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To:

MahaRERA

BEC, Houselin Bhavan, Near RBI,
‘E" Block, Bandra Kurla Complex,
Bandra (East), Mumbai 400 051,

LEGAL TITLE REPORT

Sub.: Title Certificate with respect to all that ptece and parcel of land
bearing CT5 No, 1103/A° (pt.) admeasuring BO5.92 sgmis, =
346.06 sg.ft. (a5 per amended layout) aggrepating to 115198
sgumts. lying, being and situate at Aram Nagar, Vemova,
Andhen (West), Mumbai 400 061 of Village Versova, Tulukn
Andhert in the Registration District of Mumbai Suburhan
(hercinafter referred to as “said Property’).

——— ———— P I S——

We have investigated the title of the said Property at the request of
Amith C. Punjabi {(hereinafier referred to as “the Developer”), Sole Proprietor
of Asshoa Developers Westin, and having its registered office at 72, Mehta
Industrninl Estate, Liberty Garden, Malad {West), Mumbai 400 064, This repart
15 based on the documents mspected by us, factual particalars and information
obtained by us from the Jollowing documents:

11 Copy of Property Register Card in respect of the said Property
bearing CTS No. 1 103/A/;

2} Search Clerk. Mr. N. 8. Bhosale's Report dated 10™ June, 2021;
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Copy of Letter bearing Ref. No.EE/Bandra Div/MB/3SIN6
dated 06" December, 2006 and part layout plan showing

Demarcation as per site;

Copy of Letter beanng Ref. o COMB/ Arch/NOC/61 48/ 2009
dated 09" December, 2008 issued by Maharashtra Housing and
Area Development Authority;

Copy of Indenture of Lense dated " September, 2006
repigtered  with the Sub-Registrar under Senal No,BDR-
46E9S/2006 on |17 Seprember, 2006;

Copy of Deed of Sale also dated 04" September, 2006 registered
with the Sub-Registrar under Serial No BDR-4/068%6/2006 on
11" September, 2006;

Original Redevelopment Agreement dated 29" May, 2010;

Origingl Deed of Confirmation dated 18" February, 2011

registered with the Sub-Registrar Andheri No.| under No BDR-
1/2028/2011 on 137 February, 2011;

Original Irevocable General Power of Attomey registered with
the Sub-Registrar Andheri No 1 under Zerinl Mo BDR-
1/02029/201 1 on 18" February, 2011;

Original Letter of "No Ohjection” bearing
No COMB/RDOMNOCE-971/00323/2012 dated 287 August,
2012 issued by Maharashira Housing and Area Development
Authority to the Municipal Corporation of Greater Mumbai;
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Copy of Lemer bearing Ref No.COMB/REEMNOC/F-
STIATL2017 dated 06% July, 2017 issucd by Maharashira
Housing and Area Development Authority;

Original Deed of Assignment of Development Rights also dated
8" June, 2020 registered with the Ji. Sub-Registrar Andheri
No.7 under Serial No.BDR-18/4211/2020 on 18” June, 2020

Criginal Cancellation of Power of Anomey dated 18% Jume,
2020 registered with the Jt. Sub-Repistrar Andheri No.7 under
Serial No. BDR-18/4223/2020 on 18% June, 2020:

Original Offer Lener dated COMB/REENOC/F-971/902202 ]
duted 22° April, 2021 issucd by Maharashtra Housing and Area
Developmen: Authority;

Crriginal Intimation of Approval {I0A) bearing MH/EE/BP Cell/
GMMHADA-T07/8302021 dated 21" May, 2021 issued by
Maharashira Housing &nd Area Development Authority.

On perusel of the abovementioned documents and all ather relevant

documents relating to the fitle of the said Property, we arc of the opinien that

the title of Ekopa Sshaniwas Cooperative Housing Society Lid. (hereinafter
referred to us “the Society™) under Registrution No.BOM/HSG/A4652 of 1975,
having its registered address at Apm Nagar No. |, Seven Bungalows, Versova,
Andheri (West), Mumbai 400 06] is clear, marketable and without any
encumbrances and the Developer is absolutely and exclusively entitled to the
development rights in respect of the said Property.

i
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Owners of the said Property arc as follows:

(1)

{1i)

{iii)

{iv)

(v)

Maharashtra Housing and Area Development Authorily is the
Lessor of the said Propenty:

The Society is the Lessee of the said Property the area whereof
admeasures 805.92 sg.mis. as per the Indenture of Lease dated
o4 September, 2006 gnd the Property Register Card in respoct
thereof however and the Society is also entitled to additional
area being ‘Tit-bit arca of 346,06 sq 1. allotted by MHADA in
pursuanee of site demarcation carried out by MHADA and
accordingly the towl area of the said Property sggregates to
1151.98 sg.mis;

The Developers are entitled 1o the exclusive development rights
i respect of the said Properiy;

The Property Register Card stands in the name of the Lessor vie.
Maharashira Housing and Ares Development Authority and the
name of the Lessee viz. the Socicty in respect of it leasehold

rigthts in the soid Property,;

The Seciety have granted development ri ghiz in respect of the
slll Property 1o Westin Developers Private Limited, a company
meorporated under the Companies Act 1956 now governed by
the provisions of the Companies Act, 2013, having its registercd
office at 1% Floor, ‘A" Wiag, SBI Milan Cooperative Housing
Society Ltd,, Of. Veera Desai Road, Andheri (West), Mumbai

St Ufhﬁ “IH: Eﬂil'.! wwz'![in hE'l'Ilh'pern");
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(vi)  The said Westin Developers, after retaining  its rights
comresponding to 3400 sq. it (Carpet Area) to be appropriated by
the said Westin Developers for itself and also retaining 21600
sq.ft. (Carpet Area) to be provided to the Socicty, have assigned
W the Developers the remaining portion of their development
rights in the said Property

The report reflecting the flow of the title of the Socicty on the said
Property and of the development rights of the Developers on the said Property

15 enclosed herewith as an Annexure,

Encl.: Annexure

P, %as & Co.

%\&L@

Pariner

Date: 28" July 2022
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“ANNEXURE"
FLOW OF THE TITLE OF THE % ER

l Muharashira Housing and Arca Development Authority (MHADA),
Statutory Corporation constituled under the Maharashtrza Housing and
Area Development Act, 1976 having its office at Griha Nirman Bhavan,
Kalas Nagar, Bandre (Eust), Murmhai 400 051 » 18 fmfer alia the owner of
all that piece and parcel of land admeasuring 80592 sq.mis.. bearing
CTS No.1103 {pL) (hereinafier refermed to as “the First Land") and an
adjoining land admeasuring 346.06 sq.mis. also bearing CTS No. 1103
(pt.) (hereinafter referred o as “the Second Land"™) both forming part
of & larger land bearing CTS No, 1103 an ginally admessuning 138663 .3
sq.ms. (hereinafler referred to as “the Larger Land™) lying, being and
situate at Aram Nagar, Versova, Andheri (West), Mumbai 400 061 of
Village Versova, Taluka Andher in the Registration District of Mumbaj
Suburban,

|-.l

MHADA constructed a building numbered “1" and now known as
"Fkopa” comprising of Ground + 4 floors and consisting of 40
tenemenis (hercinafler referred to as “the said Building™) on the First
Land under its Low Income Group (LIG) Scheme in the vear 1972-
I¥73. The various enements were allotted fo various persons as per the
said scheme. A Cooperative Housing Society of the various allottees of
the tenemenis in the said building has since then been formed and
regisiered as per the provisions of the Muharashtra Cooperative
Sovictics Act, 1960 in the name and style of Ekopa Sshaniwas

!:ﬁ.‘f
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Cooperative Housing Society Lad  (hereinalter referred 10 as “the
Society”) under Registration No BOMS(4652 of 1975, having its
registered address at Aram Nugar No.l, Seven Bungalows, Versova,
Andheri (West), Mumbai 400 061,

By mulation entry dated 157 December, 1995 in the revenue records of
the Larger Land, it has been recorded that by Order of the Office of the
District Collector, Mumbei Suburban Distriet bearing Ref. No.C/Office-
Syb-Division/SR-25%14 datcd 06" November, 1995 a portion of land
admeasuring 3517.8 sg.mts. wus carved out of the Larger Land and sub-
divided and a new Property Register Card for the remaiming portion of
the Larger Land then admessuring 1351455 sg.mis. (le. 1386633
s mis. - 3517.8 sg.mts.) was opened and numbered as CTS No l103A
instead of CTS No 1103,

By an Indenture of Lease dated 047 Seplember, 2006 regstered wilh
the Sub-Registrar under Serial No.BDER-4/06895/2006 on | b
Seprember, 2006 executed between MHADA, therein referred to as ‘e
Authority” of the One Part and the Society, therein also referred to as
‘the Society” of the Other Part, MHADA demised the First Land to the
Society for a period of 90 (ninety) years commencing from 03" June,
1972 for the lease rent and on the terms and conditions conmined

thierem.

By a Deed of Sale also dated 04" September, 2006 registered with the
Sub-Registrar under Serial NoBDR-4/06896/2006 on 11" September,
6 exccutcd between MHADA, therein refesred to as “the Authonty'
of the One Part and the Society, therein also referred Lo as "the Society”

i
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of the Other Part, MHADA sold, transferred and conveyed the said

Building to the Socicty for valuable considerition.

As per the observations recorded by the Executive Engineer, Housing
Bandra [hvision, Mumbai Board vide Letter bearing  Rel
No.EE/Bandra Div/MB/352/06 dated 06" December, 2006 pursuant 1 a
sife inspection, it was opined that the said Building was in a dangerous
and dilapidated condition.

The part Layout Plan showing Demarcation as per site of the said
Building records the plot arca as 1151.98 sq.mis. (ie. 80592 gq.mis.
conveyed arca + 346.06 sq.mis, Tis-Bit plot arca).

On an application made by the Society 10 MHADA secking permission
for redevelopment, MHADA has pranted its *No Objection” to the
Society vide its letter hearing No CO/MB/Arch/NOC/S148/2009 dated
09" December, 2009 agreed 10 prant its "No Objection” permitting
redevelopment on the allotment of the demarcated plot of 1151.98
sq.mis. ie the said Properiy along with the said Building on
compliance of the conditions stated therein.

Under the circumnstances the Society is the Lessee in respect of the First
Land i.e. land sdmeasuring 805.92 sq.mits. as per the Indenture of Lease
dated 4™ September, 2006 and the Property Register Card in respect
thereof and is also entitled to the Second Land fc. land admeasuring
Tit-Bi area of 346,06 sq.mts. allotied by MHADA in pursuance of site
demuarcation earried out by MHADA. For the sake of brevity the First
Land and the Second Land are collectively hereinafter referred 1o as
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“the said Praperty” and accordingly the total srea of the said Property
aggregates to 1151.98 sg.mis.

By and under a Redevelopment Agreement dated 29 May, 2010
{hereinafier referred to as “the Redevelopment Agreement™) entered
it between the Society, therein also referved 1o as ‘the Society” of the
One Part and Westin Developers Private Limited. a company
meerporated under the Companies Act 1956 now govermned by the
provigions of the Companies Act, 2003, having its registered office at
1 Floor, 'A" Wing, SBI Milan Cooperative Housing Society Lid., Off.
Veera Desal Road, Andben (West), Mumbai 400 058, therein referred
tw as ‘the Developer® and hereinafter referred to 8z “Westin
Developers’ of the Other Part, the Society granted 10 Westin
Developers the development rights in respeet of the said Property along
with the said Buwilding for the considerstion and on the terms and

conditions contained therein,

By a Deed of Confinnation dated 18" February, 2011 registered with
the Sub-Registrar Andheri No.l under No BDR-1/2028/2011 on 18°
February, 2011 &nd with the Redovelopment Agreement anncxed
thereto, entered into between the Society, therein alse referred 10 as “the
Society’ of the One Pan and Westin Developers, therein referred to as
‘the Developers® of the Other Part, the parties thercto confirmed the

execution of the Redevelopment Agreement,
Pursuani theretp, the Sociely also executed an Imevecgble General

Power of Attomey registered with the Sub-Resistrar Andheri No.l
f
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under Serial No,BDR-1/02029/2011 on 18" February, 2011 in favour of
the director of Westin Developers.

By mutation Entry No.468 dated 24™ June, 2011 in the revenue records
of the Larger Land, it has been recorded that by the Order of the Office
of the Distriet Collector, Mumbat Suburban District bearing Ref. No.C-
Office-3K/Sub-Division/S R.+1457 dated 19" July, 2010 the Larger
Land (then admeasuring 1351455 sg.mis.} was further Sub-Divided and
an area admeasuring 2306 sq.mis. was carved out of the Larger Land
and & new Property Register Card for the remaining portion of the
Larger Land now admeasuring 132839.5 sg.mis. (Le. 1351455 sg.mix. -
2306 sg.mits,) was opened and numbered as CTS Mo, 1 103/A71.

Under the cireumstances the Larger Land now admessuring [ 32839.5
sg.nts., mcluding the said Property admeasuring 1151.98 sq.mis. now
bedrs CT5 No.1103/AS1,

MHADA has granted its “No Objection” to the Municipal Corporation
of Greater Mumbai (MCGM) wide its  letier  beanng
No.COMBRDO/NOCF971/00323/2012 daed 28" August, 2012
confirming that the Society is permitted to redevelop the said Propeny
admeasuring 1151.98 sg.umis. on compliance of the conditions stated
therain.

Subsequently MHADA has also issuwed to the Society its "Provisional
Offer Letter” for the purpose of MCZMA clearance wvide fis letier
bearing Ref, No.CO/MB/REENOC/F-971/972/2017 dated 06% July,

2017, 381
1
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By virtue of & Deed of Assignment of Development Rights also dated
18" June, 2020 registered with the JU Sub-Repistrar Andheri No.7
under Serial NoBDR-18/4211/2020 on 18™ June, 2020, entered into
between Westin Developers, therein refierred 10 25 “the Assi gnors” of the
First Part and the Society, therein also referred 10 as ‘the Saciety' of the
Second Part and Amith C. Punjsbi, Sole Proprietor of Asshna
Developers Westin, and having its repistered office ot 72, Mehts
Indusinal Estate, Liberty Garden, Malad (West), Mumbai 400 064,
therein referred 1o as “the Assignee’ and hereinafier referred to as “the
Developer' of the Thind Pan, Westin Developers  assigned  and
transferred 1o the Developers a portion of the development rights wnder
the Redevelopment Agreement after retaining its rights comesponding
to 3400 sq.fi (Carpet Aren) to be appropriaied by the Wostin
Developers for itself and also retaining 2 1600 sg.it. (Carper Area) to be
provided to the Socicty as per the Westin Developers' obligations under
the Redevelopment Agreement and the remaining development rights in

respect of the said Propeny was transferred andior assigned 1o the
Developer.

By a Cancellation of Power of Attorey dated 18™ June, 2020 registered
with the Ji. Sub-Registrar Andheri No.7 under Serial Mo BDR-
18/4223/2020 on 18" June, 2020 and entered into between the Society,
therein relerred to as ‘the Party of the First Part” of the One Part and
Westin Developers, therein referred 1o as “the Party of the Second Pan’
of the Other Part, the parties thereto by mutual consent cancelled the
said lrrevocable Genersl Power of Attomeéy registered with the Sub-
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Registrar Andheri No.| under Serial No.BDR-1/02029/2011 on 18"
February, 2011 nd all other deeds, documents and wrilings in respect
of the said Property and the said Building entered into between the
Society and Westin Developers.

MHADA wvide its Offer Letter bearing No.COMB/REE/NOC/F-
IT1/HL202] dated 22 April, 2021 hus approved the proposal of the
Society for utilization of FS1 as stated therein on the allotment of the

sun-divided plot as per demurcation plan admeasuring 115198 (. mis.
e, the said Property,

Subsequently the Developers have obtained approval for construction of
the new building/s on the said Property from MIADA vide Tntimation
of Approval (lOA) bearing MHEEBP Cell GM/MHADA-
[07/830/2021 dated 21° May, 2021.

On our instructions, a search was conducted by Search Clerk, Mr. N, §

Bhosale, in the offices of the Sub-Registrar of Assurances in respect of
the said Property and based on his report dated 10" June, 2021 it can be
inferred thit there are no encumbrances or charges on the said Property
for the period of the scarch.

Public Notices were published by us in issues dated 147 December,
2019 und 177 June, 2021 of the Free Press Joumnal and Nav Shaky
newspapers inder aifa inviting claims in respect of the title o the said

Property and we have not received any claims in response thereto,

i

Pige Tl B



23.

In our opinion the Socicty’s title to the said Property is clear and
mitrketable, free from all encumbrances and reasonable doubts and the
enure of the said Property 15 leasehold and the Society has been
permitted redevelopment of the said Property as per plan given by
Executive Enginger/Bandra DivevMB's Demarcation and the various
approvals and hcenses issued by MHADA and subject to providing the
pgreed constructed arca o the members of the Society and the said
Westin Developers the Developers are absolutcly amd exclusively
entitled 1o the development nghis of the said Property.

P, Vas & Co,

g

Partner
Date: 28" July, 2022
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