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1. The contents of this title report are conlidential. This (itle report is being issued for the
benefit of APG Imperial Homes Private Limited. We accept no responsibility or legal
Liabality to any person other than APG Imperial Homes Private Limited in relabion o
the contents of the title report.

2. The information in this title report is derived from a review of the photocopies of the
documents made available to us detailed in Annexure A annexed to this title report
and documents inspected by us at the relevant government offices.

3. The title report is limited to certifying the legal right, title and interest of the present
owner based on the documents reviewed by us and does not in any way certify the
physical location, contiguity, topegraphy and other physical encumbrances on the
Schedule Property (defined below),

4. We have conducted a limited physical search in the government or revenoe offices o
verify the title and revenue documents in respect to the Schedule Property.

5, We have not undertaken any formal searches al the various courts of law! tribunals to
determine if there are any litigation/s legal proceedings in respect of the Schedule
Property {defined below) or any portion thereof or the present owner as the records
are not completely computerised and have not found any adverse findings other than
what is detailed in this title repori.

6. Except where apparent from the doeuments, referred o in this title report, we have
assumed that:

a. all documents provided to us conform to the originals and are accurate and
complete;

b. where relevant, all documents provided to us were validly authorised and
exccuted =o that they are valid and binding on each party thereto,

¢. apart from the documents made available to us, there are no other relevant
documents or information that would impact our findings in this title report,

d. there is no pending or threatened litigations in respect of the Schedule
Property or any portion thercof,

7. The aggrepate liability of J Sagar Associates, its partners, agents and associates or any
of them (“JSA™) for any losses or damages shall be limited to the extent of fees
received by JSA in relation to this matter. Any obligations that JSA incurs in
connection with this title report shall be governed by the laws of India and the Courts
in India shall have exclusive jurisdiction.

J. Sagar Assgciates




~ Memorandum

We have in this memorandum deait with property bearing Survey No.14/1 measuring 2 acres
5 guntas, situated at Sriremapurs Village, Yelahanka Hobli, Bangalore North Taluk,
Banpalore District (“Schedule Property™),

Flow of title:

We have perused copies of the tippani and RR balabagada nakalu which bears out that land in
Survey No.14 sitsated at Sriramapura Villape, Yelahanka Hobli, Bangalore North Taluk,
Bangalore Distriet was bifurcated into 4 portions being Survey No.14/1, Survey No.14/2,
Survey No.14/3 and Survey No.14/4. The said extract also bears out that Survey No. 14/1 was
registered in the name of Najamma wife of Munivappa.

We have perused a copy of the kharab uttaru extract which bears out that Survey No.14/1 had
3 puntas of kharab land.

- We have perused a copy of the Order sheet dated 26/06/1957 in case No,19/56-57 passed by
the Special Amaldar for Abolition of Inam Land, Bangalore which bears out that filed by
Anjanappa son of Venkataramanappa was registered as the permanent tenant on payment of
premium for the land in Survey No.14/1 measuring 2 acres 2 puntas, situated at Srirampura
Village, Yelahanka Hobli, Bangalore North Taluk, Bangalore District (“Survey No.14/17)
along with certain the survey numbers.

We have perused a copy of the endorsement dated 03/02/1958 issued by the office of the
Special Deputy Commissioner which bears out that Anjanappa son of Venkataramanappa
was registered as the owner of Survey No, 14/1 in terms of orders passed in case Nio.19/56-57.

- We have perused a copy of the mutation register extract (hearing MR No.16/69-70) issued by
the Thasildar which bears out that as per Order passed in case No.19, the katha in respect of
Survey No.14/1 was registered in the name of Anjanappa son of Venkataramanappa.

- We have perused a copy of the sale deed dated 10/06/1958 (registered as document
No.2445/58-59) which bears out that the children of Venkataramanappa namely 1) Papaiah,
2) Anjanappa 3) Doddanarayannapa conveyed Survey No.14/1 in favour of Honamma wife
of Byrappa.

- We have perused a copy of the sale deed dated 10/04/1962 (registered as document
No.238/1962-63) which bears out that Honamma wife of Byrappa conveyed Survey No,14/1
in favour of Papaiah son of Venkataramanappa alias Venkatappa. The registration of the said
sale deed is borne out in the encumbrance certificate for the period 01/04/1961 to 31/05/1989.

- We have perused a copy of the sale deed dated 19/04/1967 (registered as document
No.190/67-68) which bears out that the children of Venkataramanappa namely Papaiah,
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Dodda Narayanappa and Muniyappa conveyed Survey No.14/1 in favour of Honamma wife
of Byrappa. The registration of the said sale deed 5 borne oul in the encumbrance certificate
for the period 01/04/1961 1o 31705/ 1989,

. We have perused a copy of the szale deed dated 02/11/1974 (registered as document
N, 4390/74-75) which bears out that Honamma wife of Byrappa conveyed Survey Ne. 14/1 in
lavour of Muniyvappa son of Venkatappa alias Venkataramanappa, The registralion of the said
sale deed is home out in the encumbrance certificate for the period 01/04/1961 10 31/05/1989,

We note that Muniyappa is the brother of Anjanappa and the Survey Mo, 14/ | was in the joint
family of WVenkataramanappa. Further, we have seen the genealogical tree  of
Venkataramanappa which bears out that Venkatsramanappa had nine children namely
Anjanappa, Ammayappa, Doddanarayanappa, Chikkanarayanappa, Munivappa, Ramaiah,
Jayanna, Venkataswamappa and Shamanna, Out of which we have seen the family trees of
Anjanappa, Shamanna, Ammayappa, Muniyappa Venkataswamappa and Shamanna, which
are detailed below.

=  We have perused a copy of the gencalogical tree of Venkataramanappa attested by the
Village Accountant which bears out that Venkataramanappa (deceased) and his wife
Channamma (deceased) had a son Muniyappa. The said Munivappa died leaving
behind his son Krishna,

= We have perused a copy of the genealogical tree of Venkataramanappa altested by the
Village Accountant which bears out that Venkataramanappa (deceased) and his wite
Channamma (deceased) had a son named Shamanna. The said Shamanna {deceased)
and his wife Muniyamma had six children namely Narayana, Govinda, Krishna,
Ammayamma, Chinamma and Chandramma,

=  We have perused a copy of the genealogical tree of Venkataramanappa attested by
the Village Accountant which bears out that Venkataramanappa (deceased) and his
wife Channamma (deceased) had a son named Venkataswamappa. The said
Venkataswamappa and his wife Papamma had three children namely Marivappa,
WVenkatesh and Chinnathayamma. The said Mariyappa was married to Karagamma.
The said Venkatesh was married o Rathnamma. The said Chinnathayamma was
married,

* We have perused a copy of the genealogical tree of Anjanappa attested by the Village
Accountant which bears out that Anjanappa (deceased) his wife Lingamma had three
children namely Venkataramu, Ammayamma and Chinamma. The said Venkataramu
deceased had a son namely Jagadish,

= We have perused a copy of the gencalogical tree of Venkatramanappa attested by the
Village Accountant which bears out that Venkataramanappa (deceased) and his wife
Chinamma (deceased) had a son Ammayapppa. The said Ammayappa and his wife
Gowramma  had six  children namely Mallaiah, Muniraju, Channamma,
Chinnathayamma, Rajamma and Munirathnamma.



1. We have also perused a copy of the penealopical tree of Papaiah (brother of

12,

13,

Wenkataramanappa) attested by the Village Accountant which bears out that Papaiah
{deceased) his son Muonivenkatappa and wife Thimmakka bhad three children namely
Venkatesh, Umesh and Munilukshmi. The said Venkatesh was married to Munirathna,

- We have perused a copy of the inberitance certificate (bearing THC No.31/94-95) issued by

the Village Accountant which bears out that after the death of Anjanappa his wife
(1)Lingamma, and his brothers namely (2)Venkntaswamy since deceased represented by his
wife  Papamma, (3)Ammayappa, (4)Doddansrayvanappa,  (5)Chikkanarayanappa,
(O)Munivappa, (7)Shamanna since deceased represented by his wife Munivamma,
(B)YRamaiah, (9)Jayanna along with Anjanappa’s uncle Papaiah since deceased represented by
his only son (10)Munivenkatappa inherited certain joint family properties including Survey
MNo.14/1 and entered into a partition, in lerms of which Survey No.14/1 was allotied to the
fol lowing:

a. A portion of Survey No.14/1 measuring 30 guntas was allotted to the share of
Munivenkatappa.

b. A portion of Survey No.14/1 measuring 18 % guntas was allotted to the share of
Lingamma.

c. A portion of Survey No.l4/1 measuring 18 % guntas was allotted to the share of
Papamima.

d. A portion of Survey No.14/1 measuring 15 guntas was allotied (o the share of
Ammayappa.

We have perused a copy of the general power of attomey dated 30¢/11/1995 (registered as
document No.756/95-96) which bears out that (1) Ammayappa son of late Venkatramanappa
mlong with his children Mallaiah son of Mallappa (along with his wife Gowramma)
Munirajo.A (along with his wife Girjamma), Chennamma, Chinnathayamma, Rajamma,
Munirathnamma (2) Munivenkatappa son of lale Papaiah (along with his wife Thimmakka)
and children Venkatesh (along with his son Munirathna), Umesh and Munilakshmi (3)
Lingamma wife of late Anjanappa along with her children Ammayvamma, Chinnamma,
Kempamma and Jagadish son of Jate Venkataramu (4) Papamma wife of late
Venkataswamappa and her children Mariappa (along with wife Karagamma), Venkatesha
(along with his wife Rathnamma) and Chinnathayamma authorised and appointed Banjara
Enclaves Private Limited represented by ils managing director K Prakash Shetty to sell
Survey MNo.14/1 and to do all necessary acts and deeds pertinent to Survey No. 14/1,

We have perused a copy of the sale agreement dated 30/11/1995 (registered as document
No.6024/95-% on 01/12/1995) which bears out that executed by (1) Ammayappa son of late
Venkatramanappa along with his children Mallaiah son of Mallappa (along with his wife
Gowramma) Muniraja.A (along with his wife Girfjamma), Chennamma, Chinnathayamma,
Rajamma, Munirathnamma (2) Munivenkatappa son of late Papaiah (along with his wife
Thimmakka) and children Venkatesh (along with his son Munirathna), Umesh and
Munilakshmi (3) Lingamma wife of late Anjanappa along with her children Ammayyamma,
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14,

17.

18,

19,

Chinnamma. Kempamma and Jagadish son of late Venkataramu (4) Papamma wife of late
Venkatsswamappa and her children Mariappa (along with wifc Karagamma), Yenkatesha
{along with his wife Rathnamma) and Chinnathayvamnia agreed 1o convey the Survey No. 14/
m favour of K_Prakash Sheity son of K. Madhava Shey,

We have perused a copy of the encumbrance cerificate for the period 01/06/1989 10
05/1 172001 which bears out thai the registration of the sale agreemeni dated (1/12/1995
executed by Ammayappa and others in favour of K_Prakash Shetty and otherwize bears out
nil encumbranees in respect of Survey No.14/1.

. We have perused a copy of the Gazette notification dated 23,06.1999 which bears out that the

Covernment of India in the Ministry of Petroleum and Natural Gas [in terms of a notification
bearing number 5.0.1551 daied 08.08.1998 issucd under Scetion 3{1} of the Petroleum and
Minerals Pipelines { Acquisition of Right of User in Land) Act, 1962 declared its intention to
lay pipeline on land parcels (including a portion of the Schedule Property measuring 29
guntas) for the purpose of transport of petroleum products from Mangalore to Bangalore by
Hindustan Petroleum Corporation Limited. We have been given to understand that the said
RGEFORMAT 13+ 91 ¥ =<t of the road relinquished to BBMP,

- We have perused a copy of the mutation register extract in MR No 32/99-2000 issued by the

Village Accountant which bears oul that factum of the acquisition by for the purpose of
laying pipeline for the transport of petrolenm products from Mangalore to Bangalore by
Hindustan Petroleum Corporation Limited,

We have perused a copy of the conversion certificate dated 19/08/2002 (ALN:SR (NA)
36:2002-03) issued by the Special Deputy Commissioner which bears out that Survey
No 14/1 including 3 guntas of A karab land totally admeasering 2 acres 5 guntas (hereinafier
referred to as the “Schedule Property™) was converted from agricultural user to residential
user. An extent of 3 puntas ‘A’ karab was also converled on payment of requisite fees.

We have perused a copy of the general power of attormmey dated 19/08/2002 registered as
document No.348/2002-03 which bears out that B.R.Shetty son of late Shambu Shetty
empowered and authorised his brother B.8,Shetty to sell purchase and (o do all necessary acts
and deeds in respect of the properties identified by him,

We have perused a copy of the sale deed dated 30/01/2003 repistered as document
Mo, 11028/2002-03 which bears out that that (1) Ammayappa son of late Venkatramanappa
along with his children Mallaiah son of Mallappa {along with his wife Gowramma)
Mumiraja. A (along with his wife Girjjamma), Chennamma, Chinnathayamma, Rajamma,
Munirathnamma (2) Munivenkalappa son of late Papaiah (along with his wife Thimmakka)
and children Venkatesh (along with his son Munirathna), Umesh, Munilakshmi (3)
Lingamma wife of lale Anjanappa aleng with her children Ammayvamma, Chinnamma,
Kempamma and Jagadish son of late Venkataramu (4) Papemma wife of late
Venkataswamappa and her children Mariappa (along with wile Karagamma), Venkatesha
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20,

21.

22,

23
'the City Civil Judge at Bangalore which bears out that Munivenkatappa, Thimmakka,

(along with his wife Rathnamma) and Chinnathaymmma all represented by their power of
attorney holder Banjara Enclaves Private Limited represented by its managing director
K.Prakash Sheity along with (5) K. Prakash Shetty (“Confirming Party-17) and (6) Banjara
Enclaves Private Limited (“Confirming Party-2") conveyed the Schedule Property in favour
of B.R.Shetty son of late Shambu Shetty represented by hiz power of attormey holder
B.5.Shetty. The said sale deed further bears out that Ammayappa and others had entered into
an agreement of sale with Confirming Party-1, Confirming Party-2 being the power of
dttorney holder has nominated the Purchaser to purchase the Schedule Property.

We have perused a copy of the Final Notification (bearing NMo.UDD 193 MNX 2004)
Bangalore, dated 23/02/2004 published in the Kamataka Gazette which bears out that the
Government of Kamataka had sanctioned an improvement scheme for the formation of layou
called “Arkavathi Layout” wherein certain lands including the Schedule Property (which
were initially published and netified to be acquired under the preliminary notification dated
03/02/2003  bearing No.BDA/COMMR/ALAO/LAY104/2002-03) were notified  for
acquisition under Section 19(1) of the BDA Act, 1976 for the formation of the Arkavathi
Layout. However the same is not of any concern as the said notification was withdrawn by
the government in terms of a subsequent notification dated 14.05,2010 (detailed below).

We have perused copics of the encumbrance certificates for the period 01/06/1989 10
S103/2004 and 29/05/2002 1o 10/03/2003 which bears out the registration of the sale deed
dated 30/01/2003 executed by Ammayappa and others in favour of B.R.Shetty and otherwise
bear out ml encumbrances in respect of the Schedule Property.

We have perused a copy of the plaint filed in 0.5.Nn.9863/2014 before the Court of the City
Civil Judge al Bangalore by Jagadish, Gowramma, Muniraju, Girjjamma, Chennamma,
Rajamma, Munirathnamma, Doddanarayanappa, Rajanna, Chandro, Prakash, Muniyappa,
Ramaiah, Magamma, Venkatesh, Sujaths, Ramcsh, Ravi, Javaramappa, Mariyappa,
Karapamma, Venkatesha, Rathnamma, Muniyamma, Narayana, Govinda, Krishna,
Chinnamma and Chandramma against K Prakash Shetty, Banjara Enclaves Private Limited
represented by its managing director K.Prakash Shetty, B.R.Shetty, B.S.Shetty, and Besto
Infrastructure Bangalore Privale Limited for (a) partition and allotment of 1/9% share in
Survey No.l4/1 and Survey No.15/1 (b) to declare the sale agreement dated 30/11/19935
registered as document No.6024/95-96 (¢) to declare the sale deed dated 30/01/2003
registered as document No.11028/2002-03 is not binding on the plaintiffs (d) to declare the
sale deed dated D4/08/2010 registered as document No.2030/2010-11 is not binding on the
plaintifts.

We have perused a copy of the amended plaint filed in 0.8 No.9883/2014 before the Court of

Venkatesh, Minirathna, Umesh, Munilakshmamma were impleaded as respondents to the said
suit, The said suif is a pending adindication.




24, We have perused a copy of the notification  dated 14/05/2010  (bearing

25,

27.

28,

29,

No LUDD223/MNX2010) issped by the Under Secretary to the Government, Urban
Development Department under Seciion 48 (1) of the Land Acquisition Act, 189, wherein
the Government of Kamataka de-notified acquisition of cerlain survey numbers including the
Schedule Property which were in terms of the preliminary notification dated 03/0272003 and
Final Motification dated 23/02/2004 (detailed above) notified for the formation of *Arkavathi
Layom,”™

We have perused a copy of the sale deed dated 04/08/2010 (registercd as document
No.2030/10-11) which bears out that B.R.Shetty son of Shambu Shetty conveyed a portion of
the Schedule Property along with a portion of Survey No.14/1 admeasuring 2 acres 2() guntas
in favour of Besto Infrastructure Bangalore Private Limited. It is pertinent to point out that
the individual extents of Survey No.14/1 and Survey No.14/2 is not mentioned in the said
sale deed. We supgest thal a survey be conducted to identify the exact extent of Survey
Mo 14/l conveyed afier identifving the extent owned by Besto Infrastructure Bangalore
Private Limited, We also suggest that bifurcation of Khata should be obtained.

.We  have perused a copy of the notification dated 1806/2014  (bearing

No UDD/M26MNI2011) which bears out that the Government of Karnataka de-notification
from acquisition cerlain survey numbers including the Schedule Property which was notified
for the acquisition of the petroleum gas pipeline.

We have perused a copy of the relinquishment deed 22/12/20014 (regisiered as document
No.3697/14-15) which bears out that B.R.Shetty son of Shambu Shetty relinguished an extent
of 9717.4]1 square meters of land and 365.7] square meters of building in the Schedule
Property along with certain adjacent other land parcels bearing Khata No™s 1576/14/1, 14/2,
153/1, 1572, 3, 4, 5, 1641, 1572, 16/2, 2272, 22/1, 61/1, 61/3 measuring 12 acre 32 guntas {557,
368 square feet) in favour of the Commissioner, Bruhat Bengaluru Mahanagara Palike, which
is required for widening of the road from Jakkur flying club road {gas pipe line moad) NH-7 1o
Hennur Road. The said deed further bears oul that B.R.Sheity would reeeive the development
rights certificate (“"DRC") for the land surrendered by him, as per the terms and conditions
stipulated in the notification dated 18.01.2005 bearing No.UDIV1 S4/BEM/RUPRA/2004. We
have not seen a copy of the DRC received by BR. Shetty, however we have perused a copy of
the sale deed dated 04.02.2016 (registered as document No.4656/15-16) which bears out that
1}y B.R.Shetty along with 2) P.MN.Srinivas Gowda and Tayappa as confirming parties
conveyed the DRC in favour of M/s Valmark Realty Holdings Private Limited. We note that
the exilent rclingquished by B.E.Shetty is recorded in the sketch attached to the said
relingquishment deed which hears out the extent to be 51187.50 square feet.

We have perused a copy of the encumbrance certificate for the period 011042004 to
04/04/2016 which bears out nil encumbrances in respect of the Schedule Property.

We have perused a copy of the akarband which bears out that Schedule Property measures 2
acres 2 puntas and 3 guntas of karab land



30, We have perused copies of the RTC extracts for the period 1966-67 to 1976-77 which bears

.

32

33

34,

35.

36

oul the pame of Nanjamma wife of Muniyappa as the owner and occupant of the Schedule
Property. 1t is pertinent to point oul that although The Schedule Properly was registered in the
name of Anjanappa in terms of the inam order the name of Nanjamma wife of Muniyappa is
erroneously reflected as the owner for the period, however her name was deleted in the
subsequent records,

We have perused copies of the RTC extracts for the period 1977-78 to 1980-81 which bears
oul the name of Nanjamma wife of Muniyappa as the erstwhile owner and subsequently the
name of Anjanappa son of Venkataramanappa as the owners and the name of
Venkataramanappa was as occupant of the Schedule Property.

. We have perused a copy of the RTC extract for the period 1981-82 to 1993-9%9 which bears

out the name of Nanjamma wife of Munivappa, and Anjanappa son of Venkataramanappa as
the owners and the name of Munivappa (in terms of MR No. 7/80-81) was registered as
occupant of the Schedule Property.

We have perused a copy of the mutation register extract (bearing MR No,7/80-81) which
bears out that the entries in the RTC extracts were to include the name of Muniyappa son of
Venkataramanappa as the cccupant of a portion of the Schedule Property measuring 20
guntas,

We have perused a copy of the RTC extract for the period 1994-95 (o 2001-02 which bears
out the names of Munivenkatappa, Lingamuma, Papamma and Ammayappa were registered as
owners and oceupants of the Schedule Property. The said extracts also records the 1IHC
N0, 31/94-95,

We have perused copies of the RTC extracts for the period 2001-02to 2015-16 which bears
oul the names of Munivenkatappa, Lingamma, Papamma and Ammayappa as the owners of
Survey No.14/1.

We have perused a copy of the endorsement dated 11/06/2002 issued by the Thasildar,
Yelahanka, Bangalore which bear out that copies of Index of lands and record of nghts
extracts were nol available with regard to the Schedule Property.

.We have perused a copy of the endorsement dated 28/05/2002 in NoLRF

(BNA)CRMS5/2002-03 issued by the Assistant Commissioner, Bangalore MNorth Taluk,
Bangalore which bears out that there are no proceedings initiated under the Section 79A and
798 of the Kamataka Land Reforms Act, 1961 in respect of the Schedule Property.

. We have pernsed a copy of the endorsement dated 29/05/2002 in No.LRF:CR:41/2002-03

issucd by the Special Tahsildar, Bangalore Morth Taluk, Yelahanka which bears out that there
arg no tenancy applications have been filed in Form 7 under Section 48-A and 77-A of the
Kamataka Land Reforms Act, 1961 in respect of the Schedule Propery.,




34,

40,

41.

42,

43.

44,

45.

46.

47.

We have perused a copy of the endorsement dated 29/05/2002 in No PTCL.CR/35/2002-03
issued by the Assistant Commissioner, Bangalore North Taluk, Bangalore which bears out
that there are no proceedmgs initiated under the provisions of the karataka Scheduled
Castes and Scheduled Tribes (Prohibition of Transfer of Certain Lands) Act, 1978, with
respect 0 the Schedule Property.

We have perused 4 copy of the endorsement dated 0706/2016 issued by the Karnataka
Housing Board which bears out that the Srirampura Village is not 8 part of any of iy
acquisitions till date.

We have perused a copy of the tax-demond register extract which bears out that BR Shetty
was called upon to pay taxes for the period 2014-135,

We have perused a copy of the atlas which bears out the shape of Survey No.14.

We have perused a copy of the khata cerfificate dated (9/10/2014 issued by the Bruhat
Bengaluru Mahanagars Palike which bears out that the Schedule Property alonpg with cerlain
other survey numbers totally admeasuring 12 acres 32 puntas was assigned the new khata No.
I6I/1576/15/, 15/2, 141, 142, 2272, 16/, 162 6173, 15/5, 153, 15/4 & 22/1 and was
registered in the name of B.R, Shelty,

We have perused a copy of the betterment choarges puid receipt issued in favour of BR.
Shetty (dated 06/06/2011) which bears out (he payment of Rs.2,07,27 435/~ with respect 1o
Khata No's.1576/14/1, 1442, 15/1, 15/2, 3, 4, 5, 16/1, 15/2, 1&/2, 2272, 22/1, 6111, 6173
measuring 12 acre 32 guntas (557, 568 square feet),

We have issued public notice dated 21/05/2016 published in the Kannada daily newspaper
Vijaya Karnatska and English daily newspaper Times of India calling for objections if any
in relation to certain immovable propertics including the Schedule Property. We have
received an objections to the public notice dated 27052016 from Jagadeesh son of
Yenkataramu and Krishna son of Shamanna through their Advocate H.Prasanna Kumar
claiming rights over the Schedule Property. We note that their claim is pertinent to the suit in
0.5 No.9883/2014 (detailed above) which is a pending adjudication.

We have perused a copy of the village map of Srirampura village which bears out the location
of the Schedule Property in Srirampura village.

We have been given 1o understand that 1)afier the relinquishment made to BBMP by
B.R.Sheity for the formation of the road and 2) Portion of the Schedule Property cenveyed in
tavour of Besto Infrastructure Bangalore Private Limited, the remaining extent retained by
B.R. Shetty iz 15.59 guntas which is available for development.

X -
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|, Encumbrance certificate for the period 04/04/2016 till date.

2. Latest tax-paid receipt for the period 2014-15 and 201 5-16.

3. We are of the opinion that B.R Shetty is the owner of the Schedule Property subject to
the outcome of the suit in 0.8 No.9883/2014,

4. Katha should be bifurcated based on sale deed dated 047082010 and the
relinguishment deed dated 22/12/2014.

All that piece and parcel of land in Survey No.14/1 measuring 15.59 puntas out of 2 acres 5

guntas, situated at Sriramapura Village, Yelehanka Hobli, Bangalore North Taluk, Bangalore
District and hounded on the:

East by : Portion of Survey No.14/1,
West by + Land bearing Survey No.15/5,
MNorth by + Land bearing Survey No.22/1, 22/2 and road.

South by : Land bearing Survey No,14/2,

k&
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Annexure A

S1 No,

List of docnments reviewed

Tippani and KR balabagacla nakalu.

2.

K harab witaru

3

Order sheet dated 26/06/1957 in case No,19/56-57 passed by the Special Amaldar for
Abolition of Inam Land, Bangalore.

4,

Endorsement dated 03/02/1958 issued by the office of the Special Deputy
COMMISSIONeT.,

Mutation register extract in MR Mo, 16/69-70 issued by the Thasildar.

sale deed dated 10/06/1958 Registered as document No.2445/58-59 executed by
children of Venkafaramsnappa namely 1) Papaiah, 2) Anjanappa 3)
Doddanarayannapa conveyed in favour of Honamma wife of Byrappa.

Sale desed dated 10/04/19562 regutemd as documenl No.258/1962-63 execuled by
Honamma wile ol Byrappa in favour of Papaizh son of Venkataramanappa alias
Venkatappa.

Sale deed dated 10/04/1962 (registered as document No.258/]1962-63)

Encumbrance certificate for the period 01/04/1961 to 31/05/1989.

Sale deed dated 19/04/1967 repistered as document No.190/67-68 executed by
Papaiah, Dodda Narayaneppa and Muniyappa sons of Venkataramanappa in favour of
Honamma wife ol Byrappa.

| Sale deed dated 02/11/1974 registered as_document No.4590/74-75 exceuted by

Encumbrance certificate for ﬂlc_Eenud 01/04/1961 1o 31/05/1985.

Honamma wife of Byrappa in favour of Muniyappa son of Venkatappa alias

Venkataramanappa,

13.

Encumbrance certificate for the p-ermd UlrUd.-‘l;g"Erl 1o 3 1/05/1 BEG.

14.

[n..nl‘J-'.IIHE'I-Cﬂl trec of "v’-:nl-:ﬂt:u*amana]'rpa attested i:l:r the. "v’ﬂlagr. Accounlant.

15.

Gencalogical tree of Muniyappa son of Venkataramanappa attested by the Village
Accountant,

16.

Genealogical tree of Shamanna son of Venkataramanappa attested by the Village
Accountant,

17

Genealogical tree of Venkataswameppa son of Venkataramanappa attested by the
Village Accountant

18,

Genealogical tree of Anjanappa attested by the Village Accountant.

19.

Genealogical tree of Ammayapppa son of Venkatramanappa attested by the Village
Accountant.

20,

Genealopical iree of Papaiah aitested by the Village Accountant,

2l

Inheritance certificate in IHC No.31/94-95 issued by the Village Accountant.

22.

General power of attorney dated 3071 1/1995 registered as document No,756/93-96
executed by Ammayappa and others in favour of Banjara Enclaves (Pvt) Lid
represented by its managing director K.Prakash Shetty.

sale agreement dated 30/11/1995 registered as Document No. 6024/95-96 exccuted
by Ammayappa and others in favour of K.Prakash Shetty son of K. Madhava Sheity.

24,

Encumbrance certificate for the period 010651989 1o 05/1 172001,

23.

Gazette notification dated 23.06.1999 issued by the Government of India in the
Ministry of Petroleum and Natural Gas

26,

Mutation register extract in MR No.32/99-2000 issued by the Villape Accountant

7.

Conversion certificate dated 19/08/2002 (ALN:SR (NA) 56:2002-03) issucd by the

special Deputy Commissioner.
X i



28 | General power of attomey dated 19/08/2002 registered as document No.348/2002-03
executed by B H.Shetty in favour of B.5 Shetty,

29, | Sale deed dated 30001/2003 repistered as document Mo, 1 10282002-01 executed by
Ammayappa and others in favour of B.R.Shetty son ol late Shambu Shetty
represented by his power of attorney holder B S, Shefty, |

30, | Final Motification (bearing No.UDD 193 MNX 2004} Bangalore, dated 23/02/2004
published in the Karnataka Gazette.

1. | Encumbrance certificate for the p-Em:ld (/061989 1o 31/03/2004 and 2970572002 1o

| 100352003

32. | Plaint filed in (.5.No.9863/2014 before the Court of the City Civil Judge mt
Bangalore by JTagadish and others against K Prakash Shetty, Banjara Enclaves (Pvi)
Lid represented by its manaping director K. Prakash Shetty, B.R.Shetty, B.5, Shetty,
Baptist [}'Souza, and Besto Infrastructure Bangalore Private Limited.

33. | Amended plaint filed in 0.8 No.9883/2014 before the Court of the City Civil Judge at
Bangalore.

34, | Notification dated 14/05/2010 (bearing No UDIDVZ23/MNX/2010) issued by the
Under Secretary to the Government.

35, | Sale deed dated 04/08/2010 {reglsler&d as document No.2030/10-1 13

36. | Relinguishment deed dated 22.12.2014 (registered as document No.3697/14-15)

) executed by B.R.Sheity,

37, | Sale deed dated (4.02.2016 (registered as document No.4656/15-16)

38, | Encumbrance certificate for the period 01 /042004 10 04042016 [

19 Akarband,

40. | RTC extract for the period 1966-67 to 1976-77, R

41. | RTC extract for the period 1977-78 1o 1980-81,

42, | RTC extract for the period 1981-82 to 1993-94,

43. | Mutation register extract (bearing MR No.7/80-81)

. | RTC extract for the period 1994-95 to 2001-02.

| 45. |RTC extract for period 2001-02 to 2015-16

46. | Endorsement dated | 1/06/2002 issued by the Thasildar, Yelahanka, Bangalore,

47. | Endorsement dated 28/05/2002 in No LRF (BNA)CR/15/2002-03 issued by the
Aggistant Commissioner, Bangalore North Taluk, Bangalore,

48, | Endorsement dated 29052002 in No. LRF:CR:41/2002-03 issued by the Special

| Tahsildar, Bangalore North Taluk, Yelahanka.

49. | Endorsement dated 29052002 in No. PTCL.CRA52002-03 issued by the Assistant

B Commissioner, Bangalore North Taluk, Bangalore,
| 50. | Endorsement dated 07/06/2016 issued by the Kamataka Housing Board.

31. | Tax-demand register extract

2. | Atlas o -

53. | Khatha certificate dated 09/10/2014 issucd by the Bruhat Bangalore Mahanagara
Palike.

54. | Betterment charges paid receipl,

53. | Public notice dated 21/05/2016 published in the Kannada daily newspaper Vijaya
Kamataka and Times of India,

ab. | Village map.

X
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Drraft title report in respect of the land in Survey No.14/2, situated at Sriramapura
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To:
APG Imperial Homes Private Limited

FROM:

Malini Raju

J Sagar Associates
Bangalore -
India

PRIVILEGED AND CONFIDENTIAL

J. SAGAR ASSOCIATES

Level 3, Prestige Obelidk, No.3, Kasturba Road, Bengalur- 560004
To +#1 80 4350 3600 F: +91 B0 4350 3617 E: bangalore®isalaw, com

Mmednhad | Chennad | Gurgaen | Bpdacabeg 1 Mumbsl | Hew Belhi

i r—— _ i T




: . T P i R
o ol ST b Ly e T
. =3 E [HIET f'-'l,".i'l_ [ I e .1..-1731”_ e

| The conterts of this title report are confidential. This title repart is being issued for the benefit
of APG Imperial Homes Private Limited, We accept no responsibility or legal liability 1o any
person other than APG Imperial Homes Private Limited in relation to the contents of the title

report,

L. The nformation in this tithe report is derived from a review of the photocopies of the
documents made available to us demiled in Anpexure A annexed 1o this title report and
documents mspected by us at the relevant povernment offices,

3. The title report is limited to certifying the legal fight, title and interest of the present owner
based on the documents reviewed by us and docs not in any way certify the physical location,
contiguity, topography and ather physical encombrances on the Schedule Property (defined
below),

4. We have conducted a limited physical search in the government or revenue offices to verify
the title and revenue documents in respect to the Schedule Property.

3. We have not uvndertaken any formal scarches at the various courts of law/ tribunals to
determine if there arc any litigation/s legal proceedings in respect of the Scheduls Property
(defined below) or any portion thereof or the present owner as the records are not completely
compulerised and have not found any adverse findings other than what is detailed in this title

repar.
6. We have reported caly in relation to laws of India.

1. Except where apparent from the documents, referred 1o in this title report, we have assumed
that:

. all documents provided to us conform to the originals and are accurate and complete;

b, whese relevant, all documents provided o us were validly authorised and executed so
that they are valid and binding on each party thereto,

c. apart from the documents made available to us, there are no other relevant documents
or information that would impact our findings in this title report,

d. There are no pending or threatened litigations in respect of the Schedule Property or
any portion thereof,

8, The aggregate liability of J Sagar Associates, its partners, agents and asseciates or any of
them (“JSA™) for any losses or damages shall be limited to the extent of fees received by JSA
in relation to this matter. Any obligations that JSA incurs in connection with this title report
shall be poverned by the laws of India and the Courts in Indin shall have exclusive
Jurisdiction,

J. Sagar Associates

N 1



¥ F,
g i L e B IR

R NI O R AN T s R A

We have in this memonndum dealt with property bearing Survey No. 1402 measuring 2 acres
17 puntas, situated at Sriramapura Village, Valshanka Hobli, Bangalore North Talul,
Bangalore District (morefully described in the schedule below and hereinafier referred 1o as
the “Schedule Property™).

Flow of title:

We have perused a copy of the hissa lippani extract of Survey No.l4, situsted at
Srramapura Village, Yalahanka Hobli, Bangalore North Taluk, Bangalore Distriet
which bears out thal Survey Ne.14 was bifurcated into 4 parts being Survey No.14/1,
Survey No.14/2, Survey No.14/3 and Survey No.14/4. The gaid extract does not bear
out the extent of Survey No, 14/2.

. We have perused a copy of the sale deed dated 01.08.1953 (registered as document

Mo 3152/53-54) which bears out that Puttamma wife of Ramaiah conveyed land in
Survey No.1d/2 measuring 4 acres 5 guntas, situated at Jakkur Village, Yalahanka
Hobli, Bangalore North Taluk, Bangalore District in favour of K_Rajanna son of
Kempanna, It is pertinent to point out that the recitals of the said sale deed bears out
that Survey No.14/2 is situated at Jakkur Village. We are given to understand that parl
of Jakkur Village was later known as Srirampura Village,

We have perused a copy of the sale deed dated 30,09 1953 (registered as dociiment
No.4649) which bears out that K.Rajanna conveyed the land in Survey No.14/2
measuring 2 acres 17 puntas, situated at Sriramapura Village, Yalahanka Hobli,
Bangalore North Taluk, Bangalore District (“Schedule Property’) in favour of
Nanjamma, The registration of the said sale deed is borne out in the encumbrance
cerlificate for the period 01.04.1951 to 31.05.1989,

We have perused a copy of the lease deed dated 30.09,1953 (registered as document
No.4650) which bears out that K.Rajanna leased the Schedule Property in favour of
Manjamima.

We have perused a copy of the sale apreement dated 30.09.1953 (registered as
document No.4651) which bears out that Nanjamma agreed to re-convey the Schedule
Property in favour of K_Rajanna, The registration of the said sale agreement is borme
out in the encumbrance certificate for the period 01.04,1951 to 31.05,1989.

We have perused o copy of the mutation register extract (bearing MR No.39/68-70)
which bears out that the khats of the Schedule Property was transferred and registered
in the name of K Rajanna son of Kempaiah in terms of an order passed in Case
Nodd/56-57. It is pertinent fo point eut that we had seught for the said fnam order,
Inam endorsement and Register VI extract and have been given a copy of the non-
availability endorsement of the inam order




10,

13,

14.

We have perused a copy of the endorsement dated 13-12-2002 (bearing
No.RR.CR.2003/02-03) issued by the Thasildar, Bangalore North Taluk which bears
oul the non-availability of the Inam Order bearing No.42/56-57 passed in favour of
k.Rajanna.

We have perused a copy of the endorsement dated 11062002 (bearing
No. R K.398/02-03) issued by the Thasildar which bears out the non-availability of the
mdex of land exiract and record of rghts extract with respect to the Schedule
Property.

We have perused copies of the RTC extracts for the period 1966-67 to 1980-81 which
bear out the pame of K_Rajanna as the owner and occupant of the Schedule Property.

We have perused a copy of the penealogical tree of K.Rajanna, attested by the Village
Accountant, which bears out that K Rajanna and his wife Nanjamma died leaving
behind =ix children namely Krishnamma, K.R.Srinivas, K.R.Subramani, Shyla,
Shantamma and K.R.Ramesh. The said Srinivas had two children namely M.V .Chetan
and Harshitha. The said Subramani had two children namely Pavan and Supreetha,
The said Ramesh had one daughter by name Prathika,

- We have perused a copy of the death certificate issued by the Tahsildar which bears

out that K. Rajanna died on 02,10.1980.

. We have perused a copy of the inheritance certificate extract (bearing IHC No, 1/83-

§4) which bears out that after the death of K.Rajanna, the khata of the Schedule
Property was transferred and registered in the name of his son K.R.Srinivas. The said
extract further bears out that Nanjamma, K.B.Subramani and K.R.Ramesh had
consented for the transfer of khata in the name of K_R.Srinivas.

We have perused copies of the RTC extracts for the period 1981-82 to 2001-02 which
bear out that the name of K.Rajanna was registered as the erstwhile owner and
subsequently the name of K. R Ramesh was repistered as the owner of the Schedule
Property. The said RTC extracts also records [THC No.1/83-84, It is pertinent (o point
out that although the khata of the Schedule Property was registered in the name of
E.R.Srinivas in terms of IHC No.1/83-84, his brother's name K Ramesh is
inadvertently reflected as the owner of the Schedule Property, however it will not he
of a concern piven that all the family members have exccuted the sale deed detailed
below,

We have perused a copy of the agreement of sale dated 29.11.1995 (registered as
document No.5979/95-96) which bears out that 1) Nanjamma wife of late K_Rajanna
and her children namely 23 K.R. Ramesh (along with his wife Pramela and his minor
daughter Prathika represemted by her father and natural puardian K. K. Famesh), 3)

x

i



13,

16.

17.

K.R. Srinivas (along with his wife Swatha and his minor children Chetan and
Harshitha represented by their father and natural puardian K R. Srininivas), 4) K.R.
Subramani (along with his wife Sarojamma, and his minor children Pavan and
Supreetha represented by their father and natural guardian K.R. Subramani), 5)
Krishnamma daughter of late K. Rajanna, 6) Shyla daughter of late K. Rajanna and 7)
Shantamma daughter of late K. Rajanna agreed to convey the Schedule Property in
favour of K.Prakash Shetty son of K.Madhava Shetty, The registration of the said
agreement of sale is bome out in the encumbrance cerlificate for the period
01,06, 1989 to 05.11.2001.

We have perused a copy of the general power of attorncy dated 29.11.1995 (registered
as document No.746/95-96) which bears out that 1) Nanjamma wife of late K. Rajanna
and her children 2) K.R. Ramesh along with his wifie Pramela and his minor daughter
Prathika represented by her father and natural puardian K.R. Ramesh, 3) KR,
Srinivas along with his wife Sujatha and his minor children Chetan and Harshitha
represented by their Tather and natural guardian K.R. Srininivas, 4) K.R. Subramani
along with his wife Sarcjamma, and his minor children Pavan and Supreetha
represented by their father and natural guardian K.E. Subramani, 5) Krishnamma
daughler of late K.Rajanna, 6) Shyla daughter of late K. Rajanna and 7) Shantamma
daughter of late K Rajanna authorised and appointed M/s Banjara Enclaves Private
Limited represented by its Managing Director K Prakash Shetty as their power of
attorney holder 1o develop, construct buildings, 1o sell and to do all other pertinent
acts with respect to the Schedule Property,

We have perused a copy of the conversion certificate dated 17.08.2002 (bearing
No ALN:SR(NA)2T/2002-03) issued by the Special Deputy Commissioner which
bears out that the Schedule Property was converted from agricultural use to non-
agricultural residential use,

We have perused a copy of the sale deed dated 30.01.2003 (registered as document
No.11038/02-03) which bears out that 1) Nanjamma wife of late K.Rajanna and her
children 2) K.R. Ramesh along with his wife Pramela and his minor daughter Prathika
represented by her father and natural guardian K.R., Ramesh, 3) K.R. Srinivas along
with his wife Sujatha and his minor children Chetan and Harshitha represented by
their father and natural guardian K.R. Srininivas, 4) K.R. Subramani along with his
wile Sarojamma, and his minor children Pavan and Supreetha represented by their
father and natural guardian K.R. Subramani, 5) Krishnamma daughter of late
kK .Rajanna, 6) Shyla daughter of late K_Rajanna and 7) Shantamma daughter of late
K.Rajanna along with K.Prakash Shetty and M/s Banjara Enclaves Private Limited as
confirming parties conveyed the Schedule Property in favour of B.R.Shety son of
Shambu Shetty. The registration of the said sale deed is borne out in the encumbrance
cerlificate for the period 01.06.1989 to 31.03.2004.



1%.

19,

21,

22,

23.

24,

We have perused copies of the RTC extracts for the period 2001-02 to 2000-11 which
Bear oul that the name of K.R.Ramesh waos mﬂiatmd a5 the owner of the Schedyle
Property, The said RTC extracts also recards IHC 1/83-84.

We have perused a copy of the Final Notification (bearing No. UDD 193 MNX 2004)
Bangalore, dated 23.02.2004 published in the Kamataka Gazette which bears out that
the Government of Karnataka had sanctioned an improvemeni scheme for the
formation of layout called “Arkavathi Layout™ wherein certain lands including the
Schedule Property (which were initially published and notified 1o be acquired under
the preliminary nolification dated 03/02,2003 bearing
No.BDA/COMMR/ALAOMLAYI04/2002-03) were notified for acquisition under
Section 19(1) of the BDA Act, 1976 for the formation of the Arkavathi Layout,
However the said notification was de-notified by the povernment in lerms of a
subsequent notification dated 14.05.2010 (detailed below),

. We have perused copies of the RTC extracts for the period 2011-12 to 2013-14 which

bear out the name of K.E.Ramesh was registered as the owner of the Schedule
Property. The said RTC extracts also records THC 1/83-84 snd the proposed
acquisition clause in column 11 of the said extracis.

We have perused a copy of the notification dated 14.05.2010 (bearing
No UDIDV223MWNX/2010) issued by the Under Secretary to the Government, Urhan
Development Department under Section 48 (1) of the Land Acquisition Act, 1894,
wherein the Government of Karnataka de-notified the acquisition of certain survey
numbers including the Schedule Property which was part of preliminary notification
dated 030272003 and Final Notification dated 23/02/2004 (detailed above) notified
for the formation of “Arkavathi Layout,”

We have perused copies of the RTC extracts for the period 2014-15 to 2015-16 which
bear out that the name of K.R.Ramesh was registered as the owner of the Schedule
Property. The said RTC extracts also records IHC No.1/83-84 and the notification
dated 14052010 (detailed above in point No.19). We note that the name of
B.R.Shelty 15 not reflected as the owner since the Schedule Property was converted
from agricultural use to non-agricultural use..

We have perused a copy of the encumbrance certificate for the period 01.04.2004 to
(4.04.2016 which bears out nil encumbrances with respect to the Schedule Property.

We have perused a copy of the endorsement dated 29,05,2002 (bearing No.35/02:-03)
issucd by the Assistant Commissioner which bears out that there are no claims :
registered under the provisions of the Kamataka Scheduled Castes and Scheduled
Tribes (Prohibition of Transfer of Cerlain Lands) Act, 1971 with respect o the

Schedule Property,
.4 ;



25,

26.

29,

3.

il

32,

33,

We have perused a copy of the endorsement dated 28.05.2002 (bearing No.15/02.03)
tsued by the Assistand Commissioner which bears out that there are noe claims
registered under sections 79A R of the Karnataka Land Reforms Aet, 1961 with
respect to the Schedule Property.

We have perused a copy of the endorsement dated 29,05, 2002 (bearing No.41/02-03)
1ssued by the Thasildar which bears out that there are no tenancy claims registered
under sechion 48 (form No.7) with respeet to the Schedule Property.

. We have perused a copy of the endorsement dated 07062016 issued by the

karnataka Housing Board which bears out that the Srirampura Village is not a part of
any of its acquisitions Ll dale,

- We have perused copies of the tippani and atlas which bears out the shape of the

Schedule Property,

We have perused a copy of the akarband extract which bears out the extent of Survey
Mo 1442 as 2 acres 17 gunias.

We have perused a copy of the tax-demand register extract which bears out that BR
Shetty was called upon to pay taxes for the period 2014-15.

We have perused a copy of the khata certificate dated 09.10.2014 issued by the Bruhat
Bengaluru Mahanagara Palike which bears out that the Schedule Propetty along with
certain other survey numbers totally admeasuring 12 acres 32 guntas was assigned the
new khata No, 361/1576/15/1, 15/2, 14/1, 14/2, 22/2, 16/1, 16/2 613, 15/5, 1543,
15/4 & 22/1 and was registered in the name of B.R. Shetty,

We have perused a copy of the betlerment charges paid receipt issued in favour of
B.R. Shetty (dated 06/06/2011) which bears out the payment of Rs.2,07,27.435/- with
respect to Khata No's. 1576/14/1, 14/2, 15/1, 15/2, 3, 4, 5, 1671, 15/2, 16/2, 22/2, 22/1,
6141, 61/3 measuring 12 sere 32 guntas (557, 568 square feet),

We have perused a copy of the sale deed dated 04.08.2010 (registered as document
No.2030/10-11) which bears out that B.R.Shetty son of Shambu Shetty conveved a
portion of the Schedule Property along with a portion of Survey No.14/2 admeasuring
2 acres 20 guntag in favour of Besto Infrastructure Bangalore Private Limited. It is
pertinent to point out that the individual extents of Survey Mo.14/1 and Survey
Mo 1472 is not mentioned in the said sale deed. We suppest that a survey be congducted

o identif’ t extent of Surve 14/2 conveved after identifyin 1
owned by BR Shetty and Besto Infrastructyre Bangalore Private Limited. We also
sugpest that bifurcation a should be obiained,

% -,



34, We have perused a copy of the relinguishment deed 22122014 (repistered ag
document No.3697/14-15) which bears out that B.R.Shetty son of Shambu Shegy
relinquished an extent of 971741 square meters of land and 565,71 square meters of
butlding in the Schedule Properiy along with ceriain adjacent other land parcels
bearing Khata No's. 1576/14/1, 1472, 15/1, 15/2, 3, 4, 5, 16/1, 15/2, 16/2, 2272, 2271,
G111, 61/3 measuring 12 acre 32 gumtas (557, 568 square feet) in favour of the
Commissioner, Bruhat Bengaluru Mahanagara Palike, which was required fir
widening of the road from Jakkur flying club road (gas pipe line road) NH-7 1o
Hennur Road., The said deed further bears out that B.R.Shetty would receive the
development rights certificate for the land surrendered by him, as per the terms and
conditions  stipulated  in  the notification  dated  IR01.2005  bearing
No . UDDVT54/BEM/RUPRA/2004. However the sketch attached to the relinguishment
deed does not bear out that extent relinguished in the Schedule Property.

35. We have issued public notice dated 21.052016 published in the Kannada daily
newspaper Vijaya Karnataka and English daily newspaper Times of India calling for
objections if any in relation to certain immovable properties including the Schedule
Property. We have not received any objections to the aforesaid public notices as on
date.

36, We have perused o copy of the village map of Srirmmpura village which bears out the
location of Survey No. 14 in Srirampura village.

37. We have been given to understand that afier conveying a portion of the Schedule
Property in favour of Besto Infrastructure Bangalore Private Limited, the remaining
extent retained by B.K. Shetty is 33.72 guntas which is available for development,

Observations:

1. Latest tax-paid receipts.
2. Encumbrance certificate from 04,04 2016 6l date.
3. Bifurcation of Katha based on the sale deed to Besto.

Based on the documents reviewed by us and subject to our observations detailed in the repart
we hereby certify that B.R Shetty is the absolute owner having a valid and marketable title to
33.72 puntas in the Schedule Property.

I Bagar Associates

Bangalo



All that pieee and parcel of the land bearing Survey No.14/2 measuring 33.72 guntag out of 2
acres 17 puntas (deducting the extent relingquished by B.R.Sheity), situated at Srramapurg
Village, Yalahanka Hobli, Bangalore North Taluk, Bangalore District and hounded on:

East by : Portion of Sy No.14/2.

West by : Land bearing Sy No,15/4,
North by : Land bearing Sy No.14/1,
South by : Land bearing Sy Mo.14/3.

X



ANNEXURE-A

Lisi ul'u;lm.unu:nln. reviewed

Hisea tippani extract of Survey Mo, 14,

Sale deed dated 01.08.1953 registered as document No.3152/53-54 execuled
b:r Pultamma wife of Ramaizh in favour of K_Rajanna son of Kempanna,

Sale deed dated 30.09,1953 rr;':g:ﬁlr,‘:rr:d as document No. 4649

Lease deed dated 30.09.1953 registered as document No. 46350

Sale apreement dated 0.09,1953 (repistered as document Mo 4651

Mutation register extract in MR No.39/69-70,

ot Bk Bl Eoo ooy

Endorsement dated 13.12,2002 (bearing No.RE.CR.2003/02-03) issued by the
Thasildar, Bangalore North Taluk for non-availability of the Inam Order
bearing Mo, 42/56 — 57 passed in favour of K, Rajanna,

Endorsement dated 11.06.2002 (bearing No.RLK.398/02-03) issued by the
Thasildar for non-availahility of the index of land and record of rights extract.

RTC extracts for the period 1966-67 to 1980-81, 1981-82 to 2001-02, 2001-02
0 2000-11, 201112 to 2013-14, 2014-15 to 2015-16,

10.

Gencalogical tree of K. Rajanna,

il

Death certificate issued by the Tahsildar of K. Rajanna

12.

Inheritance certificate extract (bearing IHC No. 1/83-84).

13.

Agreement of sale dated 29.11.1995 (registersd a4 document No,3979/95- =96 )
executed by Ramesh and others in favour of Prakash Shetty.

14.

General power of attomey daled 29,11 1905 (registered &3 document
No.746/95-90) executed by Ramesh and others in favour of M/s Banjara
Enclaves Pvi. Lid,

15,

Conversion certificate dated 17.08.2002 (bearing No, ALN:SR{NA)27/2002-
03).

14,

Sale deed dated 30.01.2003 (registered as document No. 11 038/02-03) exccuted
by Ramesh and others in favour of B.1. Shetr:.f son of Shambu Sheity,

17

Final Notification (bearing No.UDD 193 MNX 2004) Bangalore, dated
230202004,

18,

Notification dated 14.05.2010 (bearing No,UDD/223/MNX2010)

19,

Encumbrance certificate for the period 01.04.1951 to 31.05.1989, 01.06.1989
to 31.03.2004 and from 01.04.2004 (o 04.04 2016,

20,

Endorsement dated 29,05.2002 {hea:rinij No.35/02-03) issued by the Assistant
Commissioner,

2zl

Endorsement dated 28.05.2002 (bearing Mo, 1 5/02-03) issued by the Assistant
Commissioner.

Endorsement dated 29,05,2002 (bearing No.41/02-03} issued by the Thasildar.

23

Endorsement dated 07.06,2016 issued by the Kamataka ]-qu.amg Board

24,
25,

| Akarband

Tippani extract and atlas.

26.

Tax-demand I‘rbglﬂl:r extract




27, | Khata certificate dated 09.10.2014 issued by the Bruhat Bengalury
- MEI].LHTLEHHH Fnlik:r - —— - — - -
2. | Betterment charges paid receipt issued with respect to the Schedule Property,

29, Sale deed dated 04.08.2010 (registered as document No.2030/10-1 1) executed
by B.R.Shetty son of Shambu Shetty in favour of Besto Infrastructure

Bangalore Private Limited

11 Relinquishment deed 22.12.2014 regisiered as document No.3697/14-15
execuled by B Shetty,

3. Public notice dated 21/05/2016 issued in Vijay Karnataka and Times of Tndia,
31, Village map of Srirampura village
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1.

A P AR Ry 2 S R B T

Ihe contents of this title repont are confidential. This title repart is being issued for the benefit
of APG lmperial Homes Private Limited. We accept no responsibility or Tegal liability to any
person other than APG Imperial Homes Private Limited in relation to the contents of the titfe
repor,

The information in this title report is derived from a review of the photocopies of the
documents made available to us deipiled in Annexure A annexed (o this title report and
documents inspected by us at the relevant povernment offices,

The title report is limiled to certifying the legal right, title and interest of the present
owner based on the documents reviewed by us and does not in any way certify the
physical location, contiguity, topography and other physical encumbrances on the
Schedule Property (defined below).

We have conducted a limiled physical search in the government or revenue offices 1o
verify the title and revenue documents in respect to the Schedule Property,

We have not undertaken any formal searches at the various courts of law/ tribunals to
determine if there are any litigation’s legal proceedings in respect of the Schedule
Property (defined below) or any portion thereof or the present owner as the records
are not completely computerised and have not found any adverse findings other than
what is detailed in this title repori,

We have reported only in relation to laws of India.

Exeept where apparent from the documents, referred 1o in this title report, we have
assumed that;
a. all documents provided to us conform to the originals snd are sccurate and
complete;
b. where relevant, all documents provided 1o us were validly authorised * and
execuled so that they are valid and binding on each party theretn,
¢, aparl from the documents made available to us, there are no other relevant
documents or information that would impact our findings in this title report,
d. there is no pending or threatened litigations in respect of the Schedule
Property or any portion thereof,

The aggregate liability of J Sagar Associates, its partners, agents and associates or any
of them (“JSA") for any losses or damages shall be limited to the extent of fees
received by JSA in relation to thizs matter. Any obligations that JSA incurs in
connection with this title report shall be governed by the laws of India and the Courts
in India shall have exclusive jurisdiction.

J. Sagar A_la{::'@u




We have in this memorandom deall with the land in Survey No.15/1 measuring 1 acre 7
guntas ineluding 4 guntas of "A" Kharab, situated at Srirampura Village, Yelahanka Hobli,
Bangalore North Taluk (“Schedule Property™),

Flow of title:

- We have perused a copy of the Order sheet dated 26/06/1957 in case No.19/56-57 passed by
the Special Amaidar for Abolition of Inam Land, Bangalore which bears out that filed by
Anjanappa son of Venkataramanappa was registered as the permanent tenant on payment of
premium for the land Survey No.15/1 measuring | acre 7 including 4 guntas of *A° Kharab,
situated at Sriampura Village, Yelahanka Hobli, Bangalore North Taluk (“Schedule
Property™).

. We have perused a copy of the endorsement dated 03/02/1958 issued by the office of the
Special Deputy Commissioner which bears out that Anjanappa son of Venkataramanappa
was registered as the owner of the Schedule Property in terms of orders passed in ecasc
No.19/56-57,

. We have perused a copy of the mutation register extract (bearing MR No. 1 6/69-70) issued by
the Thasildar which bears oul that the katha in respect of the Said Properly was registered in
the name of Anjanappa son of Venkataramanappa in terms of the Order passed in case No, 19,

Although Anpinsppa son of Venkataramanappa i3 the owner of the Said Property, the Said
Froperty was considered as the joint family property of Venkataramanappa. We have seen the
genealogical tree of Venkataramanappa which bears out that Venkataramanappa had nine
children namely Anjanappa, Ammayappa, Doddanarayanappa, Chikkanarayanappa,
Muniyappa, Ramaiah, Jayanna, Venkataswamappa and Shamanna. Out of which we have
seen the family trees of Anjanappa, Shamanna, Ammayappa, Muniyappa Venkataswamappa.
Jayanna and Shamanna, which are detailed below.,

* We have perused a copy of the genealogical tree of Venkataramanappa attested by
the Village Accountant which bears out that Venkataramanappa (deceased) and his
wife Channamma (deceased) had a son Muniyappa. The said Muniyappa died
leaving behind his son Krishna,

*  We have perused a copy of the genealogical tree of Venkataramanappa attested by
the Village Accountant which bears out that Venkataramanappa (deceased) and his
wife Channamma (deceased) had a son named Shamanna, The said Shamanna
(deceased) and his wife Muniyamma had six children namely Narayana, Govinda,
Krishna, Ammayamma, Chinamma and Chandramma.

= We have perused a copy of the genealogical tree of Venkataramanappa attested by
the Village Accountant which bears out that Venkatarnmanappa (deceased) and his
wile Channamma (deceased) had a son named Venkataswamappa. The said
Venkataswamappa and his wife Papamma had three children namely Marivappa,
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Venkatesh and Chinnathayamma. The said Mariyvappa was married to Karagamma.
The said Venkatesh was married 10 Rathnamma. The said Chinnathayamma was
marmied,

s We have perused a copy of the gencalogical tree of Venkataramanappa (since
deceased) certified by the Village Accountant bears oul lhal Venkalaramanappa
{since deccased) and his wife, Chennamma (since deceased) had a son named
Ramaiah. Ramaiah and his wife, Lakshamma had five children namely, Venkatesh,
Ramesh, Ravi, Narayan and Nagamma,

*  We have perused a copy of the genealopical tree of Anjanappa attested by the
Village Accountant which bears out that Anjanappa (deceased) his wife Lingamma
had three children pamely Venkataramu, Ammayamma znd Chinamma. The said
Venkataramu deceased had a son namely Jagadish.

*  We have perused a copy of the genealogical tree of Venkatramanappa attested by
the Village Accountant which bears out that Venkatwramanappa (deceased) and his
wife Chinamma (decensed) had a son Ammayapppa. The said Ammayappa and his
wife Gowramma had six children namely Mallaish, Muniraju, Channamma,
Chinnathayamma, Rajamma and Munirathnamma.

*  We have perused a copy of the pencalogical tree of Venkataramanappa attested by
the Village Accountant which bears out that Venkataramanappa and his wife
Channamma died leaving behind their only son Jayannna. The said Jayanna and his
wife Jayamma had two children namely Padma and Srinivas.

We have also perused a copy of the genealogical tree of Papaiah (brother of
Venkalaramanappa) attested by the Village Accountant which bears out that Papaiah
(deceased) his son Munivenkatappa and wife Thimmakka had three children namely
Venkatesh, Umesh and Munilakshmi, The said Venkatesh was married to Munirathna.

We have perused a copy of the inheritance certificate (bearing THC No.31/94-95) issued by
the Village Accountant which bears oul that afler the death of Anjanappa his wife
(1)Lingamma, and his brothers namely (2)Venkataswamy since deceased represented by his
wife  Papamma,  (3)Ammayappa, (4)Doddanarayanappa,  (5)Chikkanarayanappa,
(G)Muniyappa, (7)Shamanna since deceased represented by his wife Munivamma,
(B)Ramaiah, (%)Jayanna along with Anjanappa’s uncle Papaish since deceased represented by
his only son (10)Munivenkatsppa inhcrited certain joint family propertics including the
Schedule Property. In terms of the said partition the khata of a portion Schedule Property
measuring 2 1% puntas was registered in the name of Ammayappa, another portion of the
Schedule Property measuring 18 14 guntas was registered in the name of Muniyappa, another
portion of the Schedule Property measuring 18 % puntas in the name of Muniyvamma and the
refnaining portion of the Schedule Property measuring 7 %% guntas in the name of Ramaiah.

We have perused a copy of the genealogical tree of Venkataramanappa (since deceazed)
certified by the Village Accountant bears out that Venkataramanappa (since deceased) and
his  wife, Chennamma (since deceased) had a som named Doddanarayanappa.



Doddanarayanappa and his wife Narayvanamma had two children namely, Kumar and
Jayalakshmi, Kumar and his wife Parvathamma had no children.

. We have perused a copy of the agreement to sell dated 30/11/1995 (registered as document
No.6025/95-96) which bears out that:

a,  Ramaiah son of late Venkataramanappa;

b.  Lakshmamma wife of Ramaiah;

€. Nagamma daughter of Ramaiah;

d.  Venkatesh son of Ramaiah;

e.  Sujatha wife of Venkatesh;

f. Ramesh son of Ramaiah:

g. Ravi son of Ramaiah;

h. Narayana son of Ramaiah;

. Ammayappa son of late Venkataramanappa;

J- Mallaiah son of Ammayvappa;

k. Gowramma wife of Mallaiah:

. Muniraju son of Ammayappa;

m. Girijamama alias Girija wife of Muniraju;

n.  Chennamma daughter of Ammayappa;

0. Chinnathaysmma daughter of Ammayappa;

P, Rajamma daughter of Ammayappa;

q,  Munirathnamma daughter of Ammayappa;

r.  Muniyappa son of late Venkataramanappa;

5. Krishna adopted son of Muniyappa;

. Munivamma wife of late Shamanna,

u.  MNarayvana son of late Shamanna,

v. Govinda son of late Shamanna,

w. Krishna son of lale Shamanna,

x. Ammayyamma daughter of late Shamanna,

¥. Chinnamma daughter of late Shamanna, and

z.  Chandramma daughter of late Shamanna

collectively referred 1o as the (“Family Members of Iate Venkataramanappa™) agreed to

convey the Schedule Property measuring | acre 3 guntas excluding 4 guntas of khareb in

favour of K. Prakash Shetty son of K, Madhava Shetty. The registration of the agreement is

borne out in the encumbrance certificate issued for the period 010671989 to 31/03/2004.

. We have perused a copy of the peneral power of attorney dated 30/11/1995 (registered as
document No.757/95-96) which bears out that Family Members of late Venkataramanappa
appointed Banjara Enclaves Private Limited represented by its Managing Director, K.
Prakash Shetty (“Banjara Enclaves™) as their attomey to do certain aets on their behalf
including the power to convey, sign and execute sale decds and other conveyances in favour
of any purchaser and present the same for registration for the Sub-registrar office in respeel o
the Schedule Property i.e an extent measuring 1 acre 3 puntas.
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We have perused a copy of the Gazette notification dated 23.06.1999 which bears out that the
Govemment of India in the Ministry of Petroleum and Natural Gas (number 5.0.1551 dated
(8.08.1998 issued under Section 3(1) of the Petroleum and Minerals Pipelines (Acquisition of
Right of User in Land} Aet, 1962) declared ils intention to scquire ceriain lands (inchuding a
portion of the Schedule Property measuring 9 puntas) for the purpose of laying pipeline for
the transport of petreleum products from Mangalore 10 Bangalore by Hindustan Petroleum
Corporation Limited. We have been given to understand that the said portion forms part of
the road relingquished to BRBMP.

We have perused a copy of the mutation register extract in MR No.32/99-2000 issued by the
Village Accountant which bears out that factum of the acquisition by for the purpose of
laying pipeline for the transport of petroleum products from Mangalore o Bangalore by
Hindustan Petroleum Corporation Limited.

We have perused a copy of the conversion certificate dated 17/08/2002 bearing
No. ALN.SR.(NA)49/2002-03 issued by the Special Deputy Commissioner, Bangalore
District, Bangalore which bears out that Schedule Property was converted from agricultural
use to non-agricultural residential use. On review of the said certificate we note that an extent
of 4 guntas of *A’ kharab was also converted on payment of reguisite fees. The mutation
register extract MR No.26/03-04 records the details of the conversion order with respeet to
the Schedule Property.

- We have perused a copy of the general power of attorney dated 19/0%/2002 registered as

document No.348/2002-03 which bears out that B.R.Shetty son of late Shambu Shetty
empowered and authorised hig brother B.S.Shetty to sell purchase and to do all necessary acts
and deeds in respect of the properties identified by him.

We have perused a copy of the sale deed dated 30/01/2003 (registered as document
No.11036/02-03) which bears out that the Family Members of late Venkataramanappa
represented by their attomey helder Banjara Enclaves along with K. Prakash Shetty as
“Confirming Party I and Banjara Enclaves as “Confirming Party [I" the Schedule Property in
favour of B. R. Shetty son of late Shambu Shetty represented by his power of attorney holder
B. 5. Shetly. The registration of the sale deed is bome out in the encumbrance certificate
issued for the pedod 01/06/1989 to 31/03/2004.

We have pernsed a copy of the Final Notifieation dated 230272004 bearing No.UDD 193
MNX 2004 Bangalore which was published in the Karnataka Gazette bears owt that
Government of Karmnataka had sanctioned the improvement scheme for the formation of
layout called “Arkavathi Layout” wherein certain lands which were initially published and
notificd  under  the  preliminary  notification  dated  03/02/2003  bearing
No BDA/COMME/ALAO/MLAY104/2002-03 were thereafler notified for acquisition under
Section IH1) of the BDA Act, 1976 which included the Schedule Property ie Survey
No.15/1 measwring | acre 7 guntas owned by Ramaiah, Amayappa, Muniyapps and

Muniyamma.
X :
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20,

We have perused a4 copy of the nofification dated 14052010 bearing
No. UDDA223MNX/2010 issued by the Under Secretary to Government, Urban Development
Department under Section 48 (1) of the Land Acquisition Act, 1894, wherein the Government
of Kamataka de-notification de-notified the sequisition of certain survey numbers including
survey Mo 15/1 which were initially (in terms of the notification published in the Karnataka
Gazette dated 03/02/2003 bearing No. BDA/COMMRB/ALAQ/LAY104/2002-03 and Final
Notification No.UDD 193 MNX 2004 dated 23/02/2004 under Section 191) of the BDA
Act) notihied for the formation of layout called “Arkavathi Layoul.”

We have perused a copy of the plaint filed in 0.5, No. 9863/2014 before the Court of the City
Civil Judge at Bangalore by Jagadish, Gowramma, Muniraju, Girijamma, Chennamma,
Rajamma, Munirathnamma, Doddanarayanappa, Rajanna, Chandru, Prakash, Muniyappa,
Ramaiah, Nagamma, Venkatesh, Sujatha, Ramesh, Ravi, Jayaramappa, Mariyappa,
Karagamma, Venkatesha, Rathnamma, Muniyamma, WMNarayana, Govinda, Krishna,
Chinnamma and Chandramma against K _Prakash Shetty, Banjara Enclaves Private Limited
represented by its managing director K.Prakash Shetty, B.R.Shetty, B.5.Shetty, and Besto
Infrastructure Banpalore Private Limited for (a) partition and allotment of 1/9% share in
Survey No.14/1 and Survey No. 1571 (b) to declare the sale agreement dated 3001171995
registered a5 document No.6024/95-96 (c) to declare the sale decd dated 30/01/2003
registered a3 document No.11028/2002-03 is not binding on the plaintiffs (d) to declare the
sale deed dated 04/08/2010 registered as document No,2030/2010-11 is not binding on the
plaintiffs,

We have perused a copy of the amended plaint filed in 0.5.No.9883/2014 before the Court of
the City Civil Judge at Bangalore which bears out that Munivenkatappa, Thimmakka,
Venkatesh, Minirathna, Umesh, Munilakshmamma were impleaded as respondents to the said
suit, The said suit is a pending adjudication.

We have perused copies of the RTC extracts for the period 1966-67 to 1980-81 which bears
out the name of Nanjundappa son of Appanna as owner and cccupant of the Schedule
Property. It is pertinent to point out that the said RTC extracts reflects that Schedule Property
has 3 guntas of kharab which was later rectified 0 4 guntas. It is pertinent o further point out
that although Anjanappa was registered as the owner of the Schedule Property in terms of the
Inam order his name has out been updated in the said extract which was later rectified as
detailed below,

We have perused copies of the RTC extracts for the period 1981-1982 to 1985-86, 1986-87 to
1987-88, 1988-89 10 1992-93 which bears out the name of Anjanappa as the owner and
occupant and the names of Venkataramanappa, Ramaiah, Jayanna, Ammavappa, Mariyappa
as the cultivators of the Schedule Property.

We have perused copy of the RTC extract for the period 1993-94 to 1996-97 which bears out
the nome of Anjanappa son of Venkataramanappa as the erstwhile owner and the names of
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Ramaiah as the owner of 7 ¥ guntas, Ammayappa as the owner of 2 4 puntas, Muniyappa as
the owner of 18 ' guntas and Muniyamma as the owner of 18 % puntas vide ITHC No.31/94-
25 in respect to Schedule Property.

We have perused copies of the RTC extracts for the period 1997-98 to 2000-01, 2001-072
which bears out the names of Ramaiah as the owner of 7 % guntas, Ammavappa as the owner
of 2 % guntas, Muniyappa as the owner of 18 % guntas and Muniyamma as the owner of 1%
¥ puntas vide IHC No.31/94-95 and mentioned that an extent of 9 guntas was acquired for
the purposes of Bangalore Mangalore Petrol Pipe and Ministry of Natural Gas and recorded
in MR No.32/99-2000 in respect to Schedule Property,

We have perused a copy of the relinquishment deed 22.12.2014 (registered as document
MN0.3697/14-15) which bears out that B.R.Shetty son of Shambu Shetty relinquished an extent
of 971741 square meters of land and 365.71 square melers of building in the Schedule
Property along with certain adjacent other land parcels bearing Khata No's. 1576/14/1, 14/2,
15/1, 15/2, 3, 4, 5, 1641, 15/2, 16/2, 22/2, 22/1, 61/1, 61/3 measuring 12 acre 32 guntas (557,
368 square feet) in favour of the Commissioner, Bruhat Bengaluru Mahanagara Palike, which
is required for widening of the road from Jakkur Aying club road (gas pipe line road) NH-7 10
Hennur Hoad. The said deed further bears out that B.R.Shetty would receive the development
rights certificate (“IMRC™) for the land surrendered by him, as per the terms and conditions
stipulated in the notification dated 18.01.2005 bearing No.UDD/1 54/BEM/RUPRA2004, We
have not seen a copy of the DRC received by B.R.Shetty, however we have perused a copy of
the sale deed dated 04.02.2016 (registered as document No.4656/15-16) which bears out that
1) B.R.Shetty along with 2) P.N.Srinivas Gowda and Tayappa as confirming parties
conveyed the DRC in favour of Mis Valmark Realty Holdings Private Limited. We note that
the extent relinquished by B.R.Shetty i8 recorded in the sketch attached to the said
relinquishment deed which bears out to be 16,300 square feet.

We have perused a copy of the RTC extract for the period 2002-03 1o 201 5-2016 which bears
out the names of Ramaiah as the owner of 7.08 guntas, Ammayappa as the owner of 2.08
guntas, Munivappa as the owner of 18 % guntas and Munivamma as the owner of 1%.08
guntas all in terms of MR No.26/2003-04 and further reflects the final notification
Government bearing UDD/426/MNI/2011 dated 18.06.2014,

- We have perused copy of the encumbrance certificate issued for the period 01/04/1950 to

31/03/1970, 01041970 to 31/05/1989 and 01/04/2004 to O04/04/2016 bearing out “nil”
encumbrances in respect to the Schedule Property,

We have perused copies of the tippany extract and atlas which bear out the shape ol Larger
Survey Mo, 15.

- We have perused copies of the RR balabhagada Nakalu (RR Pakka book) and hissa tippani

extracts which bears out that Survey No 15, situated at Sriramapura Village, Yalahanka
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30,
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33,

34,

Hohli, Bangalore North Taluk was bifurcated into 4 parts being Survey No 1571, Survey
Mo 1572, Survey No.15/3 and Survey No.15/4.

i, We have perused a copy of the akarband extruct which bears oul the extent of Survey

Mao.15/1 measuring 1 acre 3 guntas and 4 guntas of *A° Kharab.

- We have perused a copy of the endorsement dated 29/05/2002 in No. LRF:CR:41/2002-03

issued by the Special Tahsildar, Bangalore North Sub-division, Bangalore which bears out
there are no applications filed or pending under Form 7{A) under Section 48-A and 77-A of
the Kamataka Land Reforms Act, 1961 (“KLR Aet”) in respect of certain immovahle
properties including Survey No.15/1.

We have perused a copy of the endorsement dated 28/05/2002 in No.L.R.F:[N.AJ:15/2007-
2008 issued by the Deputy Commissioner, Bangalore North Sub-division, Banpalore which
bears out that there are no proceedings initiated or pending under Sections 79 A and B of the
KLE Act in respect to certain immovable properties including Survey No.15/1 measuring |
acre 21 guntas. Jf & pertinent fo note that the extent of Survey No 1 5/1 iy mentioned as | acre
21 puntay instead of | acre 7 gunias,

We have perused a copy of the endorsement dated 29/05/2002 in No.PTCL.CR/35/2002-03
issued by the Assistant Commissioner, Banpalore North Sub-division Taluk, Bangalore
which bears out that there are no proceedings initiated under the provisions of the Karnataka
scheduled Castes and Scheduled Tribes (Prohibition of Transfer of Certain Lands) Act, 1978,
with respect to cerlain immaovable properties including Survey No,15/1.

- We have perused a copy of the endorsement dated 07.06.2016 issued by the Karnataka

Housing Board which bears out that the Srirampura Village is not a part of any of ils
acquisitions till date,

We have perused a copy of the tax-demand register exiract which bears out that B.R. Shetty
was called upon o pay taxes for the period 2014-15,

We have perused a copy of the khata certificate dated (99.10.2014 issued by the Bruhat
Hengaluru Mahanapgara Palike which bears out that the Schedule Property along with certain
other survey numbers totally admeasuring 12 acres 32 guntas was assigned the new khata No,
I61/15T6/15/1,15/2, 1441, 1442, 2242, 16/1, 162 [61/3, 15/5, 15/3, 15/4 & 22/1 and was
registered in the name of B.R. Shetty.

We have perused a copy of the betterment charges paid receipt issued in favour of B.R,
Shetty (dated 06/06/2011) which bears out the payment of Bs.2,07,27435/ with respect to
Khata Mo's.1576/14/1, 14/2, 1511, 15/2, 3, 4, 5, 16/1, 15/2, 162, 2272, 22/1, 61/1, 61/3
mepsuring 12 acre 32 guntas (557, 568 square feet).



35, We have 1ssued public notice dated 21/05/2016 published in the Kennada daily newspaper
Vijays Kamataka and English daily newspaper Times of India calling for objections if any
in relation to certain immovable properties including the Schedule Property. We have
recoived an objechons to the public nolice dated 27052006 from Jagadeesh son of
Venkataramu and Krishna son of Shamanna through their Advocate H Prazanna Kumar
claiming rights over the Schedule Property, We note that their claim 1s pertinent to the suit in
(1.5, No. 988372014 (detailed above) which is a pending adjudication,

36, We have been given fo understand that after deducting the relinguished area, the remaining
extent retained by B.R. Shetty is 32 guntas is proposed to be developed.

37. We have perused a copy of the village map of Srirampura showing the location and shape of
Larger Survey No.15 and note that a “cart road’ passes through larger Survey No. [ 5,

. Encumbrance certificate for the period 04/04/2016 till date.

2. Latest tax-paid receipt for the period 2014-15 and 2015-16,

3. We are of the opinion that B.R Shetty is the owner of a portion of the Schedule
Property subject to the outcome of the suit in 0.5 No.9883,/2014,

4. Bifurcation of Katha is required based on the relinquishment deed dated 22/12/2014..

All that picee and parcel of converted land in Survey No.15/1 measuring 32 guntas out of 1
acre 7 puntas, situated at Snrampura Village, Yelahanka Hobli, Bangalore North Taluk, and
bounded on the:

East by : Land bearing Survey Nol5/5,
West by : Land bearing Survey Nos, 16/ Tand 16/2.
Morth by : Land bearing Survey No.19/3,

South by : Land bearing Survey Nos,15/2 and 15/3.

%
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ANNEXURE-A

| §1. Na.
LIST OF DOCUMENTS
8 Order sheet dated 26/06/1957 in case No. 19/56-57 passed by the Special Amaldar for
Abolition of Inam Land, Bangalore. _
3 Endorsement dated 03/02/1958 issued by the office of the Special Deputy

Commissioner.

3. | Mutation register extract (bearing MR No.16/69-70) issued by the Thasildar,

4. | Genealogical tree of Munivappa son of Venkataramanappa altested by the Village

5, | Genealogical tree of Shamanna son of Venkataramanappa attested by the Village
Accountant.

6. | Genealogical tree of Venkataswamappa son of Venkataramanappa attested by the
VYillage Accountant = _

7. | Genealogical tree of Eamaiah son of Venkataramanappa attested by the Village
Accountant

8 | Genealogical tree of Anjanappa attested by the Village Accountant,

9. | Genealogical tree of Ammuayapppa son of Venkatramanappa attested by the Village |
Accountant. . Y

10. | Genealogical tree of Jayannna son of Venkataramanappa attested by the Village |

| Accountant.

11. | Genealogical tree of Papaiah (brother of Venkataramanappa) attested by the Village
Accountant,

12. | Inheritance certificate {bearing [HC No.31/94-95) issued by the Village Accountant,

13, | Genealogical tree l:r?ﬁﬁddﬂh.’trll}'mﬂppu son of Venkataramanappa attested by Village
Accountant,

14, | Agreement to sell dated 30/11/1995 (registered as document No.6025/95-96) exccuted
by Ramaiah son of late Venkataramanappa and others in favour of K. Prakash Shetty
son of K. Madhava Shetty.

15. | Encumbrance certificate issued for the peried 01/06/1989 to 31/03/2004,
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b the Special Deputy Commissioner, Bangalore District, Bangalore,
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FOREWORD

|. The contents of this title report are confidential. This title repor is being issued for the benefi
of APG Imperial Homes Private Limited. We accept no respensibility or legal liability to any
persan ather then APG Imperial Hommes Private Limited in relation 1o the contents of the title
Fepet.

2. The information in this title report is derived from o review of the photocopics of the
docurments made available to us detailed in Annexure A annexed to this title report and
documents inspected by us at the relevant governinent offices.

3. The title report is limited 1o certifyving the legal right, title and interest of the presenl
owner based on the documents reviewed by us and does not in any way certity the
physical loecation, contiguity, topography and other physical encumbrances on the
Schedule Property (defined below).

4. We have conducted a limited physical scarch in the government or revenue oflices w
verily the title and revenue documents in respect o the Schedule Property.

5, We have not undertaken any formal searches at the various courts of law! tribunals o
determine il there are any litigation's legal proceedings in respect of the Schedule
Property {defined below) or any portion thereol or the present owner as the records are
not completely computerised and have not found any adverse fndings other than whal
i detailed in this tifle report.

6. We have reported only 1o relation to laws of lndia.

7. Except where apparent from the documents, referred to in this title report, we have
assumed that;

a, all documents provided 1o us conform o the originals and are accurate and
complete;

b. where relevant, all documents provided to us were validly awthorised and
exccuted so that they are valid and binding on each party thereto,

¢, apart from the documents made available o us, there are no other relevant
documents or information that would impaet our findings in thiz title report,

d. there is no pending or threatened litigations in respect of the Schedule Property
or any portion thereof,

. The aggregate liability of J Sagar Associates, its pariners, agents and associates or any
of them (“JSA™) for any losses or damapes shall be limited to the extent of fees received
by JSA in refation to this matter, Any obligations that ISA incurs in connection with
this title report shall be governed by the laws of India and the Courts in India shall have
exclusive jurisdiction,

J. Sagar Associates
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Memorandum

We have in this memorandum dealt with the land in Survey No, 15/2 measuring 34 puntas
excluding 2 guntas of kharab, situated at Snrampura Village, Yelahanka Hobli, Bangalore
Marth Taluk, Bangalore Disirict,

Flow ¢

We have perused copies of the RR Balabahagada Nakalu (RR Pakka book) and hissa Uppani
which hears out that Survey No.15, situated at Sriramapura Village, Yalahanka Hobli,
Bangalore North Taluk was bifurcated into 4 parts being Survey No 151, Survey No.15/2,
Survey Mo.15/3 and Survey No.15/4, The said extracts also bears out the name of Appaiah son
of Kenchappa as the owner of Survey No, 15/2 measuring 34 guntas including 2 guntas of karab
land (*Larger Survey No.15/27),

We have perused a copy of the order sheet dated 31/05/1957 passed by the Special Amaldar
Abalition of Inams, Bangalore Distriet in the Case No38/56-57 filed by Abbaiah son of
Kenchappa apainst Munisonappa, Inamdhar, Srrampura which bears oot that Abbaiah was
registered as the ‘permanent tenant” of Larger Survey No 15/2 under Section 5 of the Tnam
Abalition Act. On review of the said order sheet we note that the name of Appaiah is
erroncously recorded as Abbaiah, However all the other records detailed below refers o the
eorrect nome of * Appaah’ instead of * Abbaiah’.

We have perused a copy of the endorsement dated 03/02/1958 issued by the Office of the
Special Deputy Commissioner which bears out that Appaiah son of Kenchappa was registered
as an “occupant” in tenms of the order passed in Case No 38/56-57 in respect of Larger Survey
Mo:1572.

. We have perused a copy of the mutation register extract (bearing MR No.35/6%-T0) attested by
the Village Accountant, Bangalore North Taluk which bears out that the khata ol Larger Survey
MNo.132 was transferred in the name of Appaiah son of Kenchappa in terms of an order passed
in Case No.38/56-57,

. We have perused a copy of an endorsement dated 1 1/06/2002 bearing No. R.K.398/02-03 1ssued
by the Tahsildar, Bangalore North Taluk which bears out that the index of land and record of
rights extracis were destroved in relation to certain immaovable properties including Larger

aurvey No. 1572,

. We have perused a copy of the panchayat parikath dated 10/01/1980 (page No.5) which benrs
out that the children of Kenchappa namely 1) Appanna alias Appaigh and 2) Munishamappa
along with his son Anjanappa partitioned certain joint family properties including the Larger
Survey N 152, in terms the said partition Anjonappa son of Munishamappa was allotted a
portion of Larger Survey No.15/2 measuring 16 guntas (“Hem No.17) along with certain other
immovahle properties. On review of the houndaries of Trem Nao. | detailed in this partition deed
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we note that the southern portion was owned by Appaiah. We also have seen the thumb
impression of Appaiah to this partition deed. Based on the detailed observations we note that
the remaining portion of the Larger Survey No 15/2 measuring 16 puntas (“Ttem No.2™) was
allotted o the share of Appaiah. We had sought for the complete copy ol the said partition deed
and have been given to understand that it is nol available. We have however relied on the below
detailed records which bears out that Item No,2 was owned by the family of Appaiah.

We have perused a copy of the mutation register extract (bearing MR No.43/1995-96) issued
by the Village Accountant, Bangalore North Tahuk which bears out that the khata of Item Mo |
was transferred in the name of Anjanappa in terms of the oral partition deed 17.07.1995. 11 is
pertinent to point out that we have not been provided with a copy of the partition deed dated
1 7.07.1995 for our review and have heen informed that the same was not available, We note
that Anjinappa acquired title to llem Na,1 m terms of the panchayat pankath dared 1O/01/ 1980
and oral pnrlilli:u deed 17.07.1995,

We have perused a copy of the gencalogical tree of Appaiah (also known as Appaivanna)
attested by the Village Accountant, Bangalore North Taluk which bears out that Appaivanna
died leaving behind two children namely Hanumappa and Patallappa. The said Hanumappa
and his wife Anjinamma had six children namely H. Rajeshwari, Shanthamma, H. Anitha, H.
Sharadamma, Chithra and Suchithra. The said Patalappa and his wife Nagarathna had three
children namely P, Manpula, Manu P and Mohan,

We have peruscd a copy of the panchayatl parikath dated 300041995 which bears oul thal the
children of Appaiah namely Hanumappa and Patalappa partitioned [tem MNo.2 along with
certmn other joint Camily properties, i terms of the said partition Hanumappa was allotted half
portion of Iem No.2 (exlent not mentioned} along with certain other immovable properties and
Patalappa was allotted the remaining half portion of Item Mo.2 (extent not mentioned) along
with certain immovable properties.

We have perused a copy of the inheritance certificate extract (bearing [HC No 27/1995-94)
attested by the Village Accountant, Bangalore North Taluk which bears out that after the death
of Appaiah the khata of Item No.2 along with certain other immovable properties was
transferred jointly in the names of Hanumappa and Patalappa.

We have perused a copy of the agreement to sell dated 217102002 {registered as document
Mo, 608502-03) which bears out that 1) Hanumappa son of late Appaiyvanna alins Appaiah ass
the Karta of his Hindu Undivided Family consisting of himself, his wife Anjinamma and his
children H. Anitha, Shardhamma snd his minor children namely Chatra, Suchitra and TL
Rajeshwari, 2) Patallappa son ol lale Appaiyanna as the Karta of his Hindu Undivided Family
consisting of himself, his wife Nagarathna along with his minor children P, Manjula, I, Mamu,
P. Mohan ("Hanumappa and his Family Members™) agreed to convey liem No.2 in favour
of Trishul Developers, a partnership firm represented by its partner K. Prakash Shetty
("Trishul Developers™). The registration of the said agreement is borne out in the
encumbrance certificate issued for the penod 0106/ 1989 w 31032004,
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13,

14.

15,

6.

18.

. We have perused a copy of the penealogical tree of Anjanappa attested by the Village

Accountant, Bangalore North Taluk which bears out that Anjanappa and his wife, Akkayamma
had four children namely, A. Rathna, Ambarish, A, Shobha and Pavan Kumar,

We have perused a copy of the unregistered apreement to sell dated 15/072001 which bears
out thal Anjanappa son of late Munishamappa along with his wife, Akkayamma and children,
namely A, Rathna, Ambarish, A, Shobha, Pavan Kumar, minor represented by his father and
natural guardian, Anjanappa (*Anjanappa and his Family Members™) agreed to convey [tem
Mol in vour of Trshul Developers, a partnership firm represented by s partner, K. Prakash
shetty (*Trishul Developers™).

We have perused a copy of the general power of attorney dated 09082001 {registered as
document No. 73/01-02) which bears oul that Anjanappa and lus Family Members appoimted
K. Prakash Shetty az their power of attorney holder to sell Iem Ne.l and (o do all other
necessary acts with respect to tem Mo, 1.

We have perused a copy of the conversion certificate dated 17/08/2002 bearing
No ALN.SR.NA)LZE2002-03 issued by the Special Deputy Commissioner, Bangalore
Distriet, Bangalore which bears out that ltem No, 1 was converted from agricultural nse 1o non-
apriculiuml residential use,

We have perused a copy of the mulation register extract in ME Mo 48/2003-2004 issucd by the
Village Accountant, bears oui the conversion wide official memomndum  beanng
No ALMN.SE.(NAJ2BN2-03 with respect to Item No. 1.

.We have perused n copy of the conversion certificate  dated 17/08/2002 hn:m'ing

No ALN.SR.(NA)29/2002-03 issued by the Special Deputy Commissioner. Bangalore
District, Banpgalore which bears out that Ttem No.2 was converted from agricultural use to non-
agriculiural residential use.

We have perused a copy of the pencral power of attornev dated |%08/2002 registered as
document No 34872002-03 which bears out that B.R.Shetty son of late Shambu Shetty
empowered and authorised his brother B.5.Shetty to sell purchase and 1o do all necessary acts
and deeds in respect of the properties wentified by him.

. We have perused a copy of the sale deed dated 3IW012003 (registered as document

MNo L 1037/02-03) which bears out that Anjanappa and his Family Members all represented by
their altorney K. Prakash Shetty along with Trishul Developers as “Confirming Party " and K.
Prakash Shetty as “Confirming Party 11" conveyed [tem No.l in favour of B, K. Shetty
represented by his attomey, B. 5. Sheity. The regisiration of the sale deed is borne out in the
encumbrance certificate issued for the pernod O1/06/1989 to 1 0/03/2003,

)
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20, We have perused a copy of the general power of attorney dated 21/10/2002 (registered as

21,

23.

24,

25,

26,

document No. | 57/02-03) which bears out that Hanumappa and his Family Members appointed
K. Prakash Shetty as their power of sttormey holder o sell and to do all other necessary aciy
with respect to Item No.2.

We have perused a copy of the sale deed dated 30.001.2003 (registered as document
No.11032/02-03) which bears out that Hanumappa and his Family Members all represented by
their power of altomey holder K. Prakash Shetty along with Trishul Developers as *Confinming
Party I" and K. Prakash Shetty as *Contirming Party II' and conveyed Item No.2 in favour of
B. R. Shetty represented by his attorney, B. 8, Shetty. The registration of the sale deed 18 borme
out in the encumbrance certificale issued for the period 01706/ T28% to 31703/2004,

_We have perused copies of the R'TC extracts lor the period 1966-07 to 1970-71, 1971-72 10

1976-1977 which bears out that Appaizh son of Kenchappa was registered as the ewner in
respect to Larger Survey No. 15/,

We have perused copy of the RTC extract for the period 1977-78 to 1980-81, 1981-1982
1985-1986 which bears oul that Appasah was registered as the owner in terms of ME No.1/68-
69 and Munishamappa as the owner in respeet to Larger Survey No, 1572,

We have perused & copy of the endorsement dated 14.12. 2016 issued by the Thasildar, which
bears out the non-availability of the mutation register bearing ME No 1/68-69,

We have perused copies of the RTC extracts for the penod 1986-87 1o 1987-88, | 988-1989 o
1992-93 which bears out that Appaiah wasg registered as the owner in terms of MR No. 1/68-69
and Munishamappa as the owner of 17 puntas in respect to Larger Survey No. 15/2.

We have perused copy of the RTC extract for the period 1993-94 {0 1996-97 which bears out
the name of Appaiah as the erstwhile owner in terms of MR No, 1/68-69, Munishamappa as the
owner of 17 puntas and the names of Hanumappa and Patalappa as the owners of 16 guntas in
terms of ITHC 27/95-9%6 and Anjanappa as the owner of 16 guntas in terms of MR No43/95-96
in respect to the Larger Survey No 15/2,

. We have perused copies of the RTC extracts for the period 1997-98 to 2000-01, 2001-2002

which bears out the names of Hanumappa and Patalappa as the owners of 16 guntas in terms
of THC 27/95-96 and Anjanappa as the owner of 16 puntas in terms of MR No.43/95-96 in
respect to the Larger Survey No. 152,

- We have perused a copy of the Final Notilication dated 23022004 bearing No. UDD 193 MNX

2004 Bangalore which was published in the Karnataka Gazette bears oul that loyout called

“Arkavathi Layout” wherein certain lands which were initially published and notified under

the preliminary notification dated 03/02/2003 bearing
No. BDA/COMMEBE/ALAODMLAWT04/2002-03 were therealler notihed for acquisition under

-
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29.

30,

31,

33,

14,

35,

Section 19(1) of the BDA Aet, 1976 which included the Larger Survey No.15/2 Le.., Survey
No 1532 measuring 54 guntas owned by Hanumappa, Patallappa and Anjanappa

We have perused a copy of the notification dated [4/05/2010 bearing No. UDIDV223/MNX 2010
ssued by the Under Secretary to Government, Urban Development Department under Section
48 {1} of the Land Acquisition Act, 1894, wherein the Government of Karnataka de-noti fied
the acquisition of certain survey numbers including Survey No.13/2 which were initially in
terms of the notification published in the Kamataka Gazette dated 03/0272003 bearing
No.BDA/COMMEB/ALAG/LAS104/2002-03 and Final Notification No.LIDD 193 MNX 2004
dated 23/02/2004 under Section 19(1) of the BDA Act notified for the formation of layont
called “Arkavathi Layout.”

We have perused copies of the RTC extracts for the period 2001-02 to 2015-2016 which bears
out the names of Hanumappa and Patalappa as the owners of 16 guntas in terms of THC 27/05-
%6 and Anjanappa son Munishamappa as the owner of 16 guntas in terms of ME No.48/2003-
(4 as the owners of Larger Survey No.15/2, The said extracts also refers 10 a government order
bearing No.UDD 426 MNJ 2011 dated 18.06.2014. We have perused a copy of the order
bearing No.UDD 426 MNJ 2011 dated 18.06.2014 which does not bear out any reference to
the Schedule Property.

We have perused copy of the encumbrance cerificate issued for the period 01/04/1950-
SNO3/1989, 01/0472004 10 04/04/2016 bearing oul “nil’ encumbrances in respect to Larger
Survey No.15/2 and Schedule Property.

- We have perused a copy of the akarband extract which bears out the total extent of Larger

Survey No.15/2 as 32 guntas | gunta of *A’ Kharab and | gunta of *B* Kharab land.

We have perused a copy of the endorsement dated 23/10/2000 in No. LRF:CR:137/2000-01
issued by the Special Tahsildar, Bangalore North Sub-division, Bangalore which bears out
there are no applications filed or pending under Form 7(A) under Section 48-A and 77-A of
the Kamataka Land Reforms Aet, 1961 (“KLR Act™ in respect of certain immovable
properties including Survey No.15/2,

We have perused a copy of the endorsement dated 28052002 in No.L.R.F:[N.A]:15/2007-
2008 issued by the Deputy Commissioner, Bangalore North Sub-division, Bangalore which
bears out that there are no proceedings initiated or pending under Sections 79 A and B of the
KLR Act in respect to certain immovable properties including Survey Mo, 15/2.

We have perused a copy of the endorsement dated 29/05/2002 in No PTCL.CR/35/2002-03
issued by the Assistant Commissioner, Bangalore North Sub-division Taluk, Bangalore which
bears out that there are no proceedings initiated under the provisions of the Karnataka
Scheduled Castes and Scheduled Tribes (Prohibition of Transfer of Certuin Lands) Act, 1978,
with respect to certain immovable properties including Survey No.15/2.
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36,

37,

38,

39,

40,

4],

42,

43.

We have perused a copy of the endorsement dated 7.06.201 6 issued by the Karmataka Housing
Board which bears out that the Srirampura Village is not a part of any of its acquisitions 1l
dnte.

We have perused a copy of the tux-demand register extract which bears out that B.R, Shetry
was called upon to pay taxes for the period 2014-15,

We have perused a copy of the khata certificate dated 09,10.2014 issued by the Bruhat
Bengalury Mahanagara Palike which bears out that the Schedule Property along with certain
other survey numbers totally admensuring 12 acres 32 guntas was assigned the new khata No,
I6NI5TOAIS/LL15/2, 14/1, 1442, 222, 1641, 1672 O3, 1545, 15/3, 15/ & 221 and was
registered in the name of B.R. Sheuty,

We have perused a copy of the betterment charges paid receipt issued in favour of B.R. Sheity
(duted 06/06/2011) which bears out the payment of Rs.2,07,27.435/- with respect to Khata
No's.|576/14/1, 14/2, 15/1, 15/2, 3, 4, §, 16/1, 15/2, 16/2, 2212, 22/1, 61/1, 61/3 measuring 12
acre 32 puntas (337, 568 square feet),

We have issued public notice dated 21/05/2016 published in the Kannada daily NEWspaper
Vijaya Karnataka and the English daily Times of India calling for abjections if any in relation
to certain immovable properies including the Schedule Property, We have not received any
abjections to the aforesaid public notices as on date.

We huve perused a copy of the atlas which bears out the shape of Survey No, 15/2,

We have perused a copy of the village map of Srirampura showing the location and shape of
larger Survey No.15 and note that a *cart road” passes through Larger Survey No, 15,

We have been given to undetstand that an extent of 23,12 guntas which is available for
development.

1. Encumbrance certificate for the period 04/04/2016 till date.
2. Latest tax-paid receipt for the period 2014-15 and 2015-16,
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Certilicate

Based on the documents reviewed by us we are of the opinion that B. K. Shetty son of Late
Shambu Shetty is the absolute owner of the Schedule Property and has valid and marketable
title wath respect to the Schedule Property subject to the observations detailed above.

1 Mciuws

Bangalore

Schedule

All that piece and parcel of converted land in Survey No.1 52 measuring 23.12 puntas out of
32 guntas, situated at Srirampura Village. Yelahanka Hobli, Bangalore North Taluk, and
bounded on the:

East by : Land bearing Survey No.15/3
West by : Land bearing Survey No.61/1 and 6]/3
Marih by : Land bearing Survey Ma.] 5/1

South by : Land bearing Survey No9/1

ltem No.| — Northern portion

All that piece and parcel of converted land being the northern portion of Survey No 152
measurmg 16 guntas. situated at Snrampum Village, Yelahanka Hobli, Bangalore North Taluk,
and bounded on the:

Easi by » Land beaning Survey No 1573,

West by : Land bearing Survey Mo.61/1.

Maorth by : Land bearing Survey No.15/1.

south by s Southemn portion of land bearing Survey Mo, 152 of Hanumappa amd
Patallappa.

[tem No,2 — Southem Portion
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All that piece and parcel of converted land being the Southern portion of Survey No. 1572
measuring 16 guntas, situated at Srirsmpura Village, Yelahanka Hobli, Bangalore North Taluk,
nnd hounded on the:

East by : Land bearing Survey No.133.
West by : Land bearing Survey Mo.61/1 and 61/3
Maorth by - Northern portion of land bearing Survey No.15/2 of Anjanappa.
South by : Land bearing Survey No 901,
ANNEXURE-A
"SI No. “LIST OF DOCUMENTS
¥ RR Balabahagada Nakalu (RR Pakka book) and hissa tippani
2 Crrder sheet dated 31051957 passed by the Special Amaldar Abolition of Inams,
Bangalore District in case filed by Abbaiah,
¥ Endorsement dated 03/02/1958 issued by the Office af the Special Deputy |
Commissioner, Bangalore
4, Mutation register extract (hearnng MR No. 35/69-70).
5. Endorsement dated 11/06/2002 beanng No.R.K. ID8A2AT issued b:r “the
| Tahsildar, Bangalore North Taluk. y | —
&, Panchayal parikath dated 10/01/1980
7. Mutation register extract (bearing MR No.43/1995-06)
8. Cienealogical tree of Appaiah (also known as Appaiyanna) attested by the Village
Accountan!
9, | Panchayat parikath dated 30/04/1995 executed between the children of Appaiah

| namely, Hanumappa and Patalappa in respect (o Survey No.15/2.

11, Inhertance certificate extract (hearing [THC No 27/ 19495-96)

i1, | Agreement to sell dated 21/ 1072002 (registered as document No. 6685/02-03), Its
registration is bormme out in the encumbrance certificate issued for the period
0106/ 1989 1o 31/03,2004.

2. | Genealogical tree of Anjanappa attested by the Village Accountant

13. | Unregistered agreement to sell dated 15/07/2001

14, | General power of attorney dated 09/08/2001 (repistered as document No. 73/01-
(2}

15, | Conversion certificate dated 17/08/2002 hEEJ‘lI:'I.!i No ALN.SR.(NA).Z82002-03

16, | Mutation register extract in MR No 48/2(003-2004

17. | Conversion cerlificate dated 17/08/2002 bearing No ALNSR.ANA).29/2002-03
1ssued by the Special Deputy Commissioner, Bangalore District, Bangalore.

18. | General power of attomey dated 19082002 registered as document
No 3482002-03 executed by B.R.Shelty in favour of B.5 Shetty.

19. sile deed dated 3012003 registered as document No, LLO3T02-03 executed by
Anjanappa and his Family Members all represented by their attorney K. Prakash
Shetty in favour of B, R. Shetly represented by his attorney, B. 8. Shenty.

20. | General power of attorney dated 21/10F2002 (registered as document No. 157/02-
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21. | Sale deed dated 30.01.2003 (registered as document No. 1 1032/02-03) executed
by Hanumappsa and his Family Members in favour of B. R, Shetty represented by
his attorney. B. 8. Shetly in respect to the Schedule Property.

22, | Agreement to sell dated 217102002 (registered as document No.6685 /02-03)
executed between Hanumappa and his family members in favour of Trishul

= Developers. :

23. | RTC extracts for the period 1966-67 to 1970-71, 1971-72 to 1976-1977,

24, | RTC extract for the period 1977-78 1 1980-81, 1981-1982 to 1985-1986 o

25, Endorsement dated 14.12.2016 issued by the Thasildar.

26. | RTC extraets for the period 1986-87 to 1987-88, 1988-198Y o 1992-93

27 | RTC extract for the period 1993-94 10 1996-497

28, | RTC extraets for the period 19497-98 to 200001, 2001 -2002

29. | Final Notification dated 23/02/2004 bearing No. LJDD 193 MNX 2004 Bangalore
which was published in the Karnataka Gazetie in respect to the Schedule
Property.

30, | Notification dated 140052010 bearing No, UDIV223/MNX2010 issued by the
Under Secretary to Government, Urban Deuelnpmem Department under Section
4% (1) of the Land Acquisition Act, 1894, in respect (0 the Schedule Property.

i1, RTC extract for the penod 200 - 02 to 2015-2016

32, | Notification dated 18.06.2014 (bearing No. UDDV426MNIZ01 1)

33, Encumbrance certificate issued for the period 0010471 950-30003/ 19584,
01042004 1o 04/04/2016. .

34, | Kamataka Revision Settlement Akarband, |

35, | RR Balabhaga extract issued in Fegﬁéi:i_iﬁlnrber Survey No.15/2, I

36 Endorsement dated 23102000 in No. LRF:CR:A3772000-01 issued by the

| Special Tahsildar, Bangalore North Sub-division, Bangalore.

37 Endorsement dated 28/05/2002 in No.LRF [T'-[ A]:15/2007-2008 issued by the

Ly L | Deputy Commissioner, Bangalore North Sub-division, Bangalore,

38. Endorsement dated 294052002 in No PTCL.CR/3572002-03 issued bv the
Asgistant Commissioner, Banpalore North Sub-division Taluk, Bangalore

39. | Endorsement dated 07.06.2016 issued by the | H.ﬂ.rnuml-:.a Housing Board

40. | Tax-demand regisier extraci .

41. | Khata certificate dated 09.10.2014

42, | Betterment charges paid receipt B

43. | Allas,

44. | Public notice dated 21/05/2016 published in the Kannada daily newspaper
Wijava Karnataka and Times of India

45. | Village map of Srirampura
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 FOREWORD

Thae conlenls of this tile report e conlidental, This atle repiar 15 betng 1ssued for the
benefit of APG Imperial Homes Private Limited. We accept no responsibility or legal
linhilily 1o #ny person other than APG Imperial Homes Private Limited  in relation to
the contents of the title report.

The information in this title report is derived from a review of the pholocopies of the
docurmnents made available to us detailed in Annexure A annexed to this title report and
documents inspected by us at the relevant government offices,

The title report is limited to certifying the legal right, title and interest of the present
owner based on the documenis reviewed by us and does not in any way certify the
physical location, contiguity, topography and other physical encumbrances on the
Schedule Property (defined below).

We have conducted a limited physical search in the government or revenue offices o
verify the title and revenue documents in respect Lo the Schedule Property.

We have not undertaken any formal searches at the varions courts of law! tribunals to
determine il there arg any litigation/'s legal proceedings in respect of the Schedule
Property {defined below) or any portion thereof or the present owner as the records are
not completely computerised and have not found any adverse findings other than what
15 detarled in this title report,

We have reported only in relation to laws of India

Execept where apparent from the documents, referred to in this title report, we have
assumed that:
a. all documents provided to us conform o the originals and are accurate and
complete;
b. where relevant, all documents provided to us were validly authorised and
excouted so that they are valid and binding on each party thereto,
c. aparl from the documents made available to us, there are no other relevant
documents or information that would impacl our indings in this title report,
d. There are no pending or threatened litigations in respect of the Schedule
Property or any portion thereof,
The aggregate liability of J Sagar Associates, ils partners, agents and associates or any
of them (“FSA") for any losses or damages shall be limited to the extent of fees received
by JSA in relation to this matter. Any obligations that JSA incurs in connection with
this title report shall be governed by the laws of India and the Courts in India shall have
exclusive jurisdiction.

J. Sagar Associates



MEMORANDLM

We have in this memorandum deall with the land in Survey Wo, 15/3 measuning 30 guntas and
Survey Mo.15/4 measuring 34 guntas, situated al Sriramapura Village, Yalahanka Hohli,
Bangalore North Taluk, Bangalore District.

Flow of title:

Fd

We have perused a copy of the RR Balabahagada Nakalu (RR Pakka book) and hissa
tppani which bears out that Survey No. 15, situsted at Srramapura Village, Yalahanka
Hobli, Bangatore North Taluk was hifurcated into 4 parts being Survey No.15/1, Survey
Mo 15/2, Survey No.15/3 and Survey No.15/4, The said extracts also bears out the name
of Marappa as the owner of Survey No.15/3 and the name of Appaiah as the owner of

Survey No, 15/4.

We have perused o copy of the gift deed dated 29.05.1952 (registered ns document
No.1465/52-53) which bears out that Appaiah son of Puttanna gifted Survey Mo, 15/4
measuring 33 puntas, situated at Srramapura Village, Yalahanka Hobli, Bangalore
North Taluk, Bangalore District in favour of his daughter Honnamma wife of Byrappa,
The registration of the said gift deed is bome oul in the encumbrance certificate for the
period O01.04.1951 to 31.05.1989. The said gift deed further bears out that Appaiah
created a life estate in favour of Honnamma and the said extent will be devolved to her
male children (if born) afier his death.

We have perused a copy of the RTC extracts for the period 1966-67 to [980-81 which
bears out the name of Appaiah son of Puttanna as the owner of Survey No. |54
measuring 34 guntas including 1 gunta of kharab, situated at Sriramapura Village,
Yalahanka Hobli, Bangalore North Taluk, Bangalore District (“Survey No.15/4™),

We have perused a copy of the Inam order dated 26,05,1959 (case No.6/56-57) passed
by the Special Amaldar which bears out that Honnamma wife of Byrappa was registered
as Permanent Tenant of Survey MNa.15/4,

We have perused a copy of the Inam endorsement and Register VITI extract which bears
out the name of Honnamma wife of Byrappa as the owner of Survey No.15/4 in terms
of the Inam order (detailed above).

We have perused a copy of the Inam order dated 31.05.1957 (case number not legible)
passed by the Special Amaldar for Abolition of Inams, which bears oul that Marappa
was registered as Permanent Tenant of Survey No. 15/3 measuring 30 guntas (including
1 gunta kharab), situated at Sriramapura Village, Yalahanka Hobli, Bangalore North
Taluk, Bangalore District (“Survey No.15/3™),

b
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We have perused a copy of the Inam endorsement and Register V11 extraet which bears
vul the name of Marappa as the owner of Survey No, 153 i terms of the Inam order
{detailed above).

We have perused a copy of the mutation register extract (bearing MR No 37/69-70)
which bears out that the khata of Survey Mo, 15/3 was transferred and registered in the

name of Marappa,

We have perused a copy of the RTC extracts for the period 1 9268-69 to 1992-93 which
bears out the name of Marappa as the owner of Survey Mo, 15/3.

We have perused a copy of the sale deed dated 15.04.1958 (registered as document
Mo 262/58-59) which bears oul that Marappa and his minor son Nanjappa represented
by his father and natural puardian Marappa conveyed Survey No.1572 in favour of
Honnammea wife of Byrappa. The registration of the said sale deed is bome oul in the
encumbrance certificate for the period 01.04.1951 10 31.05.19809.

survey No.15/4 and Survey No. 153 owned by Honnamma wife of Byrappa are togéther

called as the “Schedule Property™

I1.

13.

14,

15.

We have perused a copy of the gencalogical tree of Byrappa attested by the Village
Accountant which bears out that Byrappa and his wife Honamma died leaving behind
their only son Hamumanthappa, The said Hanumanthappa and his wife Lakshmamma
had four children Bhagyamma, Aruna, Amaranarayana and Akkayamma.

. We have perused a copy of the inheritance certificate extract (bearing THC No B/84-85)

which bears cut that afler the death of Honnamma the khata of the Schedule Property
was transferred and registered in the name of her son Hanumanthappa.

We have perused a copy of the RTC extract for the period 1993-94 to 201 5-16 which
bears out the name of Hanumanthappa as the owner of Survey Mo. 1573 in terms of [HC
No.8/84-B5. The said extract also  records the notification bearing
No UDIVI2ZI/MNX/010 (which 1s detaled below) and the conversion details.

We have perused a copy of the RTC extracts for the period 1981-82 to 2015-16 which
bears out the name of Hanumanthappa as the owner of Survey No.15/4 in terms of [HC
MNo.B/84-B5, The said extracts alse  records  notification  bearing
Mo UDDA2IMNI2010 (which 1z detailed below) and the conversion details,

We have perused a copy of the agreement to sell dated 16.01.1994 (registered as
document No.1373/96-97) which bears out that Hanumanthappa, his wife
Lakshmamma and his children namely Bhagyamma, Aruna, Amaranarayana and
Akkayamma agreed to convey the Schedule Property in favour of B.S.Shetty son of

g



16,

17

18.

1.

20.

21.

Shambu Shetty. The registration of the smid agreement to sell iz bormne out in the
encumbrance certificate for the period 01 061989 to 05,1 1.2001,

We have perused a copy of the general power of attorney dated 16.01.1996 (repistered
as document Mo 1019/95-96) which bears out that Hanumanthappa his wife
Lakshmamma and his children namely Bhagyamma, Amna, Amaranarayana and
Akkayamma authorised and appointed Ms Banjara Enclaves Private Limited
represented by its Managing Direcior K. Prakash Sheity as their power of attorney
holder 1 develop, construct building, to scll the Schedule Property and all other
pertinent acts.

We have perused a copy of the conversion certificate dated 17.08.2002 {bearing No.
ALN:SR{NAMS2002-03) issued by the Special Deputy Commissioner which bears out
that the Survey No.15/4 was converted from agricultural to non-agricultural residential
use, We also note that 1 gunta of A Kharab was also converted on payment of requisite
fee, The factum of the conversion status is recorded in MR No.39/03-04.

We have perused a copy of the conversion certificate dated 17.08.2002 (bearing No.
ALM:SR{NA)24/2002-03) issued by the Special Deputy Commissioner which bears out
that the Survey No.15/3 was converted from agricultural to non-agricultural residential
use, We also note that 1 gunta of A Kharab was converted on payment of requisite fee

We have perused a copy of the general power of altorney 19.08.2002 (registered as
document No 348/02-03) which bears out that B.R.Shelty appointed his brother B.S
shetty as his power of attorney holder to purchase properties and to do all other such
necessary acts and deeds,

We have perused a copy of the sale deed dated 30.01.2003 (registered as document
Mo 1102%/02-03) which bears out that 1) Hanumanthappa, his wife Lakshmamma and
his children namely Bhagyamma, Aruna, Amaranarayana and Akkayamma represented
by M/s Banjara Enclaves Private Limited as their power of attorney holder along with
1) B.S.Shetty and 3) M/s Banjara Enclaves Private Limited as confirming parties
conveyed the Schedule Property in favour of B.R.Shetty son of Shambu Shetty
represented by his power of atlorney holder B_S Shetty, The registration of the said sale
deed is borne oul in the encumbrance certificate for the period 05.11.2001 to
10.03.2003.

We have perused a copy of the Final Notification (bearing No. UDD 193 MNX 2004)
Bangalore, dated 23-02-2004 published in the Kamataka Gazette which bears oul that
the Government of Kamataka had sanctioned an improvement scheme for the formation
of layout called “Arkavathi Layout” wherein certain lands including the Schedule
Property (which were initially published and notified to be acquired under the
preliminary notification dated 03/0272003 bearing
No. BDA/COMMB/ALAOMLAYT04/2002-03) were notified for acquisition under
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23,

24,

25

&

28,

29.

section 19(1) of the BDA Act, 1976 for the formation of the Arkavathi Layout, The
sadd notification was de-notified by the povernment in terms of a subseqguent
notification dated 14.05.2010 (detailed below),

We have perused a copy of the notification dated 14-05-2010 (bearing
No UDDV223/MNX2010) issued by the Under Secretary to the Government, Urban
Development Diepartment under Scetion 48 (1) of the Land Acquisition Act, 1894,
wherein the Government of Karnataka de-notified the acquisition of certain survey
mimbers including the Schedule Property which were in terms of the preliminary
notification dated 03/02/2003 and Final Motification dated 23/02/2004 (detailed above)
notified for the formation of “Arkavathi Layout.™

We have perused a copy of the Karnataka Revision Setilement Akarband which bears
out the extent of Survey Mo, 15/4 as 33 guntas and 1 gunta of *A" kharab and the extent
of Survey No.15/3 as 29 guntas and | gunta of “A° kharab.

We have perused a copy of the encumbrance certificate for the period 01.04.1951 to
31051989, 01,06, 1989 to 31.03.2004 rcflccts the transactions mentioned above and
from 01.04.2004 0 04.04.201 6 which bears out nil encumbrances with respect to the
Schedule Property,

We have perused a copy of the endorsement dated 11,06, 2002 (bearing No F_K. 398/02-
03) issued by the Thasildar which bears oul the non-availability of the index of land
and record of rights exteact with respect to the Schedule Property.

. We have perused a copy of the endorsement dated 29.05.2002 (bearing No.35/02-03)

1ssued by the Assistant Commissioner which bears outl that there are no claims
registered under the PTCL Act with respect to the Schedule Property,

We have perused a copy of the endorsement dated 28.05 2002 (bearing No.15/02-03)
issucd by the Assistant Commissioner which bears out that there are no claims
registered under sections 79A B of the Karnataka Land Reforms Act, 1961 with respect

to the Schedule Property.

We have perused a copy of the endorsement dated 9.05.2002 (bearing No.41/02-03)
issued by the Thasildar which bears out that there are no tenancy claims registered
under section 48 (form No.7) with respect to the Schedule Property.

We have perused a capy of the endarsement dated 07.06.2016 issucd by the Kamataka
Housing Board which bears out that the Srivampura Village is not a part of any of its

acquisitions till date.



0, We have perused a copy of the khata certificate dated 09, 10,2014 issued by the Bruhat
Bengaluru Mahanagara Palike which bears out thal the Schedule Property along with
certain other survey numbers totally admeasuring 12 acres 32 guntass wag assipned the
new khata No. 361/1576/1 501, 15/2, 1471, 142, 2242, 1671, 16/2 6173, 15/5, 1543, 15/4
& 22/1 and was registered in the name of B.R. Shetiy,

31. We have perused a copy of the betierment charges paid receipt issued in favour of B.R.
Shetty (dated 06/06/2011) which bears out the payment of Rs.2,0727435/- with

respect to Khata No™s, 1576/14/1, 14/2, 15/1, 15/2, 3. 4, 5, 16/1, 15/2, 162, 22/2, 2241,
61/1, 61/3 measuring 12 acre 32 puntas (557, 568 square feet),

T2 We have pemsed a copy of the atlas which bears out the shape of Survey No 15

33. We have issued public notice dated 21/05/2016 published in the Kannada daily
newspaper Vijaya Kamataka and an English daily Times of India calling for objections
iFany in relation to cerlain immovable properties including the Schedule Property, We
have not received any registered objections to the aforesaid public notices as on date.

34. We have perused a copy of the village map which bears out the location of Survey
Mo, 15 in Stirampura Village. We also note that a kaludan passes through Survey No. 1 5.
Wi supgest a survey be condueted 1o ensure that it doezs not affect the Schedule

Praperty,

QBSERVATIONS:

|. Latest tax-paid receipts.
2, Encumbrance certificate for the period 05.04.2016 till date.

Based on the documents reviewed by us and subject to the observations detailed in the report
we hereby certify that B.R Shetty is the absolute owner of having valid and marketable title to
the Schedule Property,

Bimgﬂlur:



1, All that piece and parcel of the land beaning Survey No.153 measunng 30 puntas,
attuated at Sriramapura Village, Yalahanka Hobli, Bangalore North Taluk, Bangalore
[strict and bounded on;

East by : Land bearing Sy Mo, 15/4.

West by : Land bearing Sy No.15/2.

Morth by : Land bearing Sy No.15/1 and 15/5.
South by : Land bearing Sy No.9/1.

2. All that piece and parcel of the land beanng Survey No. 154 measuring 34 guntas,
situated at Sriramapura Village, Yalahanka Hobli, Bangalore North Taluk, Bangalore

Distriet and bounded on:
East hy : Land bearing Sy No.14/2 and 143,
West by : Land bearing Sy No.15/3.
MNorth by ; Land bearing Sy No. 15/5,

South by : Land bearing Sy No.%/1.

ANNEXTURE-A
| Sl No. List of documents reviewed

1. | RE Pakka book and hissa tippani

2, | Gifi decd dated 29.05.1952 (registered as document Mo. 1465/52-53) exccuted by'
Appaiah son of Puttanna in favour of his daughier Honnamma wife of Byrappa.
RTC extracts for the period 1966-67 to 1980-81 of Survey No.15/4

4, | Inam order dated 26.05.195%9 (case number not legible) passed by the Special
Amaldar,

5. | Inam endorsement and Register VIII extract.

6. | Inam order dated 31.05.1957 (case number not legible) passed by the Special |
Amaldar for Abolition of Inams.

7. | Inam endorsement and Register VIIT extract.

8. | Mutation register extract (bearing MR No.37/6%-70),

0. | RTC extracts for the period 1968-69 to 1992-93 of Survey Nao.15/3,

10. | Sale deed dated 15.04.1958 (registered as document No_262/58-59) executed by
Marappa and his minor son Nanjappa in favour of Honnamma wile of Byrappa,

11, | Genealogical tree of Byrappa attested by the Village Accountant.

12, | Inheritance certificate extract (bearing THC No. 8/84-85).

13. | RTC extract for the period 1993-9%4 to 2015-16 of Survey No. 153

CB( :




14, | RTC extracts for the period 1981-82 to 2015-16 of Survey No.15/4

15, | Agreement to sell dated 16,00, 1996 {registered as document No, 1573/96-07T)} i
exccuted by Hanumanthappa his wife Lakshmamma and his children namely
Bhagyamma, Arna, Amaranarayang and Akkayamma in favour of B.5 Shetty
son of Shambu Shetty,

16. | General power of attomey dated 16.01.19%6 (registered as document
Mo 101995-96) executed by Hanumanthappa his wife Lakshmamma and his
children namely Bhagyamma, Aruna, Amaranarayana and Akkayamma in favour
of Ms Banjara Enclaves Private Limited represented by its Managing Director

| K.Prakash Sheity.

7. | Conversion cerlificate dated | 7.08.2002 (bearing No, ALN:SR{NAMS2002-03)

| issued by the Special Deputy Commissioner,

18. | Mulation register extract (hearing MR No.39/03-04)

19, | Conversion cerlificate dated 17.08.2002 (beuring No. ALN:SR{NA)24/2002-03)
issued by the Special Deputy Commissioner, iy sl

20, | General power of attomey 19.08.2002 (registered as document No 348/02-03)

21. | Sale deed dated 30.01.2003 (registered as document No.11029/02-03) exccuted
by Hanumanthappa his wife Lakshmanima and his children namely Bhagyvamima,
Armnn, Amaranaravana and Akkayamma along with B.5 Shetty and Mds Banjara

| Enclaves Private Limited in favour of B.R. Shetty.

22, | Final Notification (bearing No, UDD 193 MNX 2004) Bangalore, dated 23-02-
2004

23, | Notification dated 14-05-2010 {bearing No DD 223/MNX2010)

24, | Kamataka Revision Settlement Akarband.

25. | Encumbrance certificate for the period 01.04.1951 to 31.05.1949, 01.06.1 080 1o
31.03,2004and from 01.04.2004 to (4,04.201 6.

26. | Endorzement dated 11.06.2002 issued by the Thasildar.

27. | Endorsement dated 29.05.2002 (bearing No.35/02-03) issucd by the Assistant
Commissioner, )

28, | Endorsement dated 28.05.2002 (bearing Mo.15/02-03) issued by the Assistant
Commissioner,

29. | Endorsement dated 9.05.2002 (bearing No.41/02-03) issued by the Thasildar.

30, | endorsement dated 07.06.2016 issued by the Karnataka liﬁuﬂng Board

31, | khata certificate dated 09.10,2014 issued by the Bruhat Bengaluru Mahanagara
Palike

32. | Betterment charpges paid receipt issued with respect to the Schedule Property,

33. | Atlas. =

34, | Public notice dated 21/05/2016 published in the Kannada daily newspaper Vijaya
Karnataka and Times of India

35, | Village map of Srirampura
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The contents of this title report are confidential, This title report is being issued for the benefit
of APG Imperial Homes Private Limited. We accept no respoasibility or legal liability to any
persen ather than APG Imperinl Homes Private Limited in relation to the contents of the title
report.

Py

2. The mformation in this title report is derived from a review of the photecopies of the documents
made available o us detziled in Annexure A annexed to this title report and documents
mspected by us al the relevant povernment offices.

3. The fitle report is limited to centifying the legal right, title and interest of the present owner
based on the documents reviewed by uz and does not in any way certify the physical location,
contiguity, topography and cther physical encumbrances on the Schedule Property (defined
halow]),

4. We have conducted a limited physical scarch in the govermment or revenue offices to verify the
title and revenue documents in respect (o the Schedule Property.

3. We have not underiaken any formal searches at the various courts of law/ tribunals to determine
if there are any litigation/s legal proceedings in respect of the Schedule Property (defined
below) or any portion thereof or the present owner as the records are not completely
computerised and have not found any adverse findings other than what is detailed in this title

repart,
6. We have reported enly in relation to laws of India.

1. Except where apparent from the documents, refesred to in this tithe report, we have assumed
that:

i all documents provided 1o us conform to the originals and are aceurate and complete;

b. where relevant, all documents provided to us were validly authorised and executed o
thal they are valid and binding on each party therato,

¢. apart from the documents made available to us, there are no other relevant documents
or information that would impact cur findings in this fitle report,

d. there is no pending or threatened litigations in respect of the Schedule Property or any
portion thereof,

8. The aggregate lisbility of J Sagar Associates, its partners, agents and associates or any of them
{(“JSA™) for any losscs or damages shall be limited to the extent of Tees received by JSA in
relation to this matter, Any obligations that ISA incurs in connection with this title report shall
bo governed by the laws of India and the Courts in India shall have exclusive jurisdiction.

I Sagar Associates
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We have in this memorandum dealt with the land in Survey No.15/5 measuring 37 gunlas
situated at Srirampura Village, Yelahanks Hobli, Bangalore North Taluk, Banpalore District
{(“Schedule Property™.

Flow of title:

. We have perused a copy of the tippany which bears out that the land in Survey No.135, sitaated
at Srirampura Village, Yelahanka Hobli, Bangalore Morth Taluk, Bangalore District was
bifurcated into 5 portions being Survey No.15/1, Survey No.15/2, Survey No.15/3, Survey
No.15/4 and Survey No,15/5.

- We have perused a copy of the Order sheet dated 31/05/1957 in case No.19/56-57 passed by
the Bpecial Amaldar for Abolition of Inam Land, Bangalore which bears out that filed by
Anjanappa son of Venkataramanappa was registered as the permanent tenant on payment of
premium for the land in Survey No.15/5 measuring 38 guntas, situated at Srirampura Village,
Yelahanka Hobli, Bangalore North Taluk, Banpalore District (*Said Property™).

- We have perused a copy of the endorsement dated 03/02/1958 issued by the office of the
Special Deputy Commissioner which bears out that Anjanappa son of Venkataramanapps was
registered as the owner of the Said Property in terms of orders passed in case No.19/56-57.

- We have perused a copy of the mutation register extract (bearing MR No.16/69-70) issued by
the Thasildar which bears out that as per Order passed in case No.19, the katha in respect of
the Said Property was registered in the name of Anjanappa son of Venkataramanappa.

Although Anjinappa is the owner of the Said Property, it was treated as the joint family property
of Venkataramanappa. We have seen the penealogical tree of Venkataramanappa which bears
out that Venkataramanappa had nine children namely Anjanappa, Ammavappa,
Doddanarayanappa, Chikkanarayanappa, Munivappa, Ramaiah, Jayanna, Venkataswamappa
and Shamanna. Out of which we have seen the family trees of Anjanappa, Shamanna,
Ammayappa, Muniyappa Venkataswamappa and Shamanna, which are detailed below.

*  We have perused a copy of the genealogical tree of Venkataramanappa attested by
the Village Accountant which bears out that Venkataramanappa (deceased) and his
wife Channamma (deceased) had a son Muniyappa. The said Muniyappa died leaving
behind his son Krishna.

*  We have perused a copy of the gencalogical tree of Venkataramanappa attested by
the Village Accountant which bears out that Venkataramanappa (deceased) and his
wile Channamma (deceased) had a son named Shamanna, The said Shamanna
(deceased) and his wife Muniyamma had six children namely Narayana, Govinda,
Krishna, Ammayamma, Chinamma and Chandramima.

* We have perused a copy of the genealogical tree of Venkataramanappa atlested by
the Village Accountant which bears out that Yenkataramanappa (deceased) and his
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wite Channamma {deceased) had a son named Venkataswamappa. The said
Venkataswamappa and his wife Papamma had three children namely Mariyappa,
Venkatesh and Chinnathayamma. The said Marivappa was married to Kargamma.
The said Venkatesh was married to Rathnamma, The said Chinnathayamma was
imarried.

* We have perused a copy of the genealopical tree of Anjanappa attested by the Villapge
Accountant which bears out that Anjanappa (deceased) his wife Lingamma had three
children namely Venkataramu, Ammayamma and Chinamma. The said Venkataramu
deceased had a son namely Japadish,

*  We have perused a copy of the penealogical tree of Venkatramanappa attested by the
Village Accountant which bears out that Venkataramanappa (deceased) and his wife
Chinamma (deceased) had a son Ammayapppa. The said Ammayappa and his wife
Gowramma  had  six  children  namely  Mallaiah, Munirgju,  Channasmma,
Chinnathayamma, Rajamma and Munirathnamma,

5. We have also perused a copy of the genealogical tree of Papaiah (brother of
Vepkataramanappa) attested by the Village Accountant which bears out that Papaiah
(deccased) his son Munivenkatappa and wife Thimmakka had three children namely
Venkatesh, Umesh and Munilakshmi. The said Venkatesh was married to Munirathna.

6. We have perused a copy of the inheritance certificate (bearing IHC No.31/94-95) issued by the
Village Accountant which bears out that after the death of Anjanappa his wife (1)Lingamma,
and his brothers namely (2)Venkstaswamy since decensed represented by his wife Papamma,
{3}Ammayappa, (4)Doddanarayanappa, (5)Chikkanarayanappa, (6)Muniyappa, (7)Shamanna
since deceased represented by his wife Muniyamma, (8)Ramaiah, (9)Jayanna along with
Ananappa’s uncle Papaiah since deceased represented by his only son (10)Munivenkatappa
inherited certain joint family properties including the Said Property and entered into a partition,
in terms of which the Said Property was allotted to the following:

a. A portion of Sad Property measuring 18 Y% puntas was allotted to the share of

Dodanarayanappa,

b. A portion of Said Property measuring 18 % puntas was allotted to the share of
Chikkanarayanappa.

c. A portion of Said Property measuring 01 gunta was allotted to the share of
Ammayappa,

7. We have perused a copy of the agreement to scll dated 30/11/1995 repistered as document
No.6023/95-96 which bears out that Dodda Narayanappa son of late Venkatramanappa along
with his wife Narayanamma and children namely Kumara (slong with his wife Parvathamma)
(2} Javalakshmi daughter of late Venkatramanappa (3) Chikkansravanappa son of late
Venkstramanappa along with his children Raju (along with his wife Jayamma), Chandra {along -
with his wife Bhagya), Prakash and Rathnamma (4) Ammayappa son of late Venkatramanappa
along with his children Mallaiah son of Mallappa (along with his wife Gowramma) Muniraja, A
{along with his wife Girjjamma), Chennamma, Chinnathayamma, Rajamma, Munirathnamma
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10,

agreed to convey the portion of Said Property measuring 36 guntas, in favour of K Prakash
Shetty son of K.Madhava Shetty, The registration of the said agreement to sell is borne out in
the encumbrance certificates for the period 01/06/1989 to 05/1 172000 and 01/06/1989 19
3 1037204,

We have perused a copy of the general power of attorney dated 30/11/1995 registered ag
document Mo, 755/95-96 which bears out that Dodda WNarayanappa son of late
Venkatramansppa along with his wife Narayanamma and children namely Kumara (along with
his wife Parvathamma) (2) Jayalakshmi daughter of late Venkatramanappa (3)
Chikkanarayanappa son of late Venkatramanappa along with his children Raju (along with his
wife Jayamma), Chandra (along with his wife Bhapya), Prakash and Rathnamma (4)
Ammavappa son of late Venkatramanappa along with his children Mallaiah son of Mallappa
talong with his wife Gowramma) Muniraja.A (along with his wite Girijamma), Chennamma,
Chinnathayamma, Rajamma, Munirathnamma authorised and empowered Banjara Enclaves
(Private) Limited represented by its managing director K.Prakash Shetty to sell the Said
Property and to do all necessary acts and deeds in respect of the Said Property.

We have perused a copy of the Gazette notification dated 23.06.1999 which bears out that the
Government of India in the Ministry of Petroleum and Natural Gas (number 80,1551 dated
(08.08.1998 issued under Section 3(1) of the Petroleum and Minerals Pipelines { Acquisition of
Right of User in Land) Act, 1962) declared its intention to acquire certain lands (including a
portion of the Said Property measuring 7 guntas) for the purpose of laying pipeline for the
transport of petroleum products from Mangalore 1o Bangalore by Hindustan Petroleum
Corporation Limited. We have been given to understand that the said portion forms part of the
road relinquished to BEMP.

We have perused a copy of the mutation register extract in MR No,32/99-2000 issued by the
Village Accountant which bears out that factum of the acquisition by for the purpose of laying
pipeline for the transport of petroleum products from Manpalore to Bangalore by Hindustan
Petroleum Corporation Limited.

We have perused a copy of the conversion certificate dated 19/08/2002 (ALN SR(NA)55/02-
{13} 1ssued by the Special Deputy Commissioner which bears out that an extent of 37 guntas
including 1 gunta of ‘A’ kharab land in Survey MNo.15/5 (hereinafter referred 1o ag the
“Schedule Property™) was converted from agricultural use to residential use. We note that an
extent of 1 gunta ‘A’ karab was converted on payment of requisite fees and an extent of 1 gunta
"B” Kharab in the Said Property was reserved by the Government for public purpose.

. We have perused a copy of the peneral power of attormey dated 19/08/2002 registered as

document No.348/2002-03 which bears out that BR.Shetty son of late Shambu Shetty
empowered and authorised his brother B.S.Shetty to sell purchase and to do all necessary acts
and deeds in respect of the properties identified by him,




13. We have perused a copy of the sale deed dated 30/01/2003 repistered as document

15,

6.

No 11031/02-03 which bears out that that (1) Dodda Namayvanappa son of  [late
Venkatramanappa along with his wife Narayanamma and children namely Kumara (along with
his wile Parvathamma) (2) Jayalakshmi daughter of lale VYenkatramanappa (3)
Chikkanarayanappa son of late Venkatramanappa aleng with his children Raju {along with his
wife Jayamma), Chandra (along with his wife Bhagya), Prakash and Rathmamma (4)
Ammayappa son of late Venkalramanappa along with his children Mallaiah son of Mallappa
(along with his wife Gowramma’ Muniraja.A (aleng with his wife Girjamma), Chennamma,
Chinnathayamma, Rajamma, Munirathnamma represented by their power of atiorney holder
Banjara Enclave (Privale) Limited represenied by ils managing dircetor K. Prakash Shetiy,
along with K.Praskadh Sheity (“Confirming Pariy-1") and Banjara Enclaves (Privaiz)
Limited ("Confirming Party-2") conveyed the Schedule Property in favour of B.R_Shetty son
of late Shambu Shelty represented by his power of attorney holder B.S.Shetty.

. We have perused a copy of the Final Notification (hearing No.UDD 193 MNX 2004)

Bangalore, dated 23/02/2004 published in the Karnataka Gazette which bears out that the
Government of Karnataka had sanctioned an improvement scheme for the formation of layout
called “Arkavathi Layout™ wherein certain lands including the Schedule Property (which were
initia!l:..' p-uhlishml and notified to be acqguired under the preliminary notification dated
03022003  bearing No BDA/COMME/ALAO/LAY104/2002-03) were nofified  for
acquisition under Section 19(1) of the BDA Act, 1976 for the formation of the Arkavathi
Layout. However the same is not of any concern as the said notification was de-notified by the
government in terms of a subsequent notification dated 14.05.2010 {detailed below).

We  have perused a copy of the mnotification dated 147052010 (bearing
NoUDID22IMNX2010Y issued by the Under Secretary to the Government, Urban
Development Department under Scetion 48 (1) of the Land Acquisition Act, 1894, wherein the
Government of Karnataka de-notified acquisition of certain survey numbers including the
Schedule Property which were in terms of the preliminary notification dated 03/02/2003 and
Final Notification dated 23/02/2004 (detailed above) notified for the formation of “Arkavathi

Layout,”

We have perused a copy of the relinquishment deed 22.12.2014 (registered as document
Mo, 3697/14-15) which bears out that B.R.Shetty son of Shambu Shetty relinquished an extent
of B717.41 square meters of land and 565.71 square meters of building in the Schedule Property
along with certain adjacent other land parcels bearing Khata No’s 1576/14/1, 1472, 1571, 1572,
3,4, 5, 16/1, 15/2, 16/2, 22/2, 22/1, 61/1, 61/3 measuring 12 acre 32 guntas (557, 568 square
feet) in favour of the Commissioner, Bruhat Bengaluru Mahanagara Palike, which is required
for widening of the road from Jakkur flying club road (gas pipe line road) NH-7 to Hennur
Hoad, The said deed further bears out that B.R.Shetty would receive the development rights
certificate (“"DRC™) for the land surrendered by him, as per the terms and conditions stipulated
in the notification dated 18.01.2005 bearing No.UDD/1 54/BEM/RUPRAZO04, We have not
seen & copy of the DRC received by B.R.Shetty, however we have perused a copy of the sale
deed dated 04.02.2016  (registered a5 document No4656/15-16) which bears out that 1)
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17,

18,

19,

20.

1.

23

24,

23

B.R.Shetty along with 2) P.N.Srinivas Gowda and Tavappa as confirming parties conveyed the
DRC in favour of M/s Valmark Realty Holdings Private Limited. We note that the extent
relinguished by B.R.Shetty is recorded in the sketch attached to the said relinguishment deed
which bears out the extent to be 16,200 square feet.

We have perused a copy of the RTC extract for the period 1966-67 to 1993-94 which bears oul
the name of Nanjundappa son of Chikkabyrappa as the owner and the name of Papaiah is
registered as cultivator of Schedule Property.

We have perused a copy of the RTC extract for the period 1994-95 to 2000-01 which bears ot
the names of Ammayappa, Chikkanarayanappa and Doddanarayanappa as the owners and
pecupants of the Schedule Property

We have perused copies of the RTC extracts 2001-02 to 2015-16 which bears out the names of
Ammayappa and Chikkanarayanappa and Doddanarayanappa as the owners and occupants of
the Schedule Property.

We have perused copies of the encumbrance certificates for the peried 05/11/72001 ta
10/03/2003 and from 01/06/1989 1o 31/03/2004 which bears out the registration of the sale
deed dated 300172003 executed by Dodda Narayanappa and others in favour of B.R.Shetty
and otherwise bear out nil encumbrances in respect of the Schedule Property.

We have perused copies of the encumbrance certificates for the period 01/04/1950 1o
A1A03 1970, 01/04/1970 to 31H05/1989 and from 01/04/2004 to 05/04/2016 which bear out nil
encumbrances in respect of the Schedule Property.

!, We have perused a copy of the akaraband which bears out that the Schedule Property measures

A6 gunias and 1 gunta of A’ and 1 gunta of *B’ kharab land.

We have perused a copy of the endorsement dated 11/06/2002 issued by the Thasildar, which
bear out that the copies of index of lands and record of rights extracts were not available with
regard to the Schedule Property.

We have perused a copy ol the endorsement dated 28/05/2002 in No LRF (BNAYCRA 52002
(03 issued by the Assistant Commissioner, Bangalore North Taluk, Bangalore which bears out
that there are no proceedings initiated under the Section 79A and 798 of the Kamataka Land
Reforms Act, 1961 in respect of the Schedule Property.

We have perused a copy of the endorsement dated 29/05/2002 in No. LRF:CR:41/2002-03
issued] by the Special Tahsildar, Bangalore Worth Taluk, Yelahanka which bears out that there
are no tenancy applications have been filed in Form 7 under Section 48-A and 77-A of the
Karnataka Land Reforms Act, 1961 in respect of the Schedule Property.




27.

28,

29,

0.

£

32.

33

34,

We have perused a copy of the endorsement dated 29/05/2002 in No FTCL.CRA52002-03

issued by the Assistant Commissioner, Bangalore North Taluk, Bangalore which bears out that
there are no proceedings initisted under the provisions of the Kamataka Scheduled Castes and

Scheduled Tribes (Prohibition of Transfer of Certain Lands) Act, 1978, with respect o the
Schedale Property.

We have perused a copy of the endorsement dated 07.06.2016 issned by the Kamataka Housing
Board which bears out that the Srirampurs Village i3 nol a part of any of its acquisitions till
date.

We have perused a copy of the tax-demand register extract which bears out that B.R. Shetty
wis cilled upon to pay taxes for the period 2014-15.

We have perused a copy of the khata certificate dated 09.10.2014 issued by the Bruhat
Bengaluru Mahanagara Palike which bears oul that the Schedule Property along with certain
other survey mumbers totally admeasuring 12 acres 32 puntas was assigned the new khata No.
I61/1576/15/1, 1502, 14/1, 1402, 222, 16/1, 1602 613, 15/5, 15/3, 15/ & 2241 and was
registered in the name of B.R. Shetty.

We have perused a copy of the atlas which bears out the shape of Survey No.15/3,

We have perused a copy of the betterment charges paid receipt issued in favour of B.R. Shetty
(dated 06/06/2011) which bears out the payment of Bs.2,07,27.435'- with respect (o Khata
No's 1576/14/1, 1472, 13/1, 1542, 3, 4, 5, 1671, 15/2, 1672, 222, 22/1, 61/1, 61/3 measunng 12
acre 32 guntas (557, 568 square feet).

We have issued public notice dated 21/05/2016 published in the Kannada daily newspaper
Vijaya Karnataka and Fnglizh daily newspaper Times of India calling for ohjections if any in
relation lo certain immovable properties including the Schedule Property, We have not received
any registered ohjections to the aforessid public notices as on date.

We have perused a copy of the village map which bears out the location of Survey No.15 in
Srirampura Village, We also note that a kaludari passes through Survey No.15.

We have been given to understand that afler the relinguishment made to BBMP by B.R.Shetty

for deduction for the formation of the road , the remaining extent retained by B.R. Shetty is
28.18 puntas which is avoilable for development

%



Observations / Clarifications required:

1. Encumbrance certificate for the period 06,04, 2016 till date,
2, Latest tax-paid receipl for the period 2014-15 and 201 5-16.
3, Bifurcation of Khata based on relinquishment deed dated 22/12/2014

Based on the documents reviewed by subject to the observations detailed in the rt
we hereby certify that B.R Shetty is the absolute owner of the Schedule Property and has valid
and marketable title to an cxtent of 28,78 puntas in the Schedule Property.

Il

Bangalore

All that piece and parcel of land in Survey MNo.15/5 measuring 28.78 punias out of 37 guntas
including 1 gunta of “A’ kharab land, situated at Sriramapura Village, Yelahanka Hobli,
Bangalore North Taluk pumtas, and bounded on the:

East by : Land in Survey No. 14/1.
West by » Land in Survey Na, 15/1.
Maorth by » Land in Survey No.1%3.

South by : Land in Survey No.15/3 and 15/4,
Annexure A
Sl No. List of title documents reviewed:

1. | Tippany extract.

2. | Order sheet dated 31/05/1957 in case No.19/56-57 passed by the Special Amalldar
for Abolition of Inam Land, Bangalore,

3. | Endorsement dated 03/02/1958 issued by the office of the special Deputy
Commissioner. '

4. | Mutation register extract in MR No.16/69-70 issued by the Thasildar.
5. | Genealogical tree of Venkataramanappa attested by the Village Accountant.
6. | Genealogical tree of Muniyappa son of Venkataramanappa attested by the Village

Accountant,
1. | Genealogical tree of Shamanna son of Venkataramanappa attested by the Village
Accountant.




Gienealogical tree of Venkataswamappa son of Venkataramanappa attested by the |

5.

_ Village Accountant ]

9. | Genealogical trec of Anjanappa attested by the Village Accountant,

10, | Genealogical tree of Ammayapppa son of Venkatrar nanappa attested by the "l-"ﬂl"l}_zr_
Accountanl. B = =

11. | Genealogical tree of Papaiah

12, [ Inhgritance certificate in IHC No.31/94-95 1ssued by the Village Accountant.

13, | Agreement to scll dated 30¢11/1995 registered as document No. 6021/95-95
executed by Doddanarayanappa son of late Venkatramanappa and others in favour
of K.Prakash Shetty son of K. Madhava Shetty.

14. | Encumbrance certificates for the period 01/06/1989 to 05/11/2001 and 01/06/1989
o 310372004, o

15, | General power of attorney dated 30/11/1995 registered as document No, 755/95-95
exccuted by Dodda Marayanappa son of late Venkatramanappa and others in favour
of Bamjara Enclaves (Private) Limited represented by its managing director
K Prakash Shetty,

16, | Gazette notification dated 23/06/1999 which bears out that the Government of India
in the Ministry of Petroleum and Natural Gas

17, | Mutation register extract in MR No.32/99-2000 issued by the Villape Accountant.

18, | Conversion certificate dated 190872002 issued by the Special Deputy
Commissioner,

19. | General power of attorney dated 19/08/2002 registered as document No, 348,200 -
03 executed by B.R.Shetty in favour of B.S.Shetty.

20, | Sale deed dated 30/01/2003 registered as document MNo.11031/02-03 exccuted by
Dodda Narayanappa son of late Venkatramanappa and others all represented by their
power of attorney holder Banjara Enclave (Private) Limited represented by ils
managing director K.Prakash Sheity, along with K.Praskadh Shetty and Banjara
Enclaves (Private) Limited in favour of B.R.Shetty represented by his power of
attorney holder B.S Shetty,

21. | Fingl Notification dated 23/02/2004 {(bearing No.UDD 193 MNX 2004) published
i the Karmataka Gazelte,

22, | Notification dated 14/05/2010 (bearing No.UDD/223/MNX/2010) issued by the
Under Secretary 1o the Government, Urban Development Department,

23, | Relinguishment deed 22.12.2014 (registered as docoment Mo.3697/14-15) which
was executed by B.R. Shetty.

24, | Sale deed dated (M.02.2016 (registered as document Mo 4656/15-16)

25, | RTC extracts for the pericd 1966-67 to 1993-94,

26, | RTC extracts for the period 1994-935 to 2000-01.

27, | RTC extracts for the period 2001-02 to 2015-16.

28. | Encumbrance certificate for the period 05/11/2001 to 10/03/2003 and from
01061989 to 310372004, =" m1e

29, | Encumbrance certificates for the penod 01/04/1950 to 31/03/1970, 01/04/1970 to |
31/05/1989 and from 01/04/2004 to 05/04/2016.

30. | Akaraband.

31. | Endorsement dated 1 1/06/2002 issued by the Thasildar.

32, | Endorsement dated 28052002 in No LRF (BNA).CR/M52002-03 issued by the

| Assistant Commissioner, Bangalore North Taluk, Banpalore.

33. I:.ndmsemenl dated ZQMEEDM in No. LRF:CR:41/2002-03 issued by the bpema!

{ﬂ.( 10




34, | Endorsement dated 29/05/2002 in No PTCL.CR/35/2002-03 issued by the Assistant

Commissioner, Bangalore North Taluk, Bangalore,
3. | Endorsement dated 07/06/2016 issued by the Karnataka Housing Board. ]
36, | Tax-demand register extract.
37. | Khatha certificate dated 09/ 10/2014 issued by the Bruhat Bangalore Mahanagara
Palike.

38, | Atlas. B

39. | Betterment charges paid receipt. B ~ o

40, | Public notice dated 21/05/2016 published in the Kannada daily newspaper Vijaya
Kamataka and Times of India,

41, | Village Map,
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P T R L R R DN S SR i - T

. The contents of this title report are confidentinl, This title report 15 being issued for the
benefit of APG Imperial Homes Private Limited. We sccept no responsibility ar legal lability
te any person other than APG Imperial Homes Private Limited in relation to the contents of
the title report.

2. The information in this title report is derived from a review of the photocopies of the
documents made available o us detailed in Annexure A annexed to thiz title report
and documents inspected by us al the relevant povernment offices,

3. The title report is limited to certifying the legal right, title and interest of the present
owner based on the documents reviewed by us and does not in any way certify the
physical location, contiguity, topography and other physical encumbrances on the
Schedule Property (defined below).

4. We have conducted a limited physical search in the government or revenue offices to
verify the title and revenue documents in respeet to the Schedule Property.

5. We have not undertaken any formal searches at the various courts of law/ tribunals to
determine if there are any litigation/s legal proceedings in respect of the Schedule
Property (defined below) or any portion thereof or the present owner as the records
are not complelely computerised and have not found any adverse findings other than
what is detailed in this title report,

6. We have reported only in relation to laws of India.

7. Except where apparent from the documents, referred to in this title report, we have
assumed that:

A all documents provided to us conform to the originals and are accurate and
complete;

b. where relevant, all documents provided to us were validly authorised and
executed so that they are valid and binding on each parly thereto,

e. apart from the documents made available to us, there are no other relevant
documents or information that would impact our findings in this title report,

d. there is no pending or threatened litigations in respect of the Schedule
Property or any portion thereof.

8. The appregate liability of J Sagar Associates, its partners, agents and associates or any
of them (“JSA") for any losses or damages shall be limited to the extent of fees
received by JSA in relation to this matter. Any obligations that JSA incurs in
connection with this title report shall be governed by the laws of India and the Courts
in India shall have exclusive jurisdiction.

J. Sagar AW&
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We have in this memorandum dealt with the land in Survey No,16/2 measuring 31 gunias
meluding 8 guntas of kharab land, situsted al Stramapura Village, Yelahanka Hobli,
Bangalore North Taluk (“Schedule Property™).

Flow af title:

- We have perused a copy of the Order sheet dated 26/06/1957 in case No.19/56-57 passed by
the Special Amaldar for Abolition of Inam Land, Bangalore which bears out that filed by
Anjanappa son of Venkataramanappn was registered as the permanent tenant on payment of
premium for the land in Survey No.16/2 measuring 31 guntas including 8 guntas of kharab,
sitwated al Sriramapura Village, Yelahanka Hobli, Bangalore Worth Taluk (“Schedule

Property™).

- We have perused a copy of the endorsement dated 03/02/1958 issued by the office of the
Special Deputy Commissioner which bears oul that Anjanappa son of Venkataramanappa
was registered as the owner of the Schedule Property in terms of orders passed in case
Mo 19/56-5T7,

- We have perused a copy of the mutation register extract (bearing MR No. 16/69-70) issued by
the Thasildar which bears out that as per Order passed in case Mo, 19, the katha in respect of
the Said Property was registered in the name of Anjanappa son of Venkataramanappa

Although Anjinappa is the owner of the Said Propery, it was trested as the joint family
property of Venkataramanappa We have seen the penealogical tree of Venkataramanappa
which bears anut that Venkataramangppa had nine children namely Anjanappa, Ammavappa,
Doddanurayanappa, Chikkanarayanappa, Muniyappe, Ramaiah, Jayanna, Venkataswamappa
and Shamanna. Out of which we have seen the family trecs of Anjanappa, Shamanna,
Ammayappa, Munivappa Venkataswamappa, Jayanna and Shamanna, which are detailed
below,

» We have perused a copy of the genealogical tree of Venkataramanappa attested by
the Village Accountant which bears out that Venkataramanappa (deceased) and his
wife Channamma (deccased) had a son Muniyappa. The said Munivappa died
leaving behind his son Krishna,

* We have perused a copy of the genealogical tree of Venkataramanappa attested by
the Village Accountant which bears out that Venkataramanappa (deceased) and his
wife Channamma (deceased) had a son named Shamanna. The said Shamanna
(deceased) and his wife Munivamma had six children namely Marayana, Govinda,
Krishna, Ammayamma, Chinamma and Chandramma,

= We have perused a copy of the genealogical tree of Venkataramanappa attested by
the Village Accountant which bears out that Venkataramanappa (deceased) and his
wife Channamma (deccased) had a son named Venkataswamappa., The said
Wenkataswamappa and his wife Papamma had three children namely Mariyappa,
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Wenkatesh and Chinnathayamma. The said Mariyappa was marded to Karagamng,
The said Venkatesh was married to Rathnamma, The said Chinnathavamma was
married,

*  We have perused a copy of the penealogical wee of Anjanappa atlested by the
Village Accountant which bears out that Anjanappa {decessed) his wife Lingamma
had three children namely Venkataramu, Ammayamma and Chinamma. The said
Venkataramu deceased had a son namely Jagadish.

* We have perused a copy of the geneslogical tree of Venkalramanappa attested by
the Village Accountant which bears out that Venkataramanappa (deceased) and his
wife Chinamma (deceased) had a son Ammayapppa. The sald Ammayappa and his
wife Gowramma had six children namely Mallaiah, Muniraju, Channamma,
Chinnathayamma, Rajamma and Munirathnamma.

*  We have perused a copy of the genealogical tree of Venkataramanappa attested by
the Village Accountani which bears out that Venkataramanappa and his wife
Channamma died leaving behind their only son Jayannna. The said Jayanna and his
wife Jayamma had two children namely Padma and Srinivas.

* We have perused a copy of the penealogical tree of Venkataramanappa (since
deceased) certified by the Village Accountant bears out that Venkataramanappa
(since deceased) and his wife, Chennamma (since deceased) had a son named
Ramasah, Ramaiah and his wife, Lakshamma had five children namely, Venkatesh,
Ramesh, Ravi, Narayan and Nagamma,

4. We have also perused a copy of the genealogical tree of Papaiah  (brother of
Venkataramanappa) attested by the Village Accountant which bears out that Papaiah
(deceased) his son Munivenkatappa and wife Thimmakka had three children namely
Venkatesh, Umesh and Munilakshmi. The said Venkatesh was married to Munitathna,

3. We have perused a copy of the inheritance certificate (bearing [HC No.31/94-95) issued by
the Village Accountant which bears out that after the death of Anjonappa his wife
(1)Lingamma, and his brothers namely (2)Venkataswamy since deceased represented by his
wife  Papamma,  (3)Ammayappa,  (4)Doddanarayanappa, {5)Chikkanarayanappa,
(6)Muniyappa, (7)Shamanna since deceased represented by his wite Muniyamma,
(8)Ramnaiah, (9)Jayanna along with Anjanappa’s uncle Papaish since deceased represented by
his only son (10)Munivenkatappa inherited certain joint family properties including the
Schedule Property. In terms of the said extract we note that Ramaiah was allotied a portion of
the Schedule Property measuring 11 guntas and remaining portion of the Schedule Property
measuring 20 guntas and was allotted to the share of Jayanna,

6. We have perused a copy of the agreement of sale dated 30/11/1995 registered as document
Ne.6022/95-96 which bears out that (1) Jayanna along with his wife Jayamma and his
children namely Padma and Srininivas (2) Ramaiah along with his wife Lakshmamma and
his children namely Napamma, Venkatesh, Sujaha, Ramesh, Ravi and Narayana agreed 1o
convey the Schedule Property measuring 23 guntas (without 8 puntas of kharab land) in




favour of K.Prakash Shetty. The registration of the said sale agreement is borne out in the
encunmbrance certificate for the period 01/06/1989 1o 31/03/2004,

We have perused a copy of the general power of attorney dated 3001171995 registered ag
document No,754/95-96 which bears out that (1) Jayanna along with his wife HyammiL and
his children namely Padma and Srininivas (2) Ramaiah along with his wife Lakshmamma
and his children namely MNagamma, Venkatesh, Sujaha, Ramesh, Ravi and Narayvana
authorised and empowered Banjara Enclaves Private Limited to sell and to do all MECESSATY
acts and deeds in respect of the Schedule Property measuring 23 guntas (without 8 guntas of
kharab land).

We have perused a copy of the Gazette notification dated 23/06/1999 which bears out that the
Government of India in the Ministry of Petroleum and Natural Gas (number 8.0.1551 dated
(8.08.1998 issued under Section 3(1) of the Petroleum and Minerals Pipelines (Acquisition of
Right of User in Land) Act, 1962) declared its intention to acquire certain lands (including a
portion of the Schedule Property measuring 11 guntas) for the purpose of laying pipeline for
the transport of petroleum products from Mangalore to Bangalore by Hindustan Petroleum
Corporation Limited. We have been given to understand that the said portion forms part of
the road relingquished to BEMP.

We have perused a copy of the mutation register extract in MR No.32/99-2000 issued by the
Village Accountant which bears out that factum of the acquisition by for the purpose of
laying pipeline for the transport of petroleum products from Mangalore to Bangalore by
Hindustan Petroleum Corporation Limited.

10. We have perused a copy of the conversion certificate dated 19/08/2002 (bearing

11.

13.

No.BDS.ALNER(NA)S4/2002-03) issued by the Special Deputy Commissioner which bears
oul that Schedule Froperty measuring 23 puntas of land along with 8 guntas of ‘A’ kharah
land was converted from agricultural use to non-agricultural residential use, An extent of &
guntas “A" kharab was also converted on payment of requisite fees.

We have perused a copy of the mutation register extract (bearing MR No.51/2003-04)) which
bears out the factum of the conversion of the Schedule Property.,

. We have perused a copy of the general power of attommey dated 19/08/2002 registered as

document No. 3482002-03 which bears out that B.R.Shetty son of late Shambu Shetty
empowered and authorised his brother B.S.Shetty to sell purchase and to do all necessary acts
and deeds in respect of the properties identified by him.

We have perused a copy of the sale deed dated 30/01/2003 (registered as document
No. 11039/02-03) which bears out that that (1) Jayanna along with his wife Jayamma and his
children namely Padma and Srininivas (2) Ramainh along with his wife Lakshmamma and
his children namely Nagamma, Venkatesh, Sujaha, Ramesh, Ravi and Namyana represented
by their power of attomey holder Banjara Enclave Private Limited represented by its

Q( 5




14.

15.

managing director K.Prakash Shetty along with (3) K.Prakash Shetty (“Confirming Party-
1) and (4) Banjara Enclaves Private Limited (“Confirming Party-2") conveved the
Schedule Property in favour of B Shetty son of late Shambu Shetty represented by his
power of attorney holder B.S, Shetty. The registration of the said sale deed is borne out in the
encumbrance certificate Tor the period 01/06/1 989 to 31/03/2004,

We have perused a copy of the Final Notification (bearing NoUDD 193 MNX 2004)
Bangalore, dated 23-02-2004 published in the Kamataka Gazelte which bears out that the
Government of Kamataka had sanctioned an improvement scheme for the formation of layout
called “Arkavathi Layout” wherein certain lands including the Schedule Property (which
were initially published and notified to be acquired under the preliminary notification dated
03/02/2003 bearing Mo BDA/COMMR/ALACLAYI04/2002-03) were notified  for
acquisthon under Section 19(1) of the BDA Act, 1976 for the formation of the Arkavathi
Layout. However said notification was de-notification by the government in terms of a
subsequent notification dated 14/05/2010 (detailed below).

We have perused a copy of the notification dated 14/052010 (bearing
No.UDDVIZ3/MNX/2010) issued by the Under Secretary to the Government, Urban
Development Department under Section 48 (1) of the Land Acquisition Act, 1894, whercin
the Government of Karnataka de-notified acquisition of certain survey numbers including the
schedule Property which were in terms of the preliminary notification dated 03/02/2003 and
Final Notification dated 23/02/2004 (detailed above) notified for the formation of “Arkavathi
Layoutr™

. We have perused a copy of the relinquishment deed 22/12/2014 (registered as document

No.3697/14-15) which bears out that B.R.Shetty son of Shambu Shetty relinquished an extent
of %71741 square meters of land and 565.71 square meters of building in the Schedule
Property along with certain adjacent other land parcels bearing Khata No's. 1576/14/1, 1442,
1571, 15/2, 3, 4, 5, 16/1, 15/2, 16/2, 22/2_ 2201, 6111, 61/3 measuring 12 acre 32 guntas (357,
568 square feet) in favour of the Commissioner, Bruhat Bengaluru Mahanagara Palike, which
is required for widening of the road from Jakkur flying club road {gas pipe line road) NI-7 to
Hennur Road. The said deed further bears out that B.R Shetty would receive the development
rights certificate (“DRC") for the land surrendered by him, as per the terms and conditions
stipulated in the notification dated 18.01.2005 bearing No.UDD/1 54/BEM/RUPRA/2004, We
have not seen a copy of the DRC received by B.R.Shetty, however we have perused a copy of
the sale deed dated 04.02,2016 (registered as document No.4656/15-16) which bears out that
1) B.R.5hetty along with 2) P.N.Srinivas Gowda and Tayappa as confirming parties
conveyed the DRC in favour of M/s Valmark Realty Holdings Private Limited. We note that
the extent relinquished by B.R.Shelty is recorded in the sketch attached to the said
relinquishment deed which bears out the extent to be 21,120 square feet,



7.

20.

21,

23,

24,

23,

We have perused a copy of the RTC extracts for the period 1966-67 to 1992-93 which bears
out the name of G.Veerappa son of Munivappa as the owner of the Schedule Property. It is
petlinent o point oul that although Anjanappa was registered as the owner of the Schedule
Property in tarms of the Inam order (detailed above) his name has not been updated as the
owner of the Schedule Property for the said pericd, however subsequent RTC extracts reflects
the names of the owners of the Schedule Property,

. We have perused a copy of the RTC extracts for the period 1993-94 10 2000-01 which bears

out the name of Ramaiah and Jayanna as the owners and occupants of the Schedule Property
in terms of THC No.31/94-95,

. We have perused copy of the RTC extract for the period 2001-02 to 2015-16 which bears out

the name of Ramaiah and Jayanna as the owners and oceupants of Schedule Property in terms
of MR No.51/2003-04. The said extracts also records notification  bearing
No.UDD/223/MNX2010 (which 15 detailed above).

We have perused a copy of the encumbrance certificate for the period 01/04/1950 1o
FTA03T970, 01/04/1970 to 31/05/1989 and from 01/04/2004 10 05/04/2016 which bears out

nil encumbrances with respect to the Schedule Property,

We have perused copies of the tippany and atlas extracts which bears out the shape of Survey
No.1é,

. We have perused a copy of the endorsement dated 11/06/2002 issued by the Thasildar, which

bear out the non-availability of index of lands and record of rights extracts with respect to the
Schedule Property.

We have perused a copy of the endorsement dated 28/05/2002 issued by the Assistant
Commissioner, Bangalore North Taluk, Bangalore which bears out that there are no
proceedings inilialed under the Section 79A and 798 of the Kamataka Land Reforms Act,
1961 in respect of the Schedule Property.

We have perused a copy of the endorsement dated 29/05/2002 in No. LRF:CR.41/2002-03
1ssued by the Special Tahsildar, Banpalore North Taluk, Yelahanka which bears out that there
are no tenancy applications have been filed in Form 7 under Section 48-A and 77-A of the
Karnataka Land Reforms Act, 1961 in respect of the Schedule Property.

We have perused a copy of the endorsement dated 29/05/2002 in No.PTCL.CR/35/2002-03
issued by the Assistant Commissioner, Bangalore North Taluk, Bangalore which bears out
that there are no proceedings initiated under the provisions of the Karnataka Scheduled
Castes and Scheduled Tribes (Prohibition of Transfer of Certain Lands) Act, 1978, with
respect to the Schedule Property,



26,

27.

28,

3,

3l.

E;

We have perused a copy of the endorsement dated 07.06.2016 issued by the Kamnataka
Housing Board which bears oul that the Srrampura Village is nol a part of any of jis
goguisitions till date,

We have perused a copy of the tax-demand register extract which bears out that B.R. Sheuy
was called upon to pay taxes for the period 2014-15,

We have perused a copy of the khata cerificate dated 09,10.2014 issued by the Bruhat
Bengaluru Mahanagara Palike which bears out that the Schedule Property along with certain
other survey numbers totally admeasuring 12 acres 32 puntas was assigned the new khata No.
36115761571, 15/2, 14/1, 1402, 2202, 161, 16/2 61/3, 15/5, 15/3, 154 & 22/1 and was

registered in the name of B.R. Shetty.

- We have perused a copy of the betterment charpes paid receipt issued in favour of B.R.

Shetty (dated (6/06/2011) which bears out the payment of Rs.2,07,27 435/« with respect 1o
Khata Na's. 1576141, 1472, 15/1, 1572, 3, 4, 5, 1641, 15/2, 16/2, 22/2, 2271, 6111, 6173
measuring 12 acre 32 puntas (557, 568 square feet).

We have perused a copy of the akarband which bears out that Survey No.16/2 measures 11
puntas including 8 guntas of “A" karab land,

We have issued public notice dated 21/05/2016 published in the Kannada dsily newspaper
Vijaya Karnataka and English daily ncwspaper Times of India calling for objections if any in
relation to certain immovable properties including the Schedule Property. We have not
received any regisiered objections to the aforesaid public notices as on date.

. We have perused a copy of the village map which bears out the location of Survey Mo 16 in

Srirampura Yillage. We also note that a cart road passes through Survey No. 6. Fe suggest o
survey be conducted to ensure that it does not affect the Schedule Property.

We have been given to understand that after the relinquishment made to BBEMP by
B.R.Shetty for the formation of the road the remaining extent retained by B.R. Shetty is 11.60
guntas which is available for development.

(hservafions:
|. Encumbrance certificate for the period 05/04/2016 till date.

2. Latest tax-paid receipts.
3. Bifurcation of Katha is required based on the relinquishment deed dated 22/12/2014,



Based on the documents reviewsd by us and suhbject to our observations detailed in the repart
we hereby that B.R Shetty is the absolute owner having a valid and marketable title to an
extent of 11.60 guntas in the Schedule Property.

All that piece and parcel of land in Survey Mo, 16/2 measuring 11.60 guntas oul of 31 puntas
inchuding 8 guntas of kharab {deducting the extent relinquished by B.R.Shetty), situated at
Srirampura Village, Yelahanka Hobli, Bangalore North Taluk , and bounded on the:

East by : Land bearing Survey Na.15/1.
West by : Village boundary of Jakkur.
North by : Land bearing Survey No.17.
South by : Land bearing Survey No, 16/1.




Annexure A

5L MNo.

' List of decuments reviewed

T -

Order sheet dated 26/06/1957 in case No 19/56-57 passed by the Special Amaldar for
Abolition of Inam Land.

[~

Endorsement dated 03/02/1938 issued by the office of the Special Deputy
Commissioner,

Mutation register extract (hearin g MR Mo, 16/69-70).

Genealogical tree of Venkataramanappa attested by the Village Accountant,

Genealogical tree of Munivappa son of Venkataramanappa attested by the Village
Accountant,

Genealogical tree of Shamanna son of Venkataramanappa atlested by ﬁ:rer"-fillage
Accountant.

Genealogical tree of Venkataswamappa son of Venkataramanappa attested by the
Village Accountant

Genealogical tree of Anjanappa artagtad-l:-:.-' the Village Accountant,

Genealogical tree of Ammayapppa son of Venkatramanappa attested by the Village
Accountant.

1.

Genealogical tree of Jayannna son of Venkataramanappa attested by the "u’illa'gu?
Accountant.

11,

Genealogical tree of Ramainh son of Venkstaramanappa attested by the Village
Accounlant

12,

Genealogical tree of Papaiah,

13.

Inheritance certilicate (bearing IHC No.31/94-95) issued by the Village Accountant.

14,

Agreement of sale dated 30/11/1995 registered as document No.6022/95-96 executed
by Jayanma along with his wife Jayamma and his children namely Padma and
Srininivas {2) Ramaiah along with his wife Lakshmamma and his children namely
Nagamma, Venkatesh, Sujaha, Ramesh, Ravi and Narayana in favour of K. Prakash
Shetty,

15,

General power of attorney dated 3071 1/1995 registered as document No. 754/95-96,

16.

Gazette notification dated 23.06.199% which bears out that the Government of India
in the Ministry of Petroleum and Natural Gas.

17,

Mutation register extract in MR No.32/99-2000,

18.

Conversion certificate dated 19/08/2002 (bearing No. ALN SR (NA) 54/2002-03)
issued by the Special Deputy Commissioner,

Mutation register extract (bearing MR No.51/2003-04)) which bears out the factum of
the conversion of the Schedule Property,

20.

General power of attorney dated 19/08/2002 registered as document No.348/2002-03,

21

| Jayanna along with his wife Jayamma and his children namely Padma and Srininivas

Sale deed dated 30001/2003 (registered as document No.11039/02-03) executed by

o o
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{2) Ramaiah along with his wile Lakshmamma and his children rl.u.mc[:r Napammg,
Venkatesh, Sujaha, Ramesh, Ravi and MNarayvana represented by their power of
attomey holder Banjara Enclave Private Limited represented by its managing director
K Prakash Shetty along with (3} K Praskadh Shetty and (4) Banjara Enclaves Privage
Limited in favour of B.R.Shetty son of late Shambu Sheity represented by his power
of attormey holder B.S.Shetty,

Final Notification (bearing No.UDD 193 MNX 2004) Bangalore.

Notification dated [4/05/2010 (bearing No.UDDVIZIMNX2010) issued by the
Under Secretary to the Government, Urban Development Department.

24. | Akarband

25. | Relinquishment deed 22122014 (registered as document No,3607/14-15) executed
by B.R.Shetty son of Shambu Shetty in favour of the Commissioner, Bruhat

| Benpaluru Mahanagera Palike.

26. | Sale deed dated 04.02.2016 (registered as doeument No.4656/15-16)

27. | RTC extracts for the period 1966-67 1o 1992-93,

28. | RTC extracts for the period 1993-94 to 2000-01.

29, | RTC extract for the period 2001-02 to 2015-16,

30. | Encumbrance certificate for the period 01/04/1950 to 31/03/1970, 01/04/1970 1w

) 31/05/1989, and from 01/04/2004 to 05/04/2016.

3l1. | Tippany and atlas extract of Survey No.16.

32. | Endorsement dated 11/06/2002 issued by the Thasildar.

33, | Endorsement dated 28/05/2002 issued by the Assistant Commissioner, Bangalore
North Taluk.

3. | Endorsement dated 29/05/2002 in No. LRF:CR:41/2002-03 issued by the Special
Tahsildar, Bangalore North Taluk.

35, | Endorsement dated 29/05/2002 in No.PTCL.CR/35/2002-03 issued by the Assistant
Commissioner, Bangalore North Taluk, Bangalore.

36. | Endorsement dated 07/06/2016 issued by the Karnataka Housing Board.

37. | Tax-demand register extract

38. | Khata certificate dated 09/10/2014 issued by the Bruhat Bengaluru Mahanagara
Palike.

39, | Betterment charges paid receipt issued in favour of B.R. Shetty.

40, | Public notice dated 21/05/2016 published in the Kannada daily newspaper Vijaya
Kamataka and Times of India.

41. | Village map of Srirampura Village

)% .
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The comtents of this title report are confidential. This tile report 15 being issued for the
benelit of APG Imperial Homes Private Limited. We accept no respansibility or legal lability
o any person other than APG Imperial Homes Private Limited in refation to the contents of
the title repord

The information in this fitlle report is derived from a review of the photocopies of the
documents made available (o us detailed in Annexure A annexed to this title report
and documents inspected by us at the relevant government offices,

. The title report is limited to certifying the legal right, title and interest of the present

owner based on the documents reviewed by us and does not in any way centify the
physical location, contiguity, topography and other physical encumbrances on the
Schedule Property (defined below),

We have conducted a limited physical search in the government or revenune offices to
verify the title and revenue documents in respect to the Schedule Property.

We have not undertaken any formal searches at the various courts of law/ tribunals to
determine if there are any litigation/s legal proceedings in respect of the Schedule
Properly (defined below) ar any portion thereof or the present owner as the records
are nol completely computerised and have not found any adverse findings other than
what is detailed in this title report.

We have reported only in relation te laws of India.

Except where apparent from the documents, referred to in this title report, we have
assumed that:
a. all documents provided to us conform to the originals and are accurate and
complets;
b. where relevant, all documents provided to us were validly authorised and
executed so that they are valid and binding on each party thereto,
¢. apart from the documents made available to us, there are no other relevant
documents or information that would impact our findings in this title report,
d. there is no pending or threatened litipations in respect of the Schedule
Property or any portion thercof,

The apgregate lability of J Sagar Associates, its partners, agents and associates or any
of them (“JSA™) for any losses or damages shall be limited to the extent of fees
reccived by JSA in relation to this matter. Any obligations that JSA incurs in
connection with this title report shall be governed by the laws of India and the Courts
in India shall have exclusive jurisdiction.

J. Sagar Associates
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We have in this memorandum deall with the land in Survey No61/1 messuring 9 punias,
survey Mo.61/3 measuring 17 guntas and Survey No. 16/l messunng 26 gunias, totally
admeasuring | acre 12 guntas all situated at Srirampura Villape, Yelahanka Hobli, Bangalore
MNorth Taluk, Bangalore District.

Flow of title:

. We have perused copies of the order sheets dated 26/05/1957, 28/06/1957 and 02/01/1958
passed in a case (case number not legible and there is no reference to the said case number in
any of the subsequent documents) by the Special Deputy Commissioner, Inam Abolition,
Bangalore in the case filed by Mariyappa son of Byrappa against Munisonappa, Inamdhar of
Srirampura, which bears out that in terms of the said order Marivappa son of Byrappa was
registered as the “Permanent lenant’ under Section 5 of the Inam Abolition Act in respect to
certain immovable properties including Survey No.61/1 measuring 15 guntas, situated at
srirampura Village, Yelahanka Hobli, Bangalore North Taluk, Bangalore District (“Larger
Property I'), Survey No.61/3 measuring |7 guntas, sitwated at Sorampura Village,
Yelahanka Hobli, Banpalore North Taluk, Bangalore District (“Property ™), Survey
Mo, 16/1 measuring 30 guntas, situated at Srirampura Village, Yelahanka Hobli, Bangalore
North Taluk, Bangalore District (“Property 117).

- We have perused a copy of the partition deed dated 02/02/1977 (repistered as document
Mo 2066/76-77) which bears oul the pariition of certain joint family properties effected
between Mariyappa son of Byrappa and his children namely Byrappa, M. Ramaiah and M.
Shamanna. In terms of the said partiion M, Shamanna was allotied a portion of the Larger
Property 1 measuring 9 guntas (“Property 1), Property IT and Property I1I. The registration
of the said partition deed js borne out in the encumbrance certificates for the period
01/04/1970 to 31/05/1989 in respect to Property 1, Property 11 and 01/04/1975 to 31/05/1989
in respect to Property 111,

. We have perused copies of the mutation register extracts (bearing MR Nos. 1/82-83 and
12/95-96) attested by the Village Accountant which bears out that the khata of Property I,
Property Il and Property [l was transferred and registered in the name of Shamanna in terms
of the partition decd dated 02/02/1977.

. We have perused a copy of an endorsement dated 11/06/2002 bearing No.R.JK.298/02-03

issued by the Tahsildar, Bangalore North Taluk which bears out that the Index of land and
record of nights extracts were destroyed in relation to certain immovable properties including
Survey Nos. 16/1, 61/1 and 61/3.

. We have pernsed a copy of the genealogical tree of Mariyappa (since deceased) certified by
the Village Accountant, Bangalore North Taluk bears out that Mariyvappa (since deceased)
had a wife named Bachamma and three sons namely Byrappa, Ramaiah and Shamanna. The
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1.

said Byrappa had a wife (name not lepible), Ramaiah had a wife name Sharadamma and
Shamanna had a wife named Lakshamma and three children namely, Manjula, Bindu and
Ashwini,

We have perused a copy of the Agreement 1o Sell dated 07/12/1993 (registered as document
Nu.1571/96-97) which bears out that M, Shamanna son of Jule Marivappa along with his
wives, Lakshamamma and children namely, Manjula (wrongly mentioned as wife of M,
Shammanna), Bindu and Ashwini (minor represented by father and natural guardian, M.
sShamanna (“M, Shamanna and his Family Members™) agreed to convey Property 1,
Property 11 and Property TI1 in favour of B. 8. Shetty subject to certain conditions set ont
therein. The registration of the agreement is bome out in the encumbrance certificate issued
for the period 01/06/198% to 05/11/2001 in respect to Property [, Property 11 and Property TI1

We have perused a copy of the gencral power of attorney dated 11/12/1995 (registered as
document Mo, 9MY95.94) which bears cut that M. Shamanna and his Family Members
appointed Banjara Enclaves Private Limiled represented by its Managing Director, K.
Prakash Shetty ("Banjara Enclaves™) as their attorney to do certain acts on their behalf
including the power 1o convey, sign and execute sale deeds and other conveyances in favour
of any purchaser and present the same for registration for the Sub-registrar office in respect 1o
Property [, Property 11 and Property I11.

We have perused a copy of the conversion cerificate dated 17/08/2002 bearing
Mo ALNSR.(NA)26/2002-03 issued by the Special Deputy Commissioner, Bangalore
District, Bangalore which bears out Property 1 was converted from agricultural use to non-
agricultural residential use. We have also perused the copy of the receipt indicating the
payment of conversion fee in respect to Property L

We have perused a copy of the conversion certificate dated 17/08/2002 bearing
No ALN.SRNA).23/2002-03 issued by the Special Deputy Commissioner, Bangalore
Diistrict, Bangalore which bears out that Property I1 e messuring 17 puntas was converted
from agricultural use to non-agricultural residential use subject to certain conditions set out
thercin.

We have perused a copy of the conversion centificate dated 17/08/2002 bearing
No ALM.SR.(NA).25/2002-03 issued by the Special Depuly Commissioner, Bangalore
District, Bangalore which bears out that Property 111 ie measuring 30 guntas including 4
guntas of *A" kharab owned by M. Ramanna represented by his attorney, K. Prakash Shetty
was converted from agricultural use to non-agricultural residential use subject to certain
conditions set out therein, We have also perused the copy of the receipt indicating the
payment of conversion fee in respect to Property 111 On review of the said certificate we note
that an extent of 4 guntas of ‘A’ Kharab in Survey No.16/1 was regularised by paying the
requisite fee for the same.



11.

12

13.

14,

15,

We hove perused a copy of the general power of attomey dated 1908/2002 registered as
document No.348/2002-03 which bears out that B.R.Shetty son of late Shambu Shetty
empowered and aulhorised his brother B.S.Sheity to sell purchase and o do all necessary acts
and deeds in respect of the properties identified by him.

We have perused a copy of the sale deed dated 30/01/2003 (registered as document
Mo 11035/02-03) which bears out that M. Shamanna and his Family Members represented by
their attorney, Banjara Enclaves along with B.S. Shetty as ‘Confirming Party I' and Banjars
Enclaves as *Confirming Party II" conveyed Property [, Property [ and Property I11 in favour
of B. R. Shetty represented by his power of attorney . 8. Shetty. The repistration of the sale
deed is borme out in the encumbrance certificate issued for the period 29052002 1o
10/03/2003 in respect to Property 1, Property 11 and Property 111,

Property 1, Property Il and Property LI are collectively hereinafier referred to as the
“Schedule Property™

We have perused a copy of the Final Notification dated 23/02/2004 bearing No.UDD 193
MNX 2004 Bangalore which was published in the Karnataka Gazette bears out that
Government of Kamataka had sanctioned the improvement scheme for the formation of a
layout called “Arkavathi Layout™ wherein certain lands which were initially published and
notified  under the preliminary  notification  dated  03/02/2003  bearing
MNo. BDA/COMMEB/ALAO/LAY/104/2002-03 were thereafter notified for acquisition under
Section 19(1) of the BDA Act, 1976 which also included Property 1, Property 11 and Property
ITT owmed by M, Shamanna.

We have perused a copy of the notification dated 14/05/2010 bearing
No UDDZ223MNX2010 issued by the Under Secretary to Government, Urban Development
Department under Section 48 (1) of the Land Acquisition Act, 1894, wherein the Government
of Kamnataka de-notified the acquisition of certain survey numbers including Survey
Nos.61/1, 61/3 and 16/1 which were initially in terms of the notification published in the
Karnataka Gazette dated 03/02/2003 bearing No BDA/COMMER/ALAO/MLAY/104/2002-03
and Final Notification No.UDD 193 MNX 2004 dated 23/02/2004 under Section 19(1) of the
BDA Act notified for the formation of layout called “Arkavathi Layout,”

We have perused a copy of the relinquishment deed 22/12/2014 (registered as document
MNo.36497/14-15) which bears out that B.R.Shetty son of Shambu Shetty relinquished an extent
of 971741 square meters of land and 565.71 square meters of building in the Schedule
Property along with certain adjacent other land pareels bearing Khata No's. 1576/14/1, 14/2,
1571, 1572, 3, 4, 5, 16/1, 15/2, 1672, 2202, 2271, 6141, 61/3 measuring 12 acre 32 puntas (557,
568 square feet) in favour of the Commissioner, Bruhat Bengaluru Mahanagara Palike, which
is required for widening of the road from Jakkur flving club road (gas pipe line road) NH-7 to
Hennur Road, The said deed further bears out that B.R.Shetty would receive the development
rights certificate (“DRC™) for the land surrendered by him, as per the terms and conditions
stipulated in the notification dated 18.01.2005 bearing No.UDIV1 54/BEM/RUPRAZ2004. We
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17.

3

19,

240,

2L,

P

24,

23

26.

27.

have not seen a copy of the DRC received by B.R.Shetty, however we have perused a copy of
the sale deed dated 04.02.2006 (regisiered as document Mo 4656/15-16) which bears out tha
1} B.R.Shetty Eluﬂg with 21 PHSrnivas Gowda and Tavappa b wllﬁm]ing parties
conveyed the DRC in favour of M/s Valmark Realty Holdings Privale Limited. We note that
the extent relinguished by B.R.Shetty is recorded in the sketch attached to the said
relingquishment deed which bears out the extent to be 750 square feet in Property -111.

. We have been given to understand that after the relinquishment made to BBMP by

B.E.5hetly for the formation of the road the remaining extent refained by B.R. Shetty 15 22,68
gunias in Property -III which is available for development along with Properiy-1 and
Property-I1.

We have perused copy of the encumbrance certificates issued for the period 01/04/1950 10
FL/03/1970, 01/04/1971 to 3IV/05/1989, 010671989 1o 31032004, 01042004 10 05/04/2016

in respect to Property L

We have perused copy of the encumbrance certificates issued for the period 01/04/1975 1o
31051989, 01/06/1989 1o 310372004, 01/04/2004 1o 05/04/2016 in respect to Property 11,

We have perused copy of the encumbrance certificates issued for the period 01/04/1950 10
310371970, 01706/1989 to 3170372004, 01042004 to 05042016 bearing oul nil
encumbrances in respect to Property 111

We have perused a copy of the atlas which bears out the shape of Survey Nos.61/1 and 61/3.

- We have perused the copy of the hissa survey tippany extract which bears out that Survey

Nao.61 bifurcated into 5 portions being 61/1, 61/2, 61/3, 61/4 and 61/5.

We have perused copy of the hissa survey tippany extract which bears out that Survey No.16
was bifurcated into Survey No.16/1 and Survey No. 16/2.

We have perused a copy of the akarband extract of Property I which bears out that Survey
MNo.61/1 measured 15 guntas and did not include any kharah land.

We have perused the a copy of the akarband extract of Property Il which bears out that
Survey No.61/3 measured 17 guntas and did not include any kharab land,

We have perused a copy of the akarband of Property 11T extract which bears out that Survey
No.16/1 measured 30 guntas including 4 guntas of ‘A’ kharab land.

We have perused a copy of the endorsement dated 29/05/2002 in No. LRF:CR:41/2002-03
issued by the Special Tahsildar, Bangalore North Sub-division, Bangalore which bears out
there are no applications filed or pending under Form 7(A) under Section 48-A and 77-A of
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30,

31.

L

33.

34,

33,

the Kamataka Land Reforms Act, 1961 "KLR Act™) in respect of certain immovahle
properties including Survey Nos. 1671, 61/1 and 61/3.

. We have perused a copy of the endorsement dated 28/05/2002 in Mo L RF:[N.ALLS2007-

2008 issued by the Deputy Commissioner, Bangalore Morth Sub-division, Bangalore which
bears out that there are no procesdings initiated or pending under Sections 79 A and B of the
KLR Act in respect to certain immovable properties including Survey No.1&/1 measuring 26
gunias, Survey No.61/1 measuring 15 puntas and Survey No.61/3 measuring 17 guntas,

. We have perused a copy of the endorsement dated 29/05/2002 in No PTCL.CR/A5/2002-03

issied by the Assistant Commissioner, Bangalore North Sub-division Taluk, Bangalore
which bears out that there are no proceedings initiated under the provisions of the Karnataka
scheduled Castes and Scheduled Tribes (Prohibition of Transfer of Certain Lands) Act, 1978,
with respect to cerlain immovable properties including Survey Nos. 16/1, 61/1 and 61/3.

We have perused a copy of the endorsement dated 07.06.2016 issued by the Karnataka
Housing Board which bears out that the Srirampura Village is not a part of any of its
acquisitions till date,

We have perused a copy of the tax-demand register extract which bears oul that BR Shetiy
was called upon to pay taxes for the period 2014-15.

We have perused a copy of the khata certificate dated 09.10.2014 issued by the Bruhat
Bengaluru Mahanagars Palike which bears out that the Schedule Property along with certain
other sarvey numbers totally admeasuring 12 acres 32 guntas was assigned the new khata No.
IGIA5TAMS5,152, 1401, 142, 2242, 161, 16/2 61/3, 15/5, 1573, 15/4 & 22/1 and was
registered in the name of BR Shetty,

We have perused a copy of the betterment charges paid receipt issued in favour of B.R.
Shetty (dated 06/06/2011) which bears out the payment of Rs.2,07,27,435/- with respeet to
Khata No's.15376/14/1, 1472, 15/1, 15/2, 3, 4, 5, 1&/1, 1572, 1602, 2272, 2371, 6171, 61/3
measuring 12 acre 32 guntas (557, 568 square feet).

We have issued public notice dated 21/05/2016 published in the Kannada daily newspaper
Vijaya Kamataka and English daily newspaper Times of India calling for objections if any in
relation 1o certain immovable properties including the Schedule Property. We have not
received any objections to the aforesaid public notices as on date.

We have perused a copy of the village map of Srirampura showing the location and shape of
survey Mos 16 and 61 and also note that a ‘cart road’ cuts across through larger Survey
No.16.



37,

38,

39.

40.

41.

42,

43.

I extracts with respect to Property 1

We have perused copies of the RTC extracts for the period 1966-67 to 1970-71, 1971-72 (o
1996-77, 1977-78 1o 1980-81 which bears out that Munishamappa son of Muniyappa was
registered as owner and occupant and bears out the name of Munianjanappa 23 the cultivator
of Survey No.6 /] messuring 15 puntas imcluding & guntas of kharab land 1.¢ Property L

We have perused copies of the RTC extracts for the period 1981-82 (o 1985-86, 1986-87 1o
1985-8Y9 which bears out that Munishamappa sen of Munivappa was registered as the
erstwhile owner and M. Shamanna as the Subsequent owner in terms of MR No.1/82-83 in

respect of Property 1.

We have perused copy of the RTC extract for the period 1988-89 o 1992-93 which bears out
the name of M. Shamanna as the owner and occupant m terms of ME No.1/82-83 in respect
to Property L

We have perused copies of the RTC extracts for the period 1993-94 to 1996-97, 1997-98 1o
200001 to 2015-16 which bears out the name of M, Shamanna as the owner and occupant in
terms of the partition deed and recorded in MR Mo 1/82-83 and MR No.12/95-96 in respect
i Property 1. The said extracts also records the Government order bearing No. UDD 426 MN ]
2011 dated 18.06.2014 whercin the acquisition proceedings were dropped in respect to
Property IL. The said extracts also records MR Mo, 1 9/03-04,

RTC extracts with respect to Property 11

We have perused copies of the RTC extracts for the period 1966-67 to 1970-71, 1971-72 10
1976-77 which bears out that K, V. Byregowda son of G, Veerappa was registered as owner
and occupant of Survey No.61/3 measuring 17 guntas including 7 guntas of kharab land i.c
Property I1. 1t is pertineni to point out that although Property 11 was granted to Marivappa his
name has not been updated in the RTC extracts.

We have perused copies of the RTC extracts for the period 1977-1978 10 1980-1981, 1981-82
to 1985-86, 1986-87 to 1987-88 which bears out that Sakamma wile of Anjanappa was
registered as the erstwhile owner and M. Shamanna as the subsequent owner of 17 gunias in
terms of MR No.1/82-83 in respect to Property 11

We have perused copy of the RTC extract for the period 1988-89 to 1992-93 which bears out
the name of M, Shamanna as the owner and occupant in terms of MR No.1/82-83 in respect

to Property 1.

We have perused copies of the RTC extracts for the period 1993-94 to 1996-97, 1997-98 to
2000-01 which bears out the name of M. Shamanna as the owner and occupant in terms of the



44

45,

46.

47.

48.

49,

partition deed and recorded in ME No.1/82-83 and MR No.12/95-96 in respect to Property 11
The said extracts also records MR No.52/03-(4,

We have perused copies of the RTC extract for the period 2001-02 to 2015-2016 which bears
out the name of Shamanna (alicnated) in terms of MR MNo 52/2003-2(04 as the owner of
Property-II, The said extracis also records the Government order bearing No UDID 426 MNI
2001 dated 18.06.2014 whercin the acquisition proceedings were dropped in respect 1o

Property L
RTC extracts with respect to Property 111

We have perused copies of the RTC extracts for the period 1966-67 w0 1970-T1, 1971-72 to
1976-77, 1977-78 to 1980-8] which bears out that Manyappae son of Byrappa was registercd
as owner and occupant of Survey No.16/1 measuring 30 puntas including 4 guntas of kharab

land i.e Property ITI.

We have perused copies of the RTC extracts for the period 1981-82 1o 1985-86, 1986-87 10
1987-88 which bears out that Maryappa son of Byrappa was registered as the erstwhile
owner and M. Shamanna as the current owner in terms of the partition deed and recorded in
MR MNo.1/82-83 in respect to Property [11

We have perused copy of the RTC extract for the period 1988-89 to 1992-93 which bears out
the name of M. Shamanna as the owner and occupant in terms of the partition deed and
recorded in ME No.1/82-8B3 in respect to Property 111,

We have perused copies of the RTC extracts for the period 1993-94 to 1996-97, 1997-98 to
200001 which bears oul the name of M. Shamanna as the owner and occupant in terms of the
partition deed and recorded in MR No.1/82-83 and MR No.12/95-96 in respect 1o Property
111.

We have perused copies of the RTC extracts for the period 2002-03 to 2015-16 which bears
out the name of M. Shamanna as the owner and occupant in terms of the partition deed and
recorded in MR No.1/82-83 and ME No.12/95-96. The said extracts also records the
Covernment order bearing No.UDD 426 MNJ 2011 dated 18.06.2014 wherein the acquisition
proceedings were dropped in respect to Property I11. The said extracts also records MR
Mo 19/03-04,

Observations:
|, Encumbrance certificate for the period 04/04/2016 Gl date.
2. Lates! tax-paid receipt for the period 2014-15 and 2015-16.
3. Bifurcation of Katha based on relinguishment deed dated 22.12.2014.



Based on the documents reviewed by us and subject to our observations detailed in the report
we hereby that B.R Shetty is the absolute owner having a valid and marketable title to the
Schedule Property.

Bangalore
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R e T TS e e
Property I

All that piece and parcel of converled lund in Survey No61/1 measuring 9 puntas, situated g
Srirampura Village, Yelahanka Hobli, Bangalore North Taluk, and bounded on the:

East by : Remaining portion of Survey No.61/1,
West by ' Village Boundary of Jakkur.

Morth by : Land bearing Survey No.16/2,

South by ¢ Land bearing Survey No.61/2.
Property 11

All that plece and parcel of converted land in Survey No.61/3 measuring 17 guntas, situated
at Srirampura Village, Yelahanka Hobli, Bangalore North Taluk, and bounded on the:

East by : Survey No.15/2,

West by : Village Boundary of Jakkur.
Morth by : Land bearing Survey No.61/2.
South by : Land bearing Survey No.61/4.
Property 111

All that piece and parcel of converted land in Survey No.16/1 measuring 22,68 guntas out of
30 guntas, situated at Srirampura Village, Yelahanka Hobli, Bangalore North Taluk, and
bounded on the:

East by : Land bearing Survey No.15/1,
West by : Village Boundary of Jakkur,
North by + Land bearing Survey No.17.
south by : Land bearing Survey No,16/2.

X
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ANNEXURE-A

LIST OF DOCUMENTS

| Order sheets duted 26/05/1957, 28/06/1957 and 02/01/1958 passed by the Special

Deputy Commuissioner, Inam Abolition, Bangalore in case filed by Mariyappa son
of Byrappa against Munisonappa, Inamdhar of Srirampura,

Partition deed dated 02/02/1977 (registered as document No 2066/76-77) exccuted
between Mariyappa and his children, namely, Byrappa, M. Ramaiah and M.
Shamanna in terms of which M, Shamanna was allotted Property I, Property I and
F‘mpr:rt:.f III

Mutation register extract in MR I"-ID ].'L"‘JS 9% attested by the Village m:-:mm!_ant_

| |

Endorsement dated 11/06/2002 bearing No.R.K.398/02-03 issued by the Tahsildar,

L . L T

Genealogical tree uf Marivappa (since deccased) certified by the Village
Accountant, Bangalore North Taluk.

Agreement to Sell dated 07/12/1995 (registered as document No.1371/96-97)
executed between M, Shamanna and his Family Members in favour of B, 8. Shetty

in respect to Property |, Property 11 and Property T1L

Greneral power of attomey dated 11/12/1995 (registered as document Mo, B00/95-
96) executed by M. Shamanna and his Family Members appointed Banjars
Enclaves as their attorney in respeci to Property L Property 11 and Property 111

10,

11.

Conversion certificate dated 17/08/2002 bearing No ATNSR. [NA). 26/2002-03
tesued by the Special Deputy Commissioner, Bangalore District, Bangalore in

| respect o Property 1.

Conversion certificate dated 17/082002 bearing No ALMN.SE.(MA).23/2002-03
issued by the Special Deputy Commissioner, Bangalore District, Bangalore in
respect to Property II

Conversion cerlificate dated 17/08/2002 bearing No ALN.SR(INA)L252002-03
issued by the Special Deputy Commissioner, Bangalore District, Bangalore in

respect ta Property 111

12,

General power of attorney dated 19/08/2002 registered as document No.348/2002-
03

13,

Sale deed dated 30/01/2003 {registered as document No.11035/02-03) executed by
M. Bhamanna and his Family Members represented by their attorney, Banjara
Enclaves along with B.S. Sheity as ‘Confirming Party ' and Banjara Enclaves as
‘Confirming Party II' in favour of B. B. Shetty represented by his attorney, B. 5.
Shetty in respeet to Property I, Property 11 and Property 111,

14,

Final Notification dated 23/02/2004 bearing No.UDD 153 MNX 2004 Bangalore.

1S,

Notification dated 14/05/2010 bearing No.UDD/223/MNX/2010 issued by the
Under Secretary to the Government, Urban Development Department under
Section 48 (1) of the Land Acquisition Act, 1894,

RTC extracts with respect to Property — 1 for the periad 1966-67 to 1970-71, 1971-
72 to 1976-77, 1977-78 1o 1980-81, 1981-82 to 1985-86, 1986-87 to 1988-89,
1988-89 to 1992-5'3 1993-94 1o 1996-97, 1997-98 to 2000-01, 2001-02 o 2015-16,

RTC extracts with t'EEpELI to Property — I for the period 1966-67 to 1970-71, 1971-
T2 o 1976-T7, 1977-78 to 1980-81, 1981-82 w 1985-B6, 1986-B7 1o 1987-8E,
1988-89 to 1992-93, 1993-94 to 1996- '?'I" 1997-98 to 2000-01, 2001-02 to 2015-16.

18,

RTC cxiracts with respect to Properly — I11 for the period 1966-67 to 1970-71,

%( 12



1971-72 to 1976-77, 1977-78 to 1980-81, 1981-82 1o 1985-86, 1986-87 to 198788,
19B1-B2 1o 1985-86, 1986-87 to 1987-88, 1988-89 to 1992-93, 1993-94 to 1996-97,
1997-98 10 2000-01, 2001-02 to 201 5-16,

19

Encumbrance certificates issued for the period 01/04/1950 1o 31/03/1970,
O1/06/1989 1o 31/03/2004, D1O4/1971 to 31/05/1989 |, 01/06/1989 to 3103/2004,
and 01/404/214 to 05042016 in respect 1o Property 1

" | Encumbrance ccmﬂcales issued for the period 01/704/1950 1o ’1-1.-'ﬂ'ifi9?|;]_

Encumbrance certificates issued for the panud 01/04/1975 to 31/05/1989,

ke itafr Pl =l Mty

01/06/ 1588 1o 31/03/2004, 01/04/2004 10 05/04/2016 in respect to Property [11.

22, | Atlas of Survey Nos.61/1 and 61/3.

23. H:ssaﬂﬁfﬁy Tippany extract in respect to Survey No.62 bifurcated into Burw.rey
MNo.'s 6171, 61/2, 61/3, 61/4 and 61/5. S

24, | Hissa Survey Tippany extract in respect to Survey MNos.16 which was bifurcated
into Survey No. 16/1 and Survey No. 16/2,

23. | Akarband extract of Property — | —

26, | Akarband extract of Property — Il

27, | Akarband extract of Property — I

28. | Endorsement dated 29/05/2002 in No. LRF:CR:41/2002-03 issued by the Special
Tahsildar, Bangalore North Sub-division, Bangalore.

29. | Endorsement dated 28/03/2002 in No.L.RF:[N. A] Iﬁﬂﬂﬂ?—lﬂﬂﬂ issued by the
Deputy Commissioner, Bangalore North Sub-division, Bangalon

30. | Endorsement dated 29/05/2002 in No PTCL.CR/35/2002-03 mund by the Assistant
Commissioner, Bangalore North Sub-division Taluk, Bangalore.

31,
Endorsement dated 07.06.2016 issued by the Karnataka Housing Board,

32, | Tax-demand register extract which bears out that BR Shetty, o

33. | Khata certificate dated 09.10.2014 issued by the Bruhat Bengaluru Mahanagara
Palike.

34. | Betterment charges paid receipl issued in favour of B Shetty.

35, | Public notice dated 21/05/2016 published in the Kannada daily newspaper Vijays

| Karnataka and Times of India.
36. | Village map of Srirampura Village.
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