 
	Commencement Date of Tenancy

	1st January 2026 or Whichever is Later

	8. 
	Expiry Date of Tenancy
	31st December 2028 or Whichever is Later

	9. 
	Security Deposit
	RM54,021.00

	10. 
	Utilities Deposit
i) Water & Electricity

ii) Supply Deposit
	
RM500.00 


RM7,000.00 

	11. 
	 Rental 
	Year 1- Base rent of RM8.00 per square foot per month or 6% of Monthly Gross Sales Turnover, WHICHEVER IS HIGHER.
Year 2- Base rent of RM8.00 per square foot per month or 6% of Monthly Gross Sales Turnover, WHICHEVER IS HIGHER.
Year 3- Base rent of RM8.00 per square foot per month or 6% of Monthly Gross Sales Turnover, WHICHEVER IS HIGHER.

	12. 
	Service Charge 
(inclusive promotional charges)
	RM3.00 per square foot per month for the Lettable Floor Area excluding water and electricity charges.

	13. 

	Fit-Out Deposit
	RM4,000.00 

	14. 
	Fit-Out Period/
Rental Free Period
	Ninety two days (92 days) from the date thereof

	15. 
	Commencement Date
	a. Tenancy : 1st January 2026, , Whichever is Later
(expiry 31st December 2028, Whichever is Later)
b. Business : 1st January 2026, Whichever is Later 
c. Service Charge : 1st January 2026, Whichever is Later
d. Rental : 1st January 2026, Whichever is Later

	16. 
	Permitted Use
	The Demised Premises shall be utilized strictly for the operation of a licensed aesthetic clinic for hair, face and body treatment under the trade name of GLOW CLINIC only. 


	17. 
	Trade or Business Name
	GLOW CLINIC

	18. 
	Business Hours
	Seven (7) days a week. 

Starts from 10.00 a.m. and closing at 10.00 p.m. until otherwise stipulated by the Landlord. 


	19. 
	Option To Renew
	Another one (1) term of three (3) years.

	20. 
	Revised Rate of Rental
	NOT APPLICABLE 


	21. 
	Fit Out Fees
	RM2160.00


	22. 
	Temporary Utilities Deposit
	NOT APPLICABLE

	23. 
	Limit of Public
Liability Insurance
	Refer to Third Schedule 

	24. 
	Contribution to
Website [for the entire
term of the Tenancy]
	NOT APPLICABLE


	25. 
	Restoration Deposit

	RM4,000.00 

	26. 
	Mail Box Deposit

	RM100.00 

	27. 
	Admin Fees
	RM 324.00

	28. 
	Connection Charges
	RM2,916.00
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SECOND SCHEDULE

SPECIAL CONDITIONS


1. The Landlord and Tenant shall keep confidential and not to disclose to any third party any information in respect of, arising from or in connection with the terms, conditions and provisions of this Agreement, all documents, correspondence and discussions shared between the Landlord and Tenant in relation to this Agreement, made prior to, during or after the Term of Tenancy unless the disclosure is required by law or made with the prior consent of the Landlord and Tenant or their authorized representatives respectively.	






THIRD SCHEDULE

FIT-OUT WORKS

1.  The provision of the contractor’s All Risk insurance policy shall include the coverage for public liability amounting to the quantum categories in accordance to the tenanted areas as follows:-

	Tenanted Areas
	Amount of Public Liability Coverage
(RM)

	a) For Areas not exceeding 1,000 sq ft
	RM500,000.00 per incident


	b) For Areas 1,001 sq ft to 3,000 sq ft
	RM750,000.00 per incident


	c) For Areas exceeding 3001 sq ft
	RM1,000,000.00 per incident




The above stipulated amount for public liability coverage shall be unlimited to the number of incident(s).


































FOURTH SCHEDULE

FLOOR PLAN

















































FIFTH SCHEDULE

LANDLORD/TENANT PROVISIONS

	1) General Construction
                                                                                                                                                                

	
Tenant Lease Line




Closure


Demising wall




Access panel




Bulkheads and Storefront Signage



a) Floor	
	LANDLORD
The line between the Tenant’s leased premises and the mall common area.


Not provided


Demising wall will be of brickwork with plaster finish type construction, built by Landlord, ready to receive Tenant's finishes.


Not Provided





Not Provided





Concrete Finish
	TENANT
Tenant Work must be limited to the Tenant side of the Lease Line.


New Closure must be supplied and installed by Tenant. 

Tenants must finish their side of  the demising walls,  subject  to  the Landlord's  approval, up to the demising cap at the storefront.

Where required, Tenant must provide access panels to facilitate electrical and mechanical servicing.
All other work which may be necessary to enable the tenant commences trading.
To provide all finishes and coverings floor finish is 50mm or more above structural floor finish provided.


	b) Floor Loading
	Impose load 5Kn/m2

	Design load to suite provisions.


	c) Structural Column
	Plastered 

	As Above

	d) Suspended Ceiling 
	Not Provided
	To provide and install such ceiling work by tenant.


	e) Shopfront

	  Not Provided
	



	f) Walls

	Brick work or plaster finish
	All other work which may be necessary to enable the tenant commence trading.


	
2) Services


	a) Electricity
	Sufficient power supply for tapping-off at the demised line 

	All other work which may be necessary to enable the tenant to commence trading,

Apply to KOMTAR JBCC Management for electricity meter in the Demised Premises and pay the appropriate deposit for the supply of electricity.

	b) Telephone
	3 pairs
	All other work which may be necessary to enable the tenant to commence trading.

	c) Air-Conditioning
	Sufficient exhaust provisions with  tapping-off point at the demised line
	To provide all pipework and ductwork

	d) Lighting 


	Not provided
	All other work which may be necessary to enable the tenant to commence trading

	e) Fireman switch
	Not provided
	To provide at the signboard box including 

	f) Fire Fighting
	First layer sprinkler base on open plan concept
	Second layer as per Bomba requirements

	g) Sanitary & plumbing
	Provided for selected Tenants only
	All other work which may be necessary to enable the Tenant to commence trading.

Apply to the Complex Management for water meter in the Demised Premises and pay the Complex Management the Appropriate deposit for the supply of water.

	h) Liquefied Petroleum Gas (LPG)





	Provided for selected Tenants only


	All other work which may be necessary to enable the Tenant to commence trading.

To provide all materials and labour involved in supplying and installing gas piping work.

	i) Sewerage System and grease interceptor
	Provided for selected Tenants only


	To provide all discharged lines to grease interceptor if required, and final connection (s) to the main discharge line.






SIXTH SCHEDULE

RULES AND REGULATIONS OF THE SHOPPING MALL

1. Obstruction Of Common Areas, Sky Lights

[a]	The walkways, pavement, entrances, passages, courts, corridors, service-way, vestibules, halls, roads, docks, stairways, elevators, hoists, escalators, fire or escape doors or other parts of the Common Areas or any appurtenances or conveniences thereto shall not be obstructed at any time.

[b]	The Tenant shall not in any way cover or obstruct any lights, sky-lights, windows or other means of illuminators of the Common Areas or of The Shopping Mall generally.

2. Storage Of Goods

[a]	The Tenants shall not throw or permit to be thrown or to be dropped or to fall any articles or substance whatsoever from or out of the Demised Premises or the Common Areas or any part thereof and shall not place upon any still ledge or other like part of the Demised Premises or the Common Areas any articles or substance.

[b]	The Tenant shall not affix any fixtures whatsoever or place any merchandise in the Common Areas or store any merchandise goods or articles in any air space above the ceiling boards of the Demised Premises and will keep clean and free from dirt and rubbish such part of the Common Areas or any public footpath or way as immediately adjoining the Demised Premises.

[c]	The Tenant may ware house, store and/or stock in the Demised Premises only such goods, wares and merchandise as the Tenant intends to offer for sale at retail in, at or from the Demised Premises or as are necessary to supply service to customers.

[d]	Combustible materials and substances which may give rise to smoke, fumes or obnoxious smells, gases which are injurious to health and explosives of any nature shall not be kept, stored or used in the Demised Premises and The Shopping Mall. 

3. Display Windows

[a]	All blinds, shades, awnings, window ventilators and other similar fittings and fixtures installed by the Tenant with the consent of the Landlord in or upon the Demised Premises and visible from outside the Demised Premises shall conform to the reasonable requirements and standards of the Landlord as to design quality and appearance. 

[b]	The Tenants shall use to best advantage all space available in the Demised Premises for display and adequate merchandising of the Tenant’s good, wares and stock-in-trade and will keep the display windows and other appropriate parts of the Demised Premises adequately lighted with electrical illumination during such periods of time as may from time to time be required by the Landlord Provided Always that the Tenant shall not by the installation of any fittings, equipment facilities or illumination or by the display or merchandise or other objects or otherwise spoil, impair or detract from the architectural form or appearance of the Demised Premises, the Common Areas or The Shopping Mall.


[c]	The Tenant shall not use or permit to be used the Common Areas or any pall thereof for any business or commercial purposes or the display or advertisement of any goods or services except with the consent in writing of the Landlord and in accordance with any conditions imposed by the Landlord.

4. Delivery Of Goods

[a]	The Tenant will use or permit to be used for the receipt, delivery or other movement of any goods, wares or merchandise or article of bulk or quantity such parts of the Demised Premises and the Common Areas as the Landlord may from to time direct and at such time as shall be prescribed by the Landlord.

[b]	The Tenant shall not permit trade vehicles while being used for delivery and pick up of merchandise to or from the Demised Premises to be driven, parked or stopped at any place or time within The Shopping Mall except within the loading dock of The Shopping Mall and except at such other place or places and at such time or times as the Landlord may specifically allow and the Tenant shall prohibit its employees, service suppliers and others over whom it may have control from parking delivery vehicles during loading or unloading in any place other than the said loading dock or such other places which the Landlord may from time to time allot for such purposes and from obstructing in any manner howsoever the entrances exits and driveways in and to the common parking areas and also the pedestrian footways in or to the Common Areas.

[c]	The Tenant shall not use or permit to be used the said loading dock for storage of goods or for any other purpose other than for the prompt loading and unloading of goods.

5. Ceiling and Floor Loading

[a]	The Tenant shall not without the written approval of the Landlord to bring or permit to remain upon the Demised Premises or any part of The Shopping Mall any item, fitting, plant or equipment which might overload the structure of any part of the Demised Premises or The Shopping Mall or which might otherwise cause structural stress or damage to the Demised Premises or The Shopping Mall or which might cause or contribute to or constitute a fire hazard or other hazard to the health and safety of any person or property or which might interfere with, overload or damage any services or service systems.

[b]	The Tenant shall not without the written approval of the Landlord to suspend anything from the ceiling of the Demised Premises.

[c]	The Landlord may consult and obtain the advice of an engineer or other person in relation to the loading proposed by the Tenant and the Tenant shall repay to the Landlord on demand the fees of such engineer or other person.

6. Security Of Demised Premises

[a]	The Tenant will use its best endeavours to protect and keep safe the Demised Premises and any property contained therein.

[b]	The Landlord will provide keys for locks on doors or other openings of the Demised Premises and the Tenant will return to the Landlord on the determination of the Agreement all such keys and shall not permit the same at any time to come into possession or control of any person other than the Tenant its servants or agents.

[c]	All doors, windows and other openings of the Demised Premises shall be securely fastened on all occasions when the Demised Premises are left unoccupied and the Landlord reserves the right by its agents, caretaker, employees, servants and workmen to enter and fasten the same if left insecurely fastened.

[d]	The Tenant shall not open any windows except for the purposes of cleaning and save during breakdown of the air-conditioning plant.

7. Security And Fire Alarms

[a]	The Tenant shall permit the duly authorized employees and agents of the Landlord to enter the Demised Premises upon reasonable notice during the Business Hours accompanied by an employee of the Tenant for the purpose of servicing and maintaining the intruder and fire alarm systems in The Shopping Mall Provide that the Landlord shall cause as little disturbance as possible and shall make good any damage to the Demised Premises or to any furniture fittings stock or equipment in the Demised Premises caused by such entry.

[b]	The Tenant shall permit the duly authorized employees and agents of the Landlord to have such access to the Demised Premises as may be required in the event of an intruder alarm call.

[c]	The Tenant shall maintain repair and when necessary renew the intruder and fire alarms and ancillary equipment installed in the Demised Premises.

[d]	The Tenant shall provide and install a 10-pound ABC type fire extinguisher for every 50sqm area, strategically located at 23 meter travel distance from the exit points. The fire extinguisher shall be maintained/refilled by unit owner whenever necessary and shall be made available for every inspection.

[e]	The Tenant shall not install or maintain in the Demised Premises any equipment or apparatus which:

[i]	is intended to be an extension of the intruder alarm or fire alarm systems and to be connected to either such system other than such apparatus or equipment as is compatible with the equipment of such systems and that has been approved by the Landlord; or

[ii]	which may affect the performance of the intruder alarm or fire alarm systems.

[f]	The Tenant shall not make any connection to such systems without the prior written approval of the Landlord.

[g]	The Tenant shall not employ any security guard[s] to guard the Demised Premises or any part of The Shopping Mall at any time during the Term of the Tenancy without the prior written approval of the Landlord and in the event that the Landlord shall give the said approval, the Landlord shall not be liable for any act, omission or negligence of the security guards[s] so employed.

8. Disposal Of Waste

[a]	No rubbish or waste shall at any time be burnt upon the Demised Premises or the Common Areas or any part of The Shopping Mall.

[b]	The Tenant shall not allow any accumulation of rubbish in the Demised Premises, common walkway, corridors or neighbouring premises and shall ensure that any rubbish or waste from the Demised Premises are disposed of in an orderly and proper manner or as directed by the Landlord.

[c]	The Tenant shall participate in the waste and recycling programmes implemented by the Landlord.

[d]	The Tenant shall sort their own waste material by type in appropriate containers as directed by the Landlord from time to time.

[e]	The Tenant shall use the goods lift of The Shopping Mall for the transportation of properly packed garbage rubbish or waste of whatever nature for the disposal at the appropriate rubbish disposal bins or facilities provided by the Landlord Provided Always that the disposal of such garbage rubbish or waste shall only be carried out using the dedicated route stipulated by the Landlord from time to time and during the hours designated by the Landlord from time to time. Wet refuse [if any] shall be removed from the Demised Premises daily to the designated garbage disposal point.

[f]	The Tenant shall take all steps not to litter the Common Parts in the process of the disposal of such garbage rubbish or waste.

[g] 	The Tenant shall ensure compliance with the relevant and applicable environmental laws or regulations in relation to the management and disposal of hazardous waste.

9. Opening And Closing Of The Shopping Mall

[a]	The Landlord shall be entitled to close The Shopping Mall and the Common Areas or any part thereof and to prevent and prohibit any person [including the Tenant] from entering or remaining thereon outside the Shopping Mall Opening Hours. Without affecting the generality of the preceding provision of this rule the Landlord may close, lock-off or otherwise control the Common Areas or any part thereof from time to time and may take all such actions as the Landlord deems necessary for the purposes aforesaid and in particular may prohibit the use of the parking area in The Shopping Mall prior to the hour of 9.00 a.m. or such earlier hour as the Landlord may from time to time determine to prevent unauthorised persons not intending to conduct business with or become customers of any of the occupants of The Shopping Mall from using the parking areas of The Shopping Mall for private or other purpose.

[b]	The Demised Premises shall not be or remain open for business at or during any time or times prohibited by law for that class of premises or the business carried on therein.

[c]	The Tenant shall abide with any decision of the Landlord to close The Shopping Mall when necessary for any event for a certain period of time as specified by the Landlord from time to time and the Landlord's decision shall be final and binding on the Tenant. In the event the Tenant shall commit a breach of this rule, the Landlord shall not be liable for any loss, damage or injury suffered by the Tenant relation to the Tenant's business assets or person or any invitee, agent or servants of the Tenant as a result of the Tenant's failure to abide with the Landlord's decision.

10. Removal Of Fittings And Furniture, Equipment

[a]	No machinery, safe or furniture shall be moved into or out of the Demised Premises unless prior notice is given to the Landlord or its managing agent and the moving of the same must be done under the supervision of a person nominated by the Landlord and at a time approved by the Landlord or its managing agent.

[b]	The Tenant shall not bring upon the Demised Premises any heavy machinery or other plant or equipment or goods with an imposed load in excess of 3.5 KN/m2 without prior written consent of the Landlord unless such consent is given subject to the verification of any professional. In no event shall any such machinery, plant or equipment or goods be of such nature or size as to cause or in the opinion of the Landlord be likely to cause any structural or other damage to the floor or walls or any other parts of the Demised Premises or the Common Areas. Before bringing any such equipment or goods upon the Demised Premises or the Common Areas, the Tenant shall observe and comply with all such directions, and any costs and expenses incurred for such professional services shall be borne by the Tenant.

11. Entry By Landlord

The Tenant shall permit the Landlord, their agents or servants as and when the Landlord deems necessary or desirable to enter upon the Demised Premises or any part thereof for the purpose of making or carrying out repairs, renovations, maintenance, alterations or any other work whatsoever to the Demised Premises or to any part thereof including but not limited to structural alterations, conversions or improvements or other works, laying and fixing and leading through the Demised Premises all such wires and cables for electricity and pipes for water, gas and sewerage as the Landlord may from time to time require to be laid and fixed in and led through the Demised Premises for the general purpose of repairing, removing and replacing all or any of the said wires, cables and pipes and replacing all or any of the said wires, cables and pipes and of attending to air-conditioning equipment Provided Always that the Landlord shall except in the case of urgency for the purpose of protecting the safety of the Demised Premises give to the Tenant reasonable notice of the intention of the Landlord, their agents or servants to be accompanied by a representative of the Tenant.

12. Prohibitions Against Musical/Broadcasting Instrument/Vehicle/Animal

[a]	The Tenant shall not bring or permit any person to bring or leave in or about The Shopping Mall any bicycle or similar machine or any animal or play or permit any person to ply any musical instrument in or about the Demised Premises except with the prior consent or approval of the Landlord.

[b]	Except with the prior written consent of the Landlord, the Tenant shall not erect or place within or without the Demised Premises any radio or television aerial or antenna or any loudspeakers, screens or similar devices or equipment.

[c]	Except with the prior written consent of the Landlord, the Tenant shall not use or permit to be used any radio, gramophone, television or other media or equipment likely to be heard or seen or experienced from outside the Demised Premises Provided However that any consent so given as aforesaid may at any time be withdrawn where the Landlord so determines having regard to the interests of The Shopping Mall as a whole and/or the rights or interest of the other tenants, occupiers or persons lawfully therein.

[d]	The Tenant shall not install or use in or upon the Demised Premises any equipment or apparatus which causes noise or vibration which can be heard or felt in, nearby or outside the Demised Premises.

[e]	The Tenant shall not display any flashing lights in the Demised Premises that can be seen from outside the Demised Premises nor to display any other lighting arrangement that can be seen from outside the Demised Premises if the Landlord shall in its absolute discretion consider such lighting to be undesirable and shall give notice to the Tenant to that effect.

13. Tenant's Contact Person & Address

The Tenant shall advise the Landlord or its managing agent of the contact number of the Tenant or if the Tenant shall be a corporation, of the, manager thereof, or if there shall be more than one tenant of any two of them. The Landlord or its managing agent shall be promptly informed of any change in any such address.

14. Air Conditioning  Air Circulating  Plan

[a]	Except with the prior written consent of the Landlord no air-conditioning or cooling units or other methods of cooling [except that [if any] provided by the Landlord] shall be installed or used in the Demised Premises. Where any plant machinery or equipment for cooling or circulating air [air-conditioning] is installed in The Shopping Mall or the Demised Premises the following provisions shall apply:

[i]	Where air-conditioning is installed in or about the Demised Premises the Tenant will to the extent of the Tenant's control over the same at all times use and regulate the same to ensure that air-conditioning is employed to the best advantage in the conditions from time to time prevailing and so that it is in reasonable balance with conditions in the Common Areas and shall at the Tenant's expense to keep the air-conditioning in good repair and condition and regularly serviced by the local agents of air-conditioning at least once a calendar month.

[ii]	The Landlord shall not be under any liability to the Tenant or to any other person arising from any liability or failure on the part of the Landlord to operate or maintain air-conditioning at any time or times for any reason whatsoever and to the extent to which the Landlord has control over the same the use and operations of air-conditioning shall at all times be at the discretion of the Landlord.

[b]	The Tenant shall take such steps as may be necessary to prevent excessive infiltration of air into the Demised Premises and air leakages and shall not do any act or thing whereby the working of the air-conditioning plant in The Shopping Mall shall be affected.

15. Signs And Advertisements

[a]	The Tenant shall at all times display and maintain a suitable sign of a size and kind first approved in writing by the Landlord showing the Tenant's corporate or trading name.

[b]	The Tenant shall not place or display on the exterior of the Demised Premises or on the windows or inside the Demised Premises so as to be visible from outside the Demised Premises any name writing notice signboard placard poster sticker or advertisement other than:

[i]	normal price tickets attached and relating to goods sold in the display are inside the Demised Premises [but not on the window glass]; and
[ii]	trade placards, posters or advertisements of a temporary and not excessive nature and necessary or usual for the Permitted Use provided that not more than twenty five per centum [25%] of the surface area of the shop window of the Demised Premises shall be obscured by such placards posters or advertisements.

[c]	The Landlord shall be entitled to determine the hours of illuminations of signs in accordance with the hours of trading as from time to time prescribed.

[d]	The Tenant shall not erect display affix or exhibit on or to the exterior of the Demised Premises or the interior face of any shop front of the Demised Premises any signs, lights, embellishments, advertisements, names, notices or banners except with the prior written consent of the Landlord.

[e]	The Tenant shall remove or cause to be removed or altered any window or other display or merchandise immediately upon notice by the Landlord where the Landlord is of the opinion that such displays or merchandise will impair the name, image, reputation or standing of The Shopping Mall.

[f]	The Tenant shall keep all those parts of the interior of the Demised Premises that are visible from a pedestrian mall or a street sufficiently lighted, attractively laid out and furnished and with goods well displayed and to keep any display windows or showcases in the Demised Premises clean and adequately and attractively dressed at all times to the reasonable satisfaction of the Landlord.

16. Pest Control, Infectious Illness

[a]	The Tenant will take all reasonable precautions to keep the Demised Premises free of rodents, vermin, insects, pests, birds and animals.
[b]	In the event of any infectious illness occurring in the Demised Premises the Tenant shall forthwith give notice thereof to the Landlord and to the proper public authorities and at the expense of the Tenant will thoroughly fumigate and disinfect the Demised Premises to the satisfaction of the Landlord and such public authorities and otherwise comply with their reasonable and lawful requirements in regard to the same. The Tenant shall be liable for the payment of any fines or penalties which may be imposed by such public authorities.

17. Use Of The Shopping Mall’s Facilities

The Tenant shall not use or permit nor suffer to be used the facilities in the Demised Premises or the Common Areas including but not limited to the lavatories, toilets, sinks, drainage, and other plumbing facilities for any purposes other than those for which they were constructed or provided for and shall not deposit or permit to be deposited therein any sweepings, rubbish or other matter and any damage thereto caused by misuse shall be made good by the Tenant forthwith.

18.	Trading Hours

The Tenant shall keep the Demised Premises open for trade during such hours as the Landlord shall from time to time prescribe as the usual business hours of The Shopping Mall and conduct the Tenant's business therein at all times in good faith and in accordance with the best methods and in a reputable manner and not commit or suffer or permit to be committed any illegal or unlawful act on the Demised Premises.

19.	Use Of Demised Premises

[a]	The Tenant shall not use for office, clerical or other non-selling purposes only such space in the Demised Premises as is from time to time reasonably required for the Tenant's business therein and for the use of the Tenant's manager in the same general area.

[b]	The Tenant shall not install or erect or display any religious altar or religious item or to burn incense or any religious item or make religious offerings in the Demised Premises or in the Common Areas.

[c]	The Tenant shall not do or omit or suffer to be done or omitted any act matter or thing whatsoever in or upon or about the Demised Premises or The Shopping Mall or any part thereof which is or shall or may be or grow to the annoyance, nuisance, grievance, damage or disturbance of other lessees or tenants of The Shopping Mall or persons otherwise lawfully therein or occupiers or owners of any adjacent premises.

20.	No Auction Sales/Soliciting Of Business

[a]	No auction, sale or closing down sale or removal sale shall be conducted on the Demised Premises. Any other permissible sale conducted on the Demised Premises shall not exceed thirty [30] days and shall be in compliance with any regulations and/or guidelines imposed by the relevant authorities. All merchandise sold at the Demised Premises shall be priced at the same or lower price for similar merchandise sold by the Tenant at outlets other than at the Demised Premises and shall not be marked up.

[b]	The Tenant shall not by its employees or agents solicit business in the parking or the Common Areas nor distribute pamphlets or other advertising matter in or on motor or other vehicles nor display advertising material generally except in such manner and under such conditions as may be approved from time to time by the Landlord.

21.	Lifts

[a]	The Landlord shall not be under any liability to the Tenant or to any other person arising from any inability or failure on the part of the Landlord to operate or maintain any lifts or escalators installed in The Shopping Mall at any time or times for any reason whatsoever and to the extent to which the Landlord has control over the same the use and operation of such lifts and escalators shall at all times be at the discretion of the Landlord.

[b]	The Tenant shall not conveyor carry goods and baggages in the passenger lifts or escalators except in the service/goods lifts and any other lifts designated by the Landlord for such purpose.

[c]	The Tenant shall not deface or cause or permit any damage or deface any part of the lifts or escalators passages, escalators, staircases, landings or other part of The Shopping Mall while moving any goods or other things whatsoever and shall forthwith repair and make good such damage or defacement or pay the Landlord on demand the costs of making good such damage and/or defacement.

[d]	Any delivery or consignment of crates of goods in bulk having a dimensional height and width greater than 2 metres X 1.5 metres respectively and weighing in excess of 1,400 kilograms and which are to be transported via the service/goods lifts and/or any other lifts designated by the Landlord pursuant to rule 21 [b] above for the purpose of conveying or carrying goods and baggages shall be carried out by the Tenant, its servants or agents only before 8.30 a.m. and after 10.00 p.m. or such other hours as may be designated by the Landlord.

22.	Store/Dangerous Materials

[a]	The Tenant shall not use, permit or suffer to be used the Demised Premises as a store, laboratory or workshop.
[b]	The Tenant shall not use, permit or suffer to be used the Demised Premises or any part of The Shopping Mall as a store or area to keep or store any items in contravention of any enactments, directives rules and regulations currently enforced and/or hereinafter enforced by the proper authorities or which will cause an increase in the insurable risk of the Demised Premises or The Shopping Mall. In particular, the Tenant shall not keep or store or use or suffer to be kept or stored or used incense, joss sticks, oil lamps, weapons, arms, ammunition, gunpowder, saltpeter, chemicals, kerosene and/or any other combustible or inflammable substances or any substances which is toxic, dangerous or harmful to the environment or may cause pollution, contamination or otherwise causes damage in the Demised Premises or The Shopping Mall other than in qualities normal in connection to its permitted use and provided they are stored with due care.

23.	Use Of Common Areas By Landlord

[a]	The Landlord expressly reserves the right from time to time during the Term hereof to erect, remove and re-erect kiosks and other structures in any part of the Common Areas [save in any part thereof which would interfere with access to the Demised Premises] and to grant to any person the exclusive use of all or any part thereof for such purposes for such periods and upon such terms and conditions as the Landlord may in its absolute discretion think fit. Provided Always That such kiosks, structures or whatsoever erected shall be erected at least five [5] feet away from the grid line of the designated entrances to the Demised Premises.

[b]	Notwithstanding anything herein contained or implied to the contrary the Landlord may permit any person and/or organisation to hold any function or exhibition or display any merchandise or organise any parade in any part or parts of the Common Areas at such times and upon such terms and conditions as the Landlord may in its absolute discretion think fit but not so as to impede or interfere with access to the Demised Premises.

24.	Public Announcement System
The Landlord may [but shall not be compelled to] provide and install a public address system throughout the Common Areas or The Shopping Mall or any part thereof including the Demised Premises] and may play relay or broadcast or permit any other person to play relay or broadcast recorded music or public announcements thereon.

25.	Installation At The Demised Premises

The Tenant shall not, without the prior written consent of the Landlord install any water, gas or electrical fixtures, equipment or appliances or any apparatus for illuminating air-conditioning cooling or ventilating the Demised Premises nor mark, paint or drill or in any way deface any walls, ceiling, partitions, floors, wood or other part of the Demised Premises. The Tenant is encourage to use energy-efficient appliances and practices to install such equipments or appliances or apparatus.

26.	No Cooking

The Tenant shall not carry out any cooking in the Demised Premises or any part of the Common Areas unless expressly authorised by the Landlord and the Tenant has obtained the permit of the Appropriate Authorities to operate the Demised Premises as an approved eating establishment or restaurant as the case may be.

27.	No Collective Representation By Tenant

The Tenant shall not enter into any arrangement or agreement with the other tenants and/or occupiers of The Shopping Mall to form any association for purposes of organising any collective actions and/or demonstrations affecting The Shopping Mall or otherwise.

28.	Fire Regulations And Equipment

The Tenant shall at its own cost and expense provides and installs fire extinguishers at the Demised Premises and such fire extinguishers shall be maintained in accordance with the requirements of the Jabatan Bomba Malaysia.

29.	Agreements With Third Party

The Tenant hereby acknowledges and agrees that it shall not involve the Landlord in any agreements entered into by the Tenant with any third party in respect of any supply of goods or services to the Demised Premises.

30.	Compliance With Welfare Regulation

The Tenant shall comply with the provisions for the health, safety and welfare of persons employed to work in the Demised Premises laid down by any law in force and any regulations thereunder for the time being in force. 

31.	Regulation

The Tenant shall comply with all regulations made by the Landlord from time to time for the management of The Shopping Mall and notification to the Tenant in writing provided that nothing in the regulations shall purport to amend the terms of this Tenancy and in the event of any inconsistency between the terms of this Tenancy and the regulations, the terms of this Tenancy shall prevail.
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