Z. Reﬁmdn . .18 Lawyers Chamber,

Tehsil Building, Tis Hazari Courts,

Advocate Delhi-110054. Tel:-011 23954496

Delhi High Court (M) 9811498700

Member (Supreme Court Bar Association) zrehmanadv@gmail.com
10th July 2017

To,

M/s City Lifespaces Private Limited

913, Arunachal Building, Barakhamba Road,
Connaught Place, New Delhi-110001.

City lifespaecs

UERIST: M/s City Lifespaces Private Limited

Re:

Title Search Report in respect of Group Housing Colony, for which the legal
opinion is sought, namely “Oxirich Sanskriti, Phase-II" being developed on
leasehold land situated in Khasra no. 302, 304, 214, 215, 216, 217, 218 & 225
of Village Thada, Tehsil Tijara, District Alwar, Bhiwadi, Rajasthan ad-
measuring 35290.21 Sq. Mtrs. (hereinafter referred to as ‘Said Land’)
previously owned by (1) Sh. Kishan Lal, (2) Nihal, (2) Sumer all sons of Ganpat,
(4) Sandeep Kumar, (5) Manoj Kumar both sons of Sh. Balla, (6) Ved Prakash,
(7) Ramesh Chander both sons of Sh. Prabhati Lal, (8) Anil Kumar, (9) Pradeep
Kumar both sons of Abhay Singh, (10) Smt. Ramrati Devi widow of Sh. Abhay
Singh, (11) Babu Lal son of Pyare Lal, (12) Smt. Sheela Devi wife of Sh. Late Sh.
Biloo Ram, (13) Rinku Kumari, (14) Sharmila both daughters of the Late Sh.
Biloo Ram, (15) Pawan son of Late Sh. Biloo Ram, (16) Chotey Lal son of Sh.
Phusa, (17) Sajjan Singh son of Sh. Kuda Ram, (18) Smt. Bajanti widow of Sh.
Balwant Singh, (19) Smt. Kamla wife of Sh. Prabhati Lal, (20) Vijay Singh, (21)
Karan Singh, (22) Bula Ram, (23) Babban Singh, (24) Rajinder all sons of Late
Sh. Lala Ram, (25) Smt. Vidhya Devi widow of Late Sh. Lala Ram, (26) Smt. Ram
Kala wife of Sh. Nihal Singh, (27) Smt. Kamlesh wife of Sh. Sumer Singh, (28)
Smt. Itwari wife of Sh. Kishan Lal, (29) Maman son of Sh. Ram Swaroop, (30)
Sh. Devi Dayal son of Sh. Hukum Chand and (31) M/s Shilpkar Housing Pvt.
Ltd. (hereinafter collectively referred to as ‘erstwhile Owners’) and which was
then taken over by the Urban Improvement Trust, Bhiwadi (UIT) for approval
of land conversion and thereafter leased onto M/s Shilpkar Housing Pvt. Ltd.
having its registered office at Shop No. 9, Ground Floor, Edmonton Mall, The
Bristol Hotel, M.G. Road, Gurgaon-122001 (hereinafter referred to as ‘Lessee’)
and developed by M/s City Lifespaces Private Limited having its registered
office at Flat No-914 9t Floor Arunachal Building, 19, Barakhamba Road, New
Delhi-110001(hereinafter referred to as ‘Developer’).
O
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Factual Matrix: -

The Querist has requested for conducting title verification in respect of the Said
Land in light of the documents provided for verification purposes. Pursuant to the
above, we have undertaken a search at the Sub-Registrar’s office Bhiwadi & Jhajjar
to verify as to whether the documents provided were duly executed or not.

It is submitted that undersigned has not made any internal inspection of the actual
site to verify construction or the suitability of the Said Land.

Our Report in this regard is as under:

Description of the Said Land

Land ad-measuring 35290.21 Sqg. Mtrs. comprised in Khasra no. 302, 304, 214, 215,
216, 217, 218 & 225 of Village Thada, Tehsil Tijara, District Alwar, Bhiwadi,
Rajasthan.

Name of the Lessee

M/s Shilpkar Housing Pvt. Ltd. having its registered office at Shop No. 9, Ground
Floor, Edmonton Mall, The Bristol Hotel, M.G. Road, Gurgaon-122001 (hereinafter
referred to as ‘Lessee’)

Documents Scrutinized:

The Copy of the following documents were provided to us:

i

111,

Copy of the Sale Deed bearing registration no. 2013002189 dated 30.04.2013
executed by Smt. Chandrapati Joje, w/o Sh. Bhup Singh in favour of M/s Shilpkar
Housing Pvt. Ltd. for land measuring 1.21 hectare comprised in Khasra No. 214
situated in revenue estate of village Thada, Tehsil Tijara, District Alwar.

Copy of the Collaboration Agreement bearing registration no. 2013002414 dated
10.05.2013, executed between Devi Dayal, S/o Hukumchand and Sh. Maman, s/o
Ram Swarup AND M/s Shilpkar Housing Pvt. Ltd. for land measuring 0.25 hectare
comprised in Khasra No. 225 situated in revenue estate of village Thada, Tehsil
Tijara, District Alwar.

Copy of the Collaboration Agreement bearing registration no. 2013002384 dated
09.05.2013 executed between and amongst 1) Sh. Kishan Lal, (2) Nihal, (3) Sumer
all sons of Ganpat, (4) Sandeep Kumar, (5) Manoj Kumar both sons of Sh. Balla, (6)
Ved Prakash, (7) Ramesh Chander both sons of Sh. Prabhati Lal, (8) Anil Kumar, (9)
Pradeep Kumar both sons of Abhay Singh, (10} Smt. Ramrati Devi widow of Sh.
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iv,

vi.

vii.

viii.

Abhay Singh, (11) Babu Lal, (12) Bilu Ram both sons of Pyare Lal, (13) Chotey Lal
son of Sh. Phusa, (14) Sajjan Singh son of Sh. Kuda Ram, (15) Smt. Bajanti widow of
Sh. Balwant Singh, (16) Smt. Kamla wife of Sh. Prabhati Lal,(17) Lala Ram, S/0 Anup
Singh, (18) Smt. Vidhya Devi w/o Sh. Lala Ram, (20) Smt. Ram Kala wife of Sh. Nihal
Singh, (21) Smt. Kamlesh wife of Sh. Sumer Singh, (22) Smt. Itwari wife of Sh. Kishan
Lal AND M/s Shilpkar Housing Pvt. Ltd. for land measuring 1.22 hectare comprised
in Khasra No. 302 and 304 situated in revenue estate of village Thada, Tehsil Tijara,
District Alwar.

Copy of the Collaboration Agreement bearing registration no. 2013002383 dated
09.05.2013 executed between (1) Sh. Kishan Lal, (2) Nihal, (3) Sumer all sons of
Ganpat, (4) Sandeep Kumar, (5) Manoj Kumar both sons of Sh. Balla, (6) Ved
Prakash, son of Sh. Prabhati Lal, (7) Maman Son of Ram Swarup AND M/s Shilpkar
Housing Pvt. Ltd. for land measuring 2.07 hectare comprised in Khasra No. 215,216
and 217 situated in revenue estate of village Thada, Tehsil Tijara, District Alwar.

Copy of the Supplementary Collaboration Agreement bearing registration no.
2015000013 dated 02.01.2015 executed between (1) Smt. Sheela Devi wife of Sh.
Late Sh. Biloo Ram, (2) Rinku Kumari, (3) Sharmila both daughters of the Late Sh.
Biloo Ram, (4) Pawan son of Late Sh. Biloo Ram through guardians and mother Smt.
Shila Devi AND M/s Shilpkar Housing Pvt. Ltd. for land measuring 1.22 hectare
comprised in Khasra No. 302, 304 situated in revenue estate of village Thada,
Tehsil Tijara, District Alwar.

Copy of the Supplementary Collaboration Agreement bearing registration no.
2014005042 dated 31.12.2014 executed between (1) Vijay Singh, (2) Karan Singh,
(3) Bula Ram, (4) Babban Singh, (5) Rajinder all sons of Late Sh. Lala Ram, AND M/s
Shilpkar Housing Pvt. Ltd. for land measuring 1.22 hectare comprised in Khasra No.
302, 304 situated in revenue estate of village Thada, Tehsil Tijara, District Alwar.

Copy of the General Power of Attorney bearing registration no. 2015000001 dated
02.01.2015 executed by (1) Smt. Sheela Devi wife of Sh. Late Sh. Biloo Ram, (2)
Rinku Kumari, (3) Sharmila both daughters of the Late Sh. Biloo Ram, (4) Pawan son
of Late Sh. Biloo Ram through guardians and mother Smt. Shila Devi in favour of M/s
Shilpkar Housing Pvt. Ltd. for land measuring 1.22 hectare comprised in Khasra No.
302, 304 situated in revenue estate of village Thada, Tehsil Tijara, District Alwar.

Copy of the General Power of Attorney bearing registration no. 2014000211 dated
31.12.2014 executed by (1) Vijay Singh, (2) Karan Singh, (3) Bula Ram, (4) Babban
Singh, (5) Rajinder all sons of Late Sh. Lala Ram, between M/s Shilpkar Housing Pvt.
Ltd. for land measuring 1.22 hectare comprised in Khasra No. 302, 304 situated in
revenue estate of village Thada, Tehsil Tijara, District Alwar.
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Copy of the General Power of Attorney bearing registration no. 2013000119 dated
10.05.2013 Executed by Devi Dayal, S/o Hukumchand and Sh. Maman, s/o Ram
Swarup in favour of M/s Shilpkar Housing Pvt. Ltd. for land measuring 0.25 hectare
comprised in Khasra No. 225 situated in revenue estate of village Thada, Tehsil
Tijara, District Alwar.

Copy of the General Power of Attorney bearing registration no. 2013000115 dated
09.05.2013 executed by (1) Sh. Kishan Lal, (2) Nihal, (3) Sumer all sons of Ganpat,
(4) Sandeep Kumar, (5) Manoj Kumar both sons of Sh. Balla, (6) Ved Prakash, son of
Sh. Prabhati Lal, (7) Maman Son of Ram Swarup in favour of M/s Shilpkar Housing
Pvt. Ltd. for land measuring 2.07 hectare comprised in Khasra No. 215, 216 and 217
situated in revenue estate of village Thada, Tehsil Tijara, District Alwar.

Copy of the General Power of Attorney bearing registration no. 2013000116 dated
09.05.2013 executed between and amongst 1) Sh. Kishan Lal, (2) Nihal, (3) Sumer
all sons of Ganpat, (4) Sandeep Kumar, (5) Manoj Kumar both sons of Sh. Balla, (6)
Ved Prakash, (7) Ramesh Chander both sons of Sh. Prabhati Lal, (8) Anil Kumar, (9)
Pradeep Kumar both sons of Abhay Singh, (10) Smt. Ramrati Devi widow of Sh.
Abhay Singh, (11) Babu Lal, (12) Bilu Ram both sons of Pyare Lal, (13) Chotey Lal
son of Sh. Phusa, (14) Sajjan Singh son of Sh. Kuda Ram, (15) Smt. Bajanti widow of
Sh. Balwant Singh, (16) Smt. Kamla wife of Sh. Prabhati Lal,(17) Lala Ram, S/o Anup
Singh, (18) Smt. Vidhya Devi w/o Sh. Lala Ram, (20) Smt. Ram Kala wife of Sh. Nihal
Singh, (21) Smt. Kamlesh wife of Sh. Sumer Singh, (22) Smt. Itwari wife of Sh. Kishan
Lal AND M/s Shilpkar Housing Pvt. Ltd. for land measuring 1.22 hectare comprised
in Khasra No. 302 and 304 situated in revenue estate of village Thada, Tehsil Tijara,
District Alwar.

Copy of the Release Deed bearing registration no. 2014004304 dated 29.10.2014
executed by Vidhya Devi, Krishna Devi, Sabita and Suman in favour of (1) Vijay
Singh, (2) Karan Singh, (3) Bula Ram, (4) Babban Singh, (5) Rajinder all sons of Late
Sh. Lala Ram.

Copy of the Change of Land use order passed by Urban Improvement Trust in case
no. 71/13 dated 27.06.2013, whereby land measuring 4.75 hectare comprised in
Khasra No. 302, 304, 214, 215, 216, 217, 218, 225 situated in revenue estate of
village Thada, Tehsil Tijara, District Alwar converted agriculture to non- agriculture
land.

Copy of the Lease Deed bearing registration no. 2015000491 dated 18.02.2015
executed between Urban Improvement Trust and Shilpkar Housing Pvt. Ltd. AND
(1) Sh. Kishan Lal, (2) Nihal, (2) Sumer all sons of Ganpat, (4) Sandeep Kumar, (5)
Manoj Kumar both sons of Sh. Balla, (6) Ved Prakash, (7) Ramesh Chander both sons
of Sh. Prabhati Lal, (8) Anil Kumar, (9) Pradeep Kumar both sons of Abhay Singh,
(10) Smt. Ramrati Devi widow of Sh. Abhay Singh, (11) Babu Lal son of Pyare Lal,
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XV.

XVIi.

xvil.

(12) Smt. Sheela Devi wife of Sh. Late Sh. Biloo Ram, (13) Rinku Kumari, (14)
Sharmila both daughters of the Late Sh. Biloo Ram, (15) Pawan son of Late Sh. Biloo
Ram, (16) Chotey Lal son of Sh. Phusa, (17) Sajjan Singh son of Sh. Kuda Ram, (18)
Smt. Bajanti widow of Sh. Balwant Singh, (19) Smt. Kamla wife of Sh. Prabhati Lal,
(20) Vijay Singh, (21) Karan Singh, (22) Bula Ram, (23) Babban Singh, (24) Rajinder
all sons of Late Sh. Lala Ram, (25) Smt. Vidhya Devi widow of Late Sh. Lala Ram, (26)
Smt. Ram Kala wife of Sh. Nihal Singh, (27) Smt. Kamlesh wife of Sh. Sumer Singh,
(28) Smt. Itwari wife of Sh. Kishan Lal, (29) Maman son of Sh. Ram Swaroop, (30) Sh.
Devi Dayal son of Sh. Hukum Chand through M/s Shilpkar Housing Pvt. Ltd. for land
measuring 47500 Sq. Mtrs. comprised in Khasra No. 302, 304, 214, 215, 216, 217,
218, 225 situated in revenue estate of village Thada, Tehsil Tijara, District Alwar.

Copy of the Approval of Sanction Plan bearing letter ref. no. 4590/16 dated
31.08.2016 issued by Urban Improvement Trust to M/s Shilpkar Housing Pvt. Ltd.
for land measuring 39029.70 Sq. Mtrs. comprised in Khasra No. 302, 304, 214, 215,
216, 217, 218, 225 situated in revenue estate of village Thada, Tehsil Tijara, District
Alwar.

Copy of the temporary fire NOC bearing letter ref. no. Fire/2568 dated 13.10.2016
Issued by Fire Officer Municipal Corporation Alwar in respect of Group Housing
Project Developed by M/s Shilpkar Housing Pvt. Ltd. on Khasra No. 302, 304, 214,
215, 216, 217, 218, 225 situated in revenue estate of village Thada, Tehsil Tijara,
District Alwar.

Copy of the Joint Development Agreement bearing registration no. 45 dated
29.08.2016 executed between M/s Shilpkar Housing Pvt. Ltd. AND (1) Sh. Kishan
Lal, (2) Nihal, (2) Sumer all sons of Ganpat, (4) Sandeep Kumar, (5) Manoj Kumar
both sons of Sh. Balla, (6) Ved Prakash, (7) Ramesh Chander both sons of Sh.
Prabhati Lal, (8) Anil Kumar, (9) Pradeep Kumar both sons of Abhay Singh, (10)
Smt. Ramrati Devi widow of Sh. Abhay Singh, (11) Babu Lal son of Pyare Lal, (12)
Smt. Sheela Devi wife of Sh. Late Sh. Biloo Ram, (13) Rinku Kumari, (14) Sharmila
both daughters of the Late Sh. Biloo Ram, (15) Pawan son of Late Sh. Biloo Ram, (16)
Chotey Lal son of Sh. Phusa, (17) Sajjan Singh son of Sh. Kuda Ram, (18) Smt. Bajanti
widow of Sh. Balwant Singh, (19) Smt. Kamla wife of Sh. Prabhati Lal, (20) Vijay
Singh, (21) Karan Singh, (22) Bula Ram, (23) Babban Singh, (24) Rajinder all sons of
Late Sh. Lala Ram, (25) Smt. Vidhya Devi widow of Late Sh. Lala Ram, (26) Smt. Ram
Kala wife of Sh. Nihal Singh, (27) Smt. Kamlesh wife of Sh. Sumer Singh, (28) Smt.
Itwari wife of Sh. Kishan Lal, (29) Maman son of Sh. Ram Swaroop, (30) Sh. Devi
Dayal son of Sh. Hukum Chand through M/s Shilpkar Housing Pvt. Ltd. and M/s City
Lifespaces Pvt. Ltd. for land measuring 3.41 acre comprised in Khasra No. 302, 304,
214, 215, 216, 217, 218, 225 situated in revenue estate of village Thada, Tehsil
Tijara, District Alwar.
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xviii.  Copy of the Supplementary Agreement dated 27.09.2016 executed between M/s
Shilpkar Housing Pvt. Ltd. and M/s City Lifespaces Pvt. Ltd. for Khasra No. 302, 304,
214, 215,216, 217, 218, 225 situated in revenue state of village Thada, Tehsil Tijara,
District Alwar.

xix.  Copy of the Jamabandi/Revenue Records for the Samwat year 2067-2070 for Khasra
no. 225 situated in the revenue estate of Village Thada, Tehsil Tijara & District Alwar

xx.  Copy of the Jamabandi/Revenue Records for the Samwat year 2067-2070, bearing
khewat no. 45, for Khasra no. 302 (0.97 hectare) & 304 (0.0.25 hectare) situated in
the revenue estate of Village Thada, Tehsil Tijara & District Alwar.

xxi. Copy of the Jamabandi/Revenue Records for the Samwat year 2067-2070, for
Khasra no. 215(0.86 hectare) & 216(0.48 hectare) situated in the revenue estate of
Village Thada, Tehsil Tijara & District Alwar.

xxii. Copy of the Jamabandi/Revenue Records for the Samwat year 2067-2070, for
Khasra no. 217(0.38 hectare) & 218(0.35 hectare) situated in the revenue estate of
Village Thada, Tehsil Tijara & District Alwar.

Opinion on Title of the Said Land

In light of the submissions with regards to the ownership of Land, our opinion and
views are summarized as under.

a. From a perusal of the documents set forth in Annexure, we have observed
that the land ad-measuring 1.21 hectare comprised in Khasra no. 214
situated in the revenue estate of Village Thada, Tehsil Tijara & District Alwar
was purchased by the Lessee i.e. M/s Shilpkar Housing Pvt. Ltd. vide sale
deed bearing registration number 2013002189 dated 30.04.2013.

b. That upon review of the Jamabandi/Revenue Records for the Samwat year
2067-2070, vide entry number/ mutation number 545 dated 04.10.2012,
land ad-measuring 0.25 hectare comprised in Khasra no. 225 situated in
the revenue estate of Village Thada, Tehsil Tijara & District Alwar were
jointly purchased by the erstwhile co-Owners i.e. (i) Devi Dayal son of
Hukum Chand and (ii) Sh. Maman son of Ram.

C. That, erstwhile Owners i.e. (i) Devi Dayal and (ii) Sh. Maman executed a
registered  Collaboration ~Agreement bearing registration number
2013002414 dated 10.05.2013 with the Lessee i.e. M/s Shilpkar Housing Pvt.
Ltd. for development of land 0.25 hectare comprised in khasra no. 225 of
village Thada, Tehsil Tijara, District Alwar, Bhiwadi. As per the said
agreement, the erstwhile Owners i.e. Devi Dayal and Maman provided thdir .
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aforementioned land to the Lessee for development of Group Housing Project
as per the ratio i.e. 45:55 of FAR. The erstwhile owners will be entitled for 45
% of FAR and Lessee will be entitled for remaining 55% FAR. It is further
noted that the 45% FAR will be calculated from the total FAR of the
project land which also consist khasra no. 302, 304, 214, 215, 216, 217
& 218 alongwith the aforesaid khasras. It is further noted that, in case any
commercial complex developed by the Lessee that the sharing ratio of FAR
will be 50:50 between the erstwhile owners and Lessee.

That the erstwhile Owners i.e. (1) Sh. Devi Dayal and (2) Sh. Maman also
executed a general power of attorney bearing registration number
2013000119 dated 10.05.2013 in favour of the Lessee i.e. M/s Shilpkar
Housing Pvt. Ltd.

That upon review of the Jamabandi/Revenue Records for the Samwat year
2067-2070, bearing khewat no. 45, (1) Sh. Kishan Lal, (2) Nihal, (2) Sumer all
sons of Ganpat, (4) Sandeep Kumar, (5) Manoj Kumar both sons of Sh. Balla,
(6) Ved Prakash, (7) Ramesh Chander both sons of Sh. Prabhati Lal, (8) Anil
Kumar, (9) Pradeep Kumar both sons of Abhay Singh, (10) Smt. Ramrati Devi
widow of Sh. Abhay Singh, (11) Babu Lal & (12) Billu Ram both son of Pyare
Lal, (13) Chotey Lal son of Sh. Phusa, (14) Sajjan Singh son of Sh. Kuda Ram,
(15) Smt. Bajanti widow of Sh. Balwant Singh, (16) Smt. Kamla wife of Sh.
Prabhati Lal, (17) Lala Ram son of Anup Singh, (18) Smt. Vidhya Devi widow
of Late Sh. Lala Ram, (19) Smt. Ram Kala wife of Sh. Nihal Singh, (20) Smt.
Kamlesh wife of Sh. Sumer Singh, (21) Smt. [twari wife of Sh. Kishan Lal were
the joint owners of land comprised in Khasra no. 302(0.97 hectare) &
304(0.0.25 hectare) situated in the revenue estate of Village Thada, Tehsil
Tijara & District Alwar.

That, erstwhile Owners i.e. (1) Sh. Kishan Lal, (2) Nihal, (2) Sumer all sons of
Ganpat, (4) Sandeep Kumar, (5) Manoj Kumar both sons of Sh. Balla, (6) Ved
Prakash, (7) Ramesh Chander both sons of Sh. Prabhati Lal, (8) Anil Kumar,
(9) Pradeep Kumar both sons of Abhay Singh, (10) Smt. Ramrati Devi widow
of Sh. Abhay Singh, (11) Babu Lal & (12) Billu Ram both son of Pyare Lal, (13)
Chotey Lal son of Sh. Phusa, (14) Sajjan Singh son of Sh. Kuda Ram, (15) Smt.
Bajanti widow of Sh. Balwant Singh, (16) Smt. Kamla wife of Sh. Prabhati Lal,
(17) Lala Ram son of Anup Singh, (18) Smt. Vidhya Devi wife of Late Sh. Lala
Ram, (19) Smt. Ram Kala wife of Sh. Nihal Singh, (20) Smt. Kamlesh wife of
Sh. Sumer Singh, (21) Smt. Itwari wife of Sh. Kishan Lal were executed a
registered  Collaboration ~Agreement bearing registration number
2013002384 dated 09.05.2013 with the Lessee i.e. M/s Shilpkar Housing Pvt.
Ltd. for development of land 1.22 hectare comprised in khasra no. 302(0.97
hectare) & 304(0.0.25 hectare) of village Thada, Tehsil Tijara, District Alwar,
Bhiwadi. As per the said agreement, the aforesaid erstwhile Owners provided
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their aforementioned land to the Lessee for development of Group Housing
Project as per the ratio ie. 37:63 of FAR. The erstwhile owners will be
entitled for 37% of FAR and Developer will be entitled for remaining 63%
FAR. It is further noted that the 34% FAR will be calculated from the
total FAR of the project land which also consists of khasra no. 214, 215,
216, 217,218 & 225 along with the aforesaid Khasras. It is further noted
that, in case any commercial complex developed by the Lessee that the
sharing ratio of FAR will be 50:50 between the erstwhile owners and Lessee.

That as per the terms of the aforesaid collaboration agreement, the Lessee
shall be paid 20,00,000/-(Rs. Twenty Laksh only) as security (which is
1,00,000/-per Bigah) to the erstwhile owners i.e. (1) Sh. Kishan Lal, (2) Nihal,
(2) Sumer, (4) Sandeep Kumar, (5) Manoj Kumar, (6) Ved Prakash, (7)
Ramesh Chander, (8) Anil Kumar, (9) Pradeep Kumar, (10) Smt. Ramrati
Devi, (11) Babu Lal & (12) Billu Ram, (13) Chotey Lal, (14) Sajjan Singh, (15)
Smt. Bajanti, (16) Smt. Kamla, (17) Lala Ram, (18) Smt. Vidhya Devi, (19)
Smt. Ram Kala, (20) Smt. Kamlesh, (21) Smt. Itwari. It is noted that we have
not been provided the receipt of the aforementioned payment of the
security amount.

That the erstwhile Owners i.e. (1) Sh. Kishan Lal, (2) Nihal, (2) Sumer, (4)
Sandeep Kumar, (5) Manoj Kumar, (6) Ved Prakash, (7) Ramesh Chander, (8)
Anil Kumar, (9) Pradeep Kumar, (10) Smt. Ramrati Devi, (11) Babu Lal & (12)
Billu Ram, (13) Chotey Lal, (14) Sajjan Singh, (15) Smt. Bajanti, (16) Smt.
Kamla, (17) Lala Ram, (18) Smt. Vidhya Devi, (19) Smt. Ram Kala, (20) Smt.
Kamlesh, (21) Smt. Itwari also executed a general power of attorney bearing
registration number 2013000116 dated 09.05.2013 in favour of the Lessee
i.e. M/s Shilpkar Housing Pvt. Ltd.

Consequent to the death of Sh. Billu Ram son of Pyare Lal his legal heir i.e. (i)
smt. Sheela Devi wife of Sh. Late Sh. Biloo Ram, (ii) Rinku Kumari, (iii)
Sharmila both daughters of the Late Sh. Biloo Ram & (iv) Pawan (minor
and though his mother and natural guardian Smt. Sheela Devi) son of
Late Sh. Biloo Ram were executed an Supplementary Collaboration
Agreement bearing registration number 2015000013 dated 02.01.2015 with
the Lessee i.e. M/s Shilpkar Housing Pvt. Ltd. whereby all the legal heirs of
the late Sh. Billu Ram confirm and agreed with the terms of Collaboration
Agreement bearing registration number 2013002384 dated 09.05.2013 and
also executed a General Power of Attorney bearing registration number
2015000001 dated 02.01.2015 in favour of the Lessee.

Later, after the death of Sh. Lala Ram son of Sh. Anup Singh his legal heir i.e.
(i) Vijay Singh, (ii) Karan Singh, (iii) Bula Ram, (iv) Babban Singh, (v)
Rajinder all sons of Late Sh. Lala Ram, were executed an Supplementary
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Collaboration Agreement bearing registration number 2014005042 dated
31.12.2014 with the Lessee i.e. M/s Shilpkar Housing Pvt. Ltd. whereby all
the legal heirs of the late Sh. Billu Ram confirm and agreed with the terms of
Collaboration Agreement bearing registration number 2013002384 dated
09.05.2013 and also executed a General Power of Attorney bearing
registration number 2014000211 dated 31.12.2014 in favour of the Lessee.

That upon review of the Jamabandi/Revenue Records for the Samwat year
2067-2070, Kishan Lal, Nihala, Sumer all sons of Ganpat (3/4 share) and Smt.
Baijanti (widow), Sandeep Kumar, Manoj Kumar(sons) and Sudesh Kumari
daughter of Balla (1/4 share) were the joint recorded owners of the land ad-
measuring 1.34 hectare comprised in Khasra no. 215(0.86 hectare) &
216(0.48 hectare) situated in the revenue estate of Village Thada, Tehsil
Tijara & District Alwar.

As per the entry number/mutation number 558 dated 22.04.2013, some part
out of the aforesaid land was sold by co-owner i.e. Kishan Lal to the Sh. Ved
Prakash son of Parbhati.

As per the entry number/mutation number 568 dated 04.05.2013, Smt.
Baijanti and Sudesh Kumari released/relinquished their share in the
aforesaid land to Sh. Sandeep Kumar and Manoj Kumar.

Pursuance to the above, the land ad-measuring 1.34 hectare comprised in
Khasra no. 215(0.86 hectare) & 216(0.48 hectare) situated in the revenue
estate of Village Thada, Tehsil Tijara & District Alwar was jointly owned by
the Sh. Kishan Lal, Nihal, Sumer all sons of Ganpat, Sandeep Kumar, Manoj
Kumar both sons of Sh. Balla, Ved Prakash, son of Sh. Prabhati Lal.

That upon review of the Jamabandi/Revenue Records for the Samwat year
2067-2070, Nihal & Sumer both sons of Ganpat (2/3 share) and Smt. Baijanti
(widow), Sandeep Kumar, Manoj Kumar (sons) and Sudesh Kumari daughter
of Balla (1/3 share), Maman son of Ram Swaroop(23/180), Kishan Lal, Nihal
& Sumer all sons of Ganpat(1/12), Smt. Baijanti(widow), Sandeep Kumar,
Manoj Kumar(sons) and Sudesh Kumari daughter of Balla(1/36 share) were
the joint recorded owners of the land ad-measuring 0.73 hectare comprised
in Khasra no. 217(0.38 hectare) & 218(0.35 hectare) situated in the revenue
estate of Village Thada, Tehsil Tijara & District Alwar.

As per the entry number/mutation number 561 dated 22.04.2013, Smt.
Baijanti and Sudesh Kumari released/relinquished their share in the
aforesaid land to Sh. Sandeep Kumar and Manoj Kumar.

OFFICE ADDRESS:
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Pursuant to the above, the land ad-measuring 0.73 hectare comprised in
Khasra no. 217(0.38 hectare) & 218(0.35 hectare) situated in the revenue
estate of Village Thada, Tehsil Tijara & District Alwar was jointly owned by
the Sh. Kishan Lal, Nihal, Sumer all sons of Ganpat, Sandeep Kumar, Manoj
Kumar both sons of Sh. Balla, Ved Prakash, son of Sh. Prabhati Lal & Maman
son of Ram Swaroop.

That, erstwhile Owners i.e. (1) Sh. Kishan Lal, (2) Nihal, (2) Sumer all sons of
Ganpat, (4) Sandeep Kumar, (5) Manoj Kumar both sons of Sh. Balla, (6) Ved
Prakash, sons of Sh. Prabhati Lal and (7) Maman son of Ram Swaroop were
executed a registered Collaboration Agreement bearing registration number
2013002383 dated 09.05.2013 with the Lessee i.e. M/s Shilpkar Housing Pvt.
Ltd. for development of land 2.07 hectare comprised in khasra no. 215(0.86
hectare), 216(0.48 hectare), 217(0.38 hectare) & 218(0.35 hectare) of village
Thada, Tehsil Tijara, District Alwar, Bhiwadi. As per the said agreement, the
aforesaid erstwhile Owners provided their aforementioned land to the
Lessee for development of Group Housing Project as per the ratio i.e. 34:66 of
FAR. The erstwhile owners will be entitled for 34% of FAR and Developer
will be entitled for remaining 66% FAR. It is further noted that the 34%
FAR will be calculated from the total FAR of the project land which also
consist khasra no. 302, 304, 214 & 225 alongwith the aforesaid khasras.
It is further noted that, in case any commercial complex developed by the
Lessee that the sharing ratio of FAR will be 50:50 between the erstwhile
owners and Lessee.

That as per the terms of the aforesaid collaboration agreement, the Lessee
shall be paid 15,00,000/-(Rs. Fifteen Laks only) as security (which is
60,000/- per hectare)to the erstwhile owners i.e. (1) Sh. Kishan Lal, (2) Nihal,
(2) Sumer, (4) Sandeep Kumar, (5) Manoj Kumar (6) Ved Prakash, and (7)
Maman. It is noted that we have not been provided the receipt of the
aforesaid payment of the security amount.

That the erstwhile Owners i.e. (1) Sh. Kishan Lal, (2) Nihal, (2) Sumer, (4)
Sandeep Kumar, (5) Manoj Kumar (6) Ved Prakash, and (7) Maman also
executed a general power of attorney bearing registration number
2013000115 dated 09.05.2013 in favour of the Lessee ie. M/s Shilpkar
Housing Pvt. Ltd.

Accordingly, the erstwhile Owners though the Lessee applied for the
conversion of the Said Land with the concerned authority i.e. the UIT.
Thereafter change of land use order dated 27.06.2013 in case number 71/13
passed by UIT, Bhiwadi for Khasra nos. 302(0.97 hectare), 304(0.25 hectare),
214(1.21 hectare), 215(0.86 hectare), 216(0.48 hectare), 217(0.38 hectare),

1 ?‘-E\'\N:)C B0
OFFICE ADDRESS: o 20094
4, RACQUET COURT ROAD, CIVIL LINES, DELHI-II(;QQQ;\?B‘“““'OG\“
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218(0.35 hectare) & 225(0.25 hectare) situated in Village Thada, Tehsil
Tijara, District Alwar, Bhiwadi, Rajasthan.

Thereafter, Lessee and erstwhile Owners though the Lessee i.e. M/s Shilpkar
Housing Pvt. Ltd. had applied for grant of lease of the Said Land after order of
conversion for area ad-measuring 47500 Sq. Mtrs. (4.75 hectare) comprised
in Khasra bearing numbers 302, 304, 214, 215, 216, 217, 218 & 225 of Village
Thada, Tehsil Tijara, District Alwar to the concerned authority, the land was
taken over the by the UIT and leased back to the Lessee. The Lease Deed with
regards the same was executed on 18.02.2015 bearing registration no.
2015000491 for development permitted on an area of ad-measuring
39029.70 Sg. Mtrs. (35290.21 Sq. Mtrs. permitted for Residential and
3739.49 Sq. Mtrs. for Commercial).

That as per the Jamabandi/Revenue Records for the Samwat year 2071-
2074, the Said Land mutated in the name of UIT and UIT is recorded
owner/lessor of the Said Land i.e. land ad-measuring 4.75 hectare comprised
in Khasra no. 302, 304, 214, 215, 216, 217, 218 & 225 situated in the
revenue estate of Village Thada, Tehsil Tijara & District Alwar including the
some others land parcel.

Afterward, the approval of sanctioned building plans of Land admeasuring
39029.70 Sq. Mtrs. was issued by UIT, Bhiwadi on 31.08.2016 vide letter no.
4590/16 for Khasra No. numbers 302, 304, 214, 215, 216, 217, 218 & 225 of
Village Thada, Tehsil Tijara, District Alwar to the Lessee. The said approval is
valid up to five years from the date of issuance.

Later, the Lessee i.e. M/s Shilpkar Housing Pvt. Ltd. executed a Joint
Development Agreement (JDA) bearing registration number 45 dated
29.08.2016 with the Developer i.e. M/s City Lifespaces Private Limited (only
with regard to the Group Housing Colony ad-measuring 35290.21 Sq.
Mtrs.),whereby assigning the development rights of the project to be
constructed on the Said Land in favour of the Developer by the Lessee. It is
noted that erstwhile Owners were also a party of the said JDA and
Lessee also signed the said agreement being the lawful attorney of the
erstwhile Owners. The said JDA registered before the Sub-Registrar
office Jhajjar, Haryana which appears to have been done with a view to
potentially avoid a stamp duty incidence in Rajasthan for such
arrangements.

That as per the terms of the JDA, the Lessee and Developer is entitled to
retain 50% each of super build up area along with proportionate share of
land consisting of RCC framed structure. The commercial component of the
Group Housing Colony is to be shared to the extent of 50% each and the ‘\\
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4, RACQUET COURT ROAD, CIVIL LINES, DELHI-1 fﬁig\@ﬁ":ﬁx -
o O o
oS o
AR M2 a2



ad.

bb.

CC.

dd.

ee.

ff.

g8

12

Lessee is liable to discharge its liabilities to allot area to the erstwhile
Owners from its 50% share i.e. the Developer is to have no liability
towards the erstwhile Owners.

It is further noted that the as per the terms of the said JDA, Rs. 500,000,/- (Rs.
Five Lakhs) has been paid by the Developer to the Lessee at or before the
execution of the said JDA towards non refundable security amount. It is noted
that copy of the payment receipt in terms of the JDA not provided to us for
our review.

Afterwards, an unregistered Supplementary Agreement dated 27.09.2016
was executed between the Lessee and Developer indicating & recording the
approved layout plan for the Said Land.

Based on the lease deed and other documents provided to us, we have
verified the same and are of the opinion that all the leasehold rights of the
Said Land are in favour of the Lessee i.e. M/s Shilpkar Housing Pvt. Ltd.;
which rights are prima facie clear and marketable.

The Developer i.e. M/s City Lifespaces Private Limited appears to have the
valid development rights in the Said Land and the construction has been
approved vide an approved plan which was valid for 5 years from the date of
issuance.

It is submitted that the aforesaid Supplementary Agreements dated
27.09.2016 is a private arrangement and the validity and veracity of the
same cannot be verified at present since such private arrangements are not
part of any public record.

In our view, the above verification confirms the fact that the above
mentioned registered deeds were duly executed and registered before the
appropriate authorities.

Our report basis the documents provided and verification before the Sub-
Registrar office and revenue record. In addition to the above, this report does
not opine upon any pending litigation/legal claim and/or dispute that may be
subsisting in relation to the Said Land, details whereof are not part of public
records.

Our report is as above. In case of any Clarification, please feel free to revert.

Encl.: As above

c
efs ouﬂl
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