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FOREWORD

This title due diligence report (“Report’™) has been prepared for APG Habitat Private
Limited{*Client”™) in relation to land in Survey No. 1491 measuring | acre 27 puntas,
sitwaled at Begur Village, Begur Hobli, Bangalore South Taluk, Bangalore District
(*“Schedule Property™).

'his Report is highly conlidential and prepared by us exclusively for the Client
{“Transaction™). Neither this Report nor any of its contents may be disclosed 1o any
person other than the Client or its officers and employees, who are directly involved in
the Transaction in respect of the Schedule Property, without our express writlen
consenl. The decision to consummate the Transaction, for the proposed consideration,
lies solely with the Client, and our findings, comments and assumptions do not
constitute a recommendation as to whether it should or should not consummate the
Transaction for the proposed consideration.

We have carried out informal litigation searches in the courts and tribunals and the sub
registry and have not found any litigations in relation to the Schedule Property. We
were also informed by the representatives of the Assetz Group (“Company ™), that there
are no litigations pending in respect of the Schedule Property. We have also conducted
informal physical searches at the sub-repistrar’s office in relation 1o registered
encumbrances, if any. Please note that while conducting litigation searches in the
courts/tribunals’sub-registry. no receipts confirming the physical searches are issued
and the records are also not completely computerized. In relation to the encumbrance
searches in sub-regisiry, the records are compulerized post the vear 2000, We rely on
the encumbrance certificates issued by the sub-registrar and we also verily the same in
the sub-registrar to contirm the entrics,

Exeept where apparent from the documents made available (o us, we have assumed that
{a) all documents provided to us conform to the originals and are sccurste and
complete; (b) whene relevant., all documents provided to us were validly authorised and
executed so that they are valid and binding on each party thereto; and (e) apart from the
documents made available 10 us, there are no other relevant documents or information
that would impact our findings in this title report; and (d) there are ne scquisition
proceedings initiated by any government authority in respect of the property or any pait
thereof detatled in this title report.

We have not conducted any physical inspection or survey of the Schedule Property

The Report does not cover any unregistered agreements to sell thalt may have been
executed in relation to the Schedule Property or the development thereon. The Repont
15 limited to the diligence of the title of the Schedule Property and does not deal with
any documents relating to lease/license the spaces in the development on the Schedule

Property.

1. Sdpar Assotiates



TITLE REPORT

We have in this Report dealt with land in Survey No.149/1 measuring | acre 27 guntas, situated
al Begur Village, Begur Hobli, Bangalore South Taluk, Bangalore District.

Flow of titte:

l.

Eak

We have perused a copy of the hissa tippany extract which bears out that land in Survey
MNo.149 was bifurcated into 12 parts being Survey No. 1491 to Survey No. 14912, The
said extract also bears out the name of Chinnappa son of Inneshappa as the owner of
Sl.ln't.’}' Mo 1490, B Reive mor bheen p'rr.lwlﬁ:'r..l' with comw (itle doctimenis fn ferms of wihich
Chinnappa acguired tile o Survey No, 131, we have therejore relicd on the revene
documents detatled below which records the name of Chinnappa ax the owner of Survey
o f49.

We have perused a copy of the karda which bears out the name of Chinnappa son of
Inneshappa as the owner of Survey No. 149/1.

We have perused a copy of the RTC exteact for the period 1967-68 to 1972-72 which
bears out the name of Chinnappa son of [nneshappa as the owner of Survey Mo, 1491
mensuring | acre 27 guntas excluding | gunta of B karab (*Schedule Property™).

We have perused a copy of the inheritance certificate extract bearing THC No, 73/82-83
which bears out that after the death of Chinnappa, the katha of the Schedule Property
was registered in the name of his only legal heir Inneshappa.

We have perused a copy ol the endorsement dated 22.12.2018 which bears out the non-
availability of the RTC extracts for the period 1973 to 1983 with respect to the Schedule
Froperty.

We have perused a copy of the RTC extract for the period 1983-84 to 1987-88 which
bears oul the name of Chinnappa son of Inneshappa as the erstwhile owner and the
name of Gode Inneshappa (also known as Inneshappa) son of Chinnappa as the
subsequent owner of the Schedule Property in terms of ITHC No,73/82-813,

We have perused a copy of the family tree (marked as exhibit P1) in 0.5, No.882/1 995
which bears out the genealogical tree of Gode Inneshappa as follows: the said Gode
Inneshappa and his wife Anthonamma had seven children namely lgneshamma,
Rajamma, Philomena, Kanikyvamary, Cecilia, Cathorine and Lurdumary,

We have perused a copy of the Will dated 13.04.1985 which bears out that Inneshappa
son of Chinnaiah bequeathed the Schedule Property along with certain other land
parcels in favour of his grandson Joseph (son of Igneshamma). We note that Joseph hos
mo acied ypon the Schedole Property and has execuied a memorandum of agreement
fwittch is detailed under the noie on livigaiion below).
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9.

We have perused a copy of the inheritance certificate extract bearing 1HC No.5/93-94
which bears out that after the death of Inneshappa. the katha of the Schedule Property
was repistered in the name of his wife Anthonamma. We note thar althongh Joseph
aegiired the Schedule Property in ferms of the will deigiled above, the kathg wax
registered in the name of Anthonantna,

. We have perused a copy of the RTC extract for the period 1988-89 to 1992-93 which

beears out the name ol Anthonamma wife of late Gode Inneshappa as the owner of the
Schedule Property in terms of [HC No 5/A3-94, We nore that although Joseph aoguired
the Schedule Property Ris name was nof gpdeated in the RTC extraces however the same
way rectified later ax detailed above,

. We have perused a copy of the sale agreement dated 30.07.1993 registered as document

Mo, | 884/93-94 which bears oul that Anthonamma wife of late Gode [nneshappa and
her daughters Igneshamma and Rajamma agreed o sell the Schedule Property in favour
of Masirulla Shariff, The registration of the said apreement is borne out in the
encumbrance certificate for the period 01.04. 1982 1o 31.03.2004. We note that the ether
duighiers of Anthonamma whe were not made parifes fo the sale agreement, were niade
parties jo the suft which has been separately deiailed below under the note on [iigation,
The suit was filed by Philomena fone of the dawpiver of Inneshappal apainst hee family
menthers, Kamnikamary hos appeared before the conrt amd has filed her writien
stefement i the said suft, Cathorine and Lurdmary have been placed exparte in the
sudr. However, they hove not chailenged the arder passed in ihe said suil or hove not

SHled any other suit over the Schedule Property, We note that any appeal If to be filed

on the safd sufr iy now time barved under faw. We hove been piven to undersiand thar
Cecilia is dead. We have sought for the death certificote and have heen given fo
understoand that the same 5 nof availoble. We hove therefore refied on the fudeement
wihich records that Ceeelia iy dead, Plegse note, we had alve isvieed a public notice
calling for objectiony over the Schedule Properiy and have noi received any objections
e o ke, The said parties have alvo execwied a memorandum of wnderstonding which
is detailed below wnder the note on litfeation.

. We have perused a copy of the general power of attorney dated 30.07.1993 registered

as docoment No261/93-94 which bears out that Anthonamma wife of late Gode
Inneshappa and her daughters lgneshamma and Rajamma awthonised and appoimted
Nasirulla ShariT as their power of attorney holder, We note that the other daughiers of
Anthonammea whoe were aol made pavties lo the power of atforney, were made parties
fer the swif which has been seporarely detailed below wmder the note on lingation, The
wiedt wars filed by Phifomena jone of the dawghier of Tneshappa) ageainst all her family
members, Kanmikamary hay appeared before the court and hay filed her wriiten
wlafement in the said suft. Cathorine and Luvdwary have been ploced exparte in the
suit. However, they have not challenged the order passed in the said suft or have not

SJiled any ether suil over the Schedule Property. We note that any appeal if 1o be filed

on the said suir s now tfme barved wnder fow. We hove been given 1o understand that
Cecilio ix dead. We have sought for the death certificare ond have heen given fo
wncderstand that the same iy nol available. We have thevefore relied an the judgement

) ;



L

jsa

which records that Cecelia is dead. Please mote, we had alvo isvued o public rotice
calling for objections over ihe Schedule Property and have nol received any objections
ars onn et The said pariies hove alvo execuied @ memorandum of vndeestanding which
iv detailed below under the note on fitigation.

. We have perused a copy of the mutation register extract bearing MR No,23/93-94

which bears oul that the katha of the Schedule Property was registered in the name of
Joseph in terms of the will executed by [nneshappa detailed above, Un a review of the
anid extroct we also note that Anthonamma wife of late Inneshappa (who had entered
it the sale agreement) had consented for the transfer of katha.

. We have perused copies of the RTC extracts for the period 1993-94 1o 2003-04 which

bears out the name of Joseph as the owner of the Schedule Property in terms of MR
Mo 2343094,

. We have perused a copy of the sale deed dated 22.12.1993 registered as document

No.d21893-94 which bears out that Anthonamma along with her davghters
lgneshamma and Rajamma represented by their power of attorney holder Nasirulla
Shariff conveyed the Schedule Property {along with 1 gunta of B karab) in favour of
K.H Manjappa. We note that | gunta ol B karab was reserved for Government use
subsequently. The registration of the said sale deed is borne out in the encumbrance
certificate tor the period 01.04.1982 1o 31.03.2004. We nove that the other daughters af
Anthonamma who were nol made pariies to the sale deed, were made parties to the suil
which has been separately detailed below under the nole on litigation, The sull was

Jiled by Philomena fore of the doavgshter of Inneshapea) aeainst all her family members,

Keamrikamuary hay appeared before the court and has filed her written statewment in the
sertel suit. Cathorfne avd Lurdmary have been placed exparie in the suit. However, they
fave mot challenged the order passed by the said suit or have wat filed any other suit
over the Schedule Property. We note that any appeal if to be filed on the said swit is
now time harred wnder law, We have been given o understand that Cecilia is dead. We
fave sought for the death certificate and have been given to undersiand that the sane
is mot available. We have therefore velied an the fudgement which records that Cecelia
is dead. Pleave note, we had alve isswed a public notice calling jor obfections over the
Schedule Property and have not received any objectfons as on date. The said parties
have also execnted a memorandum of understanding which is detailed below under the
note on Hifiearion.

- We have perused a copy of the death certificate issued by the Chief Registrar of Births

and Deaths which records the date of death of Anthonamma as 17.07.1995,

. We have perused a copy of the mutation register extract bearing ME No. [ 25/04-05

which bears out that the katha of the Schedule Property was registered in the nome of
K.H Manjappa in terms of the order dated O8, 102004 passed in RRT(1)CR.493/04-03.
We had sought for and have not been provided with the order dated 08, 102004 passed
in RET{CR.493,/04-05. We henve therefore reficd on the on the said MR No. {25004

X 5
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03 wiich way  sswed i terms of the order dated 08 108N passed  in
RET I HCR. 93013,

. We have perused copies of the RTU extracts for the period 2004-05 1o 2012-13 which

bear out the name of K.H Manjappa as the owner of the Schedule Property in terms of
MR No. 125/04-05 (court order).

. We have perused a copy of the conversion certificate dated 07.06.2010 bearing

No ALN(DLBESR:160/2007-08 issued by the Special Deputy Commissioner which
bears out that the Schedule Property was converted from agricultural use o non-
agricultural residential use, We node fhal | genia of B kharab in the Schedule Property
WY J'#.H'E'i"l-’l";'ilr_ﬁilr H-I'J"I-'I'.-'n"!‘i'i'ﬂ'l.'"l' Ve,

20, We have perused a copy of the mutation register extract bearing MR No. T36/14-15

which reconds the detatls of the conversion of the Schedule Property.

. We have perused copies of the RTC extracts for the period 2013-14 to 2017-18 which

bear out the nwme of K.H Manjappa as the owner of the Schedule Property in terms of
MR No. T36/14-15.

. We have perused a copy of the khata certiheate dated 13.08.201% issued by the Bruhat

Bengaluru Mahanagara Palike which bears out the name o K_H. Mamappa as the owner
of Survey No, 149/1.

. We have perused a copy of the khata extract dated 13.08. 2018 1ssued by the Bruhat

Hengaluru Mahanagara Palike which bears oul the name ol K.H. Manjappa as the owner
of Survey Mo, 1491 for the period 201 8-19.

. We have perused a copy of the joint development agreement dated 20.09.2018

registered as document No.5409/2018-19) which bears out that K.H.Manjappa and
certain other adjacent land owners along with Privakrisha and Pradecp Krishnappa as
confirming parties entered into a joint development agreement with APG Habitat
Private Limited to develop Survey No, 1491 along with certain other adjacent land
parcels totally admeasuring 7 acres 14 guntas into a mualti-storeyed residential complex.
The agreement inter alia bears out that APG Habital Private Limited has the rght to
create mortgage on the share allotied to APG Habitat Private Limited (which is 68% of
the undivided share in Survey No. 1491 along with certain other adjacent land parcels
totally sdmeasuring 7 acres 14 puntas) and the development rights in relation to the
proposed development., The registeation of the said agreement is borne out in the
encumbrance certificate for the penod 01.04 2018 to 25.01.2019.

. We have perused a copy of the general power of attormney dated 20.09.2018 (registered

as document Mo.l 1 1/2018-19) which bears out that K.H.Manjappa and certain other
adjscent land owners along with Privakrishas and Pradeep Krishnappa as confirming
parties autherised and appointed APG Habitot Private Limited as their power of

X ;
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attorney holder o facilitate the terms and conditions stipulated in the aforesaid joint
developrment agreement,

. We have perused a copy of the memorandum of entry recording the deposit of title

decds dated 0910, 2018 registered as document No.62952018-19 which bears out that
AP Habitat Private Limited morigaged its rights with respect to Survey No. 1491 with
Wistra ITCL (Indig) Limited. The registration of the said mortgage deed 15 bome out in
the encumbrance certificate for the penod 01042008 to 25.01.2019.

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

No. 49T as 1 acre 27 guntas excluding | gunta of kharab land.

. We have perused a copy ol the moola tippany which bears out the shape of Survey

No.l49.

2%, We have perused copies of the encumbrance certificates for the period 01.04.1919 1o

I0.06.1924, 01.04.1924 1w 31031982, 01.04.1982 w 31.03.2004, 01.04.2004 to
FLO3. 20407, 01042007 1w 01102016, O1.01.2016 o IT.0L2018. O1.04. 2004 ta
25002019 and from 01.04.2018 to 25.01.2019 which bears out registration of the
relevant transactions detailed above and otherwise bear out nil encumbrances with
respect o Survey No. 149/,

We have perused a copy ot the endorsement dated 280352000 issued by the Bangalore
Development Authority, which bears out that there were no acquisition proceedings
inttiated by the said aothority with respect to land situated at Bepur Village. Begur
Hobli, Bangalore South Taluk.

We have perused a copy ol the endorsement dated 16.08.2007 (beaning No.89/2007-
0&) issued by the Assistant Commissioner which bears out that there were no
proceedings initiated under sections 79A and 798 of the Kamataka and Reforms Act,
1961 with respect to Survey No.149/1.

. We have perused a copy of the endorsement dated 09.08.2007 {bearing No. 3082007 -

0K} issued by the Thasildar which bears out that there were no proceedings initiated
under section 484 of the Kamataka and Reforms Act. 1961 with respect to Survey
Mo 1491,

We have perused a copy ol the endorsement dated 12.03.2019 (bearing No.PTCL/
232/1B-19 issued by the Assistunt Commissioner which bears out that there are ne
claims registered under the provisions of the Kamataka Scheduled Castes and
Scheduled Tribes (Prohibition of Transter of Certain Lands] Act. 1978 with respect to
Survey No 14971,

We have issued public notices dated 28.07.2018 in the Kannada edition of the “Vijaya
Karnataka' Bangalore and English edition of the * Times of India™ Bangalore calling for
ohjections, if any, in relation to cerain immovahle properties including Survey

j(/ ,
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Mo 1491, As on date. we have not received any objections’ claims in response to the
aforesaid public notices,

We have perused a copy of the endorsement dated 21.02.2019 issued by the Thasildar,
Begur Taluk, which bears out the non-avatlability of index of land extract and record
of rghts extract in respect of Survey No.14%] and certain other survey numbers.

We have perused a copy of the endorsement dated 23.07.2008 issued by the Karnataka
Hausing Board, which bears out that there were no acquisition proceedings initiated by
the said authority with respect (o land situated at Begur Village, Begur Hobli, Bangalore
South Taluk with respect to Survey No. 1491,

We have perused a copy of the endorsement dated 22, 10.201 8 issued by the Karnataka
Industrial Areas Development Board which bears out that there were no acquisition
proceedings initiated by the said authority with respect o0 Survey No. 14971 and certain
other adjacent land parcels for the purposes of Bangalore Mysore Infrastruciure
Corridor Project.

We have perused a copy of the Village Map of Begur Village bears out the location of
Survey No.149 in Begur village,

{f ix suggested to obtain the toc-paid receipis for the previews three vearys in relation to
Survey Mo f491.

Dietatls on litigation:

We have perused a copy of the judgment dated 31,01, 2004 passed by the Court of the
PPRL Civil Judge, Senior Division, Bangalore Rural District in 05 No. 382/1995 filed
by Philomena danghter of late Inneshappa against (1) her family members namely
lgneshamma, Rajamma, Kanikyamary, Catherine, Lurdumary and Jenus (alse known
as Joseph). (2) Nairulla SharitT and (3) K. Manjappa and {4) Ravi Kumar for partition
and separate possession of the Schedule Property along with certain other land parcels
and o declare the sale agreement and the sale deed executed in favour of K.H Manjappa
& null and voud, The judgment bears out that the suit was decreed in part and that
Philomenn was entitled to 2/7th share in ltem Nod and ltem No.5 of the suit schedule
properties. The said order further bears out that Item No 4 is a house property and Item
Mer5 is a vacant site both of which do not form part of the Schedule Property. The said
order also bears out that the plaintiffs share over Survey No.149/1 was dismissed.

On a review ol the order sheet passed in 0.5 No 882/ 1993, we note that few sites were
formed in Survey No. 1491 and the said sites were also conveyed in favour of 3rd
parties who are residing therein by constructing houses. We had sought for
clarifications in this regard and have been given to understand that the sites were not
formed in Survey No. 1497 . We also note that the encumbrance cerlificates do not bear
oul references to any registered sale transactions in favour of any 3™ parties,

X
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We have perused a copy of the memorandum of agreement dated 14.07. 19493 execuied
between Anthonamma, Agneeshamma (we have been given to understand  that
Agneeshamma is also known as lgneshamma), Rajamma., Philomina, Kanika Mary,
Catherine, Lurdumary and Joseph which bears out that in terms olan oral understanding
between the family members, the Schedule Property was agreed (o be the share of
Agneeshamma (also known as Igneshamma) and Rajamma. The said agreement also
bears out that Anthonamma Philoming, Kanka Mary, Catherine, Lurdumary and
Inseph agreed 1o hold and possess certain other properties,

Wi have also seen a copy of the notarised affidavit dated 16.01,2008 swom in by Joseph
and Jenus which bears out that Jesus was also known as Jenus among his relatives and
fricnds. He was a party to the suit bearing (.5 No 882/1995 and is the owner of Survey
Mo, 149710 and not the Schedule Property.

CERTIFICATE

Based on the documents reviewed by us in this Report and subject to our observations detailed
Report, we are of the opinion that (1) K.H Manjappa has absolute valid and marketable title
over the Schedule Property and (2) APG Habitat Private Limited has valid development rights
over the Schedule Property subject to the existing mortgage created in favour of Vistra ITCL
(India) Limited.

| hagiy Associatda

Bangalore

SCHEDULE

All that piece and parcel of converted land bearing Survey No.149/T measuring aboul | acre
27 puntas excluding 1 punta karab, situated at Begur Viltage. Begur Hobli, Bangalore South
Taluk, Bangalore District and bounded on;

Fast by : Properly belonging to Chowrappa.

West by : Government Lake,

North by : Property belonging to Tailor Krishnappa,
South by : Property belonging to Chikkachowrappa



Annexure -1

List of docoments for Survey No.14%1

L1N Deseription of documenis Ovriginal/ Photocopy
No
| 1. Hissa tippany extract - - Certified Copy
| 2. | Karda extract Certified Copy
3. | RTC extract for the period 1967-68 to 1972-73 Certified Copy
4. Inheritance certificate extract bearing I1C No.73/82-81 Certified Copy
w Endorserment dated 22.12.2018 bearing out the non-availability of the | Original
RTC extracts
6. | RTC extract for the period 1983-84 10 1987-88 | Certified Copy
7. Family iree {marked as exhibit P1) in 0.5, No.BB2/1995 Certified Copy
A& | Will daged 13.04, 1985 exccuted by Inneshappa Photocopy
9. Inheritance certificate extract bearing 1HC MNo.5/93-94 Certified Copy
Iy | RTC extract for the period 1988-89 10 [9‘?"'—5'3 Certified Copy
I1. |Sale agreement dated 30.07.1993 registered as  document | Certified Caopy
No.1884/93.94
12. | General power - af attorney dated 30.07. 1993 repistered as document | Certified Copy i
No.261/33-34
|3, | Mutation register extract bearing ME No.23/03.94 | Certified .Q?Pl
14, | Death certificate of Anthonamima. Photocopy
15, | RTC extracts for the period 1993-94 10 2003-04 Certified Copy
l6. | Sale deed dated 22.12.1993 registered as document No 421803-94 | Certified Copy
executed by Anthonamma in favour of K, H Manjeppa,
17. | Mutation register extract bearing MR No, 125/04-05 Certified Copy
18. | RTC extracts for the period 2004-05 to 2006-07 Certified Copy
19, | RTC extracts for the period 2007-08 to 2009-10 ) Certified C oy
20, | Conversion certificate dated 07.06.2010 bearing | Certified Copy
No ALN(D.B):SR:1 60/2007-08
21. | Mutation register extract bearing MR No. T36/14-15 Certified Copy
23, | RTC extracts for the period 2010-11 o 2016-17 Certified Copy
23 RTC extracts for the period 2017-18 Certified Co
24, | Akarband extract Certified EErp:.-
23, | Moola tippani Certified Copy
26. | Encumbrance certificate for the period 01.04.1919 to 30.06.1924, | Certified Copy
01041924 1o 31.03.1982, 01.04.1982 10 31.03.2004, 01.04.2004 w0
JLO3.2007, 01042007 1o 01102016, 01,001 2016 to 31.01.2018 and
from 01.04.2004 to 25,01.2019 and from 01.04.2018 to 25.01.2019,
27. | Endorsement dated 21.02.2019 issued by the Thasildar, Begur Taluk | Photocopy
bearing out the non-availability of index of land and record of rights
extracl
28 Endorsement dated 23.07.2018 issued by the Kamataka Housing | Original
Board.
2% | Endorsement dated 28.05.2010 issued by the Bangalore Development | Photocopy
Authority
30, | Endorsement dated 16.08.2007 (bearing No.89/2007-08) issued by | Photocopy

the Assistant Commissioner under sections 794 and 798 of the

Kamataka and Reforms Act, 1961,

10



| Endorsement dated 09082007 {bearing No 308/2007-08) issued by
the Thasildar under sections 48A of the Kamataka and Reforms Act,
1961

Endorsement dated 12.03,2019 (beari rt_g Mo PTCL 232/18-19 issued |

by the Assistant Commissioner under the provisions ol the Karnataka
Scheduled Castes and Scheduled Treibes { Prohibition of Transfer of
Certain Lands) Act, 1978,

Photocopy

Photocopy B

Judgement and order sheet dated 31.01 2004 passed by the Court of
the PRL Civil Judge. Senior Division, Bangalore Rural Distriet in 08
Mo, 882/1995

34.

Khata certificate dated 13.08.2018 issued by the Bruhat Bengaluru

Mahanagara Palike which bears out the name of Manjappa as the
owner of Survey No. 14971,

35.

Certified Copy

Original

Khato extract dated [3.08.2018 issued by the Bruhat Bengaluru
Mahanagara Palike which bears out the name of Manjappa as the
owner of Survey No. 14971 for the period 2018-19,

a.

Original

Memorandum ul'undt:rsLandmg dated 14.07.1993,

37

Original

Notarised affidavit dated 16.01 2008 sworn in by Jesus.

38,

Joint  development agreement dated 20092018 registered as
document No, 5409201 8-19) executed by K_H.Manjappa and certain
other adjacent land owners along with Priyakrisha and Pradeep
Krishnappa with APG Habitat Private Limited.

39,

Drigingl

Original

Creneral power of attorney dated 200092018 {registered as document
No111/2018-19) executed by K. H.Manjappa and certain other
adjacent land owners along with Privakrisha and Pradeep Krishnappa
with APG Habitat Private Limited.

44,

41.

Endorsement dated 22.10.2018 issued by the Karnataka Industrial

| Arens Development Board,

Memorandum of entry recording the deposit of title deeds dated
09, 10,2018 registered as document No.6295/2018-19 executed by AP
Habitat Private Limited in favour of Vistra ITCL {India) Limited

Ohriginal

Public notices dated 28,07.201% in the Kannada edition of the *Vijaya
Karnataka® Bangalore and English edition of the “Times of India’

Bangalore.
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FOREWORD

This tithe due diligence report (“Report”™) has been prepared for APG Habitat Private
Limitex] ("Client”) in relation to land in Survey No 1493 measuring ¥ gunias. situated
at Begur Village, Begur Hobli, Bangalore South Taluk, Bangalore District (“Schedule
Property™).

This Report is highly confidential and prepared by us exclusively for the Client
{“Transaction”). Neither this Report nor any of its contents may be disclosed to any
person other than the Client or its officers and employees, who are directly involved in
the Transaction in respect of the Schedule Property, withoul our express written
consent. The decision to consummate the Transaction, for the proposed consideration,
lies solely with the Client. and our findings, comments and assumptions do not
constitute a recommendation as to whether it should or should not consummate the
Transaction for the proposed consideration.

We have carried out informal litigation searches in the courts and tribunals and the sub
registry and have not found any litigations in relation 1o the Schedule Property. We
were also informed by the representatives of the Assetz Group (“Company ™), that there
are no litigations pending in respect of the Schedule Property. We have also conducted
informal physical searches ot the sub-registrar’s office in relation to registered
encumbrances, if any, Please note thet while conducting litigation searches in the
courts/iribunals/sub-registry, no receipts confirming the physical searches are issued
and the records are also not completely computerized. In relation to the encumbrance
searches in sub-registry. the records are compulerized post the year 2000, We rely on
the encumbrance certificates issued by the sub-registrar and we also verify the same in
the sub-registrar to confirm the entrics.

Fxeept where apparent from the documents made available to us, 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 party thereto; and () apart from the
documents made available to ws. there are no other relevant documenis or information
thal would impact our findings in this title report; and (d) there are ne acquisition
proceedings initiated by any government authority in respect of the properly or any part
thereof detailed in this title report.

We have not conducted any physical inspection or survey of the Schedule Propenty

The Report does not cover any unregistered agreements (o sell that may have been
execuled in relation to the Schedule Property or the development thereon. The Report
is limited to the diligence of the title of the Schedule Property and does not deal with
any documents relating 1o lease/license the spaces in the development on the Schedule

Property.
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TITLE REFORT

We have in this Report dealt with the land in Survey Mo, 14973 measuring & guntas, situated at
Begur Village, Begur Hobli, Bangalore South Taluk, Bangalore District.

Flow of title:

b

We have perused a copy of the karda dated 09.06.1958 issued in relation 1 Survey
No. 1493 which bears out the name of Chinnappa as the owner of Survey No. 149/3,

We have perused o copy of the inheritance register extract bearing 1HR No.91/82-83
which bears out that after the death of Dandu Chinnappa, the khata of Survey No. 1493
measuring 8 guntas (“Survey No.14%/37) was jointly registered in the names of his
legal heirs namely 1) C.Anhonappa, 2) Lucus since deceased represented by his wife
Arogyamma, 3) Francis and 4) Joseph, We had sought for and have been given o
understand that the geneatogical rree of Dandu Chinmappa bearing out the details of
hix children and grandehildren is nof available,. However, it is not of a major concern
given that there are no clatms made by any third parties cloiming o be the legal heirs
af Dandu Chinnappa._We have further been given to understand that Chinsappa and
Dewrelee Chinnappa is one and the same person,

. We have perused a copy of the endorsement dated 22,12.2018 issued by the Thasildar

which bears out the non-availability of the RTC extracts for the period [9659- 1988 and
19902000 with respect o Survey No. 14973,

We have perused copies of the RTC extracts for the period 1983-84 1o 1992-93 which
bears out the names of Chinnappa son of Aroyvappa as the erstwhile owner and the
names of 1) C Anthonaswamy (also known as Anthonappa), 2) Lucus, 3) Francis and
41 Joseph as the owners of Survey No. 1493 in terms of THC N, 21/82-83. We nore that
aifthougrh Licuy wos deceased and his shave was inherited 'IJ'." hiw wife Arognvamm, the
wame of Lucis weas reflecting as the owner since the BTC extracts were nol uplited,

We have perused a copy of the mutation register extract bearing MR No.16/1994-85
which bears out that the khata of C. Anthonaswamy's share in Survey No. 1493 was
registered jointly in the names of his legal heirs namely Jacob, Anthony Raj. Sagayi
Raj and Vijaykumar.

We have perused a copy of the RTC extract for the period 1988-1997 which bears out
the names of 1) Lucus, 2) Francis, 3) Joseph — all in terms of THC No.91/82-83 and 4)
Gerald. Anthony Raj, Sagayi Raj and Vijaykumar (Vijaykumar since minor represented
by his mother Chinnamma) — all in terms of ME No.16/94-95 as the owners of Survey
No.149/3,

We have perused a copy of the sale deed dated 24.08.1994 registered as document
MNo.4515/94-95 which bears out that 1) Anthonaswamy along with his children namely
Crerald, Sagayi Ral. Anthoniraj and Vijayakwmar, 2) Francis, 3) Joseph conveved land
in Survey No, 14%73 in favour of 8. Chandrashekaraiah. The registration of the said sale
deed 1% borme out m the encumbrance centificate for the period 0104, 1964 10
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31032004, We note that Arogyamma wile of late Lucus who was not made a party to
the sale deed has later executed a confirmation deed which is detailed in point No. 18
below.

We have perused copies of the public notices both dated 16.009.2018 issued in Kannada
Prabha (a Kannada news daily) and Deccan Chronicle (an English news daily) by
Advocate. Arvind B Patil which records the loss of the aforesaid original sale deed
dated 24.08. 1994 registered as document No.4515/94-93. We have also perused a copy
of the communication dated 22,12, 2018 issued by Advocate, Arvind B Patil which
bears out that he has not received any objections/claims to the public notice dated
16.09.2018.

We have perused a copy of the mutation register extract bearing MR No.8/1997-98
which bears out that the khata of Survey No. 1493 was registered in the name of
5.Chandrashekaraiah in terms of the sale deed dated 24.08. 1994,

We have perused copies of the RTC extracts for the period 2001-02 to 2005-06 which
bear out the names of 1) Lucus, 2) Francis, 3} Joseph — all in terms of THC No.91/§2-
43 and 4) Gerad. Anthony Raj. Sagayi Raj and Vijaykumar (Vijaykumar since minor
represented by his mother Chinnamma) - all in terms of MR Mo, 16/94-05 as the owners
of Survey No 1493, We note that although Survey No. 1493 was conveved in favour of
8 Chamdrashekaraiah, the names of the erstwhile owners were recorded in the RTC
extracis since the RTC extracts were mot wpdated

We have perused a copy of the mutation register extract bearing MR No.62/2005-06
which bears out that the khata of Survey No.14%/3 along with certain other survey
numbers was registered in the name of S.Chandrashekaraiah in terms of the order dated
20007.2005 bearing No.RRT(1NCR2I242005-06. in MR No62/2005-06 recorcs the
details af the ovder dated 2007 2003 bearing No RRT{DCR2242005-06 as jollows;
an application which was fifed by Pankajo wife of late S.Chandrasehkaraioh (o change
the initial of 5. Chandeashelaraiah which was reflecied ax M Chandrasehkaraiah in
Column No ¥ of the RTC exiracts) way considered and the relevant changes was
arcered to he made in the RTC extracts.

. We have perused copies of the RTC extracts for the period 2006-07 to 2016-17 which

bears out the name of 5.Chandraschkaraiah as the owner of Survey No 1493 in lerms
of MR No.62/2005-06 and also records the names 1) Lucus, 2) Francis, 3) Joseph — all
in terms of HC No.91/82-83 and 4) Gerad, Anthony Raj, Sagayi Raj and Vijaykumar
{Vijaykumar since minor represented by his mother Chinnamma) - all in terms of MR
No. 16/94-95 as the owners of Survey No, 14%3. We note that althongh Survey No. 1493
was conveyed in jovenr of S.Chandrashekaraiah, the names of the ersiwhile owners
were pecarded in the RTC extracts along with the mame of S.Chandrashekoaraial since

the RTC extraces are nof updatecd



15

16,

151

18,

19.

. We have perused a copy of the affidavit dated 03102016 swom in by M.S . Pankaja

which bears out the genealopical tree ol 8.Chandrashekaraih as follows: the said
8. Chandrashekaraih died leaving behind his wile Pankajo and two children namely
Vijay and Chandan (deceased).

. We have perused a copy of mutation register extract bearing MR No.HI16/2016-17

which bears out that the katha of Survey MNo.149/3 measuring £ guntas was registered
in the name of Pankaja wife of late S.Chandrashekaraiah in terms of the order dated
28.07.2016 bearing No.RA(S)I00/]16-17.

We have perused a copy of the order dated 28.07.2016 bearing Mo RA(SH00/16-17
issued by the Assistant Commissioner which bears out that the Thasildar was directed
to make necessary changes in the RTC extracts and to register the name of Pankaja as
the owner of Survey No, 1493,

We have perused a copy of the RTC extract for the year 2017-18 which bears out the
name of Pankaja as the owner of Survey No. 14973 in terms of MR No.H16/2016-17
and records the names of Lucus, Joseph, Francis, Joucoat and Sagayiraju {extent
mentioned as 0 gunias) as the owners in terms of [HC No 91/83-84. We are given o
wnderstand that the RTC extracts have not been updared

We hove perused a copy of the conversion centificate dated 09.03.2018 bearing
No ALN(S.BESR:13/2016-17 issued by the Deputy Commissioner which bears out that
Survey No, 1493 was converted From agricultural wse o non-agricultural residential
e,

We have perused a copy of the confirmation deed dated 03.09.2018 (registered as
document No. 5403201 8-19) which bears out that Arogyamma wite of late Lucus
ratified the aforesaid sale deced dated 24.08. 19 registered as decument No.4515/1994-
95 and confirmed title with respect 1o Survey No. 1493 in favour of Pankaja. We nore
tha the schedule 1o te sald confirmation deed bears ot the land 1o be agriculivral
We had sought for clarifications in thix regard el wnderstand that it was o
typographical error.

We have perused a copy of the joint development apreement dated 20.09.201§
registered as document No.5409/2018-1%) which bears out that Pankaja. her son Vijay
and certain other adjacent land owners along with Privakrisha and Pradeep Krishnappa
as confirming partics entered into a joint development agreement with APG Habitat
Private Limited o develop Survey No.149/3 along with certain other adjacent land
parcels totally admeasuring 7 acres 14 guntas into a multi-storeyed residential complex,
The agreement inter alia bears out that APG Habitat Private Limited has the right to
create morigage on the share allodted 10 APG Habitat Private Limited {which is 68% of
the undivided share in Survey No. 1493 along with certain other adjacent land parcels
totally admeasuring 7 acres 14 puntos) amd the development rights in relation to the
proposed development.  The registration of the said agreement is borne out in the
encumbrance certificate for the period 01.04.2018 to 25.01.2019,

X ;
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20, We have perused n copy ol the general power of attorney dated 200002018 (registered

as document No. 111200 8-19) which bears out that Pankaja, her son Vijay and cerain
other adjacent land owners along with Privakrisha and Pradeep Krishnappa as
confirming parties authorised and appointed APG Habital Private Limited as their
power ol attorney holder to facilitate the terms and conditions stipulated in the aloresaid
Joint development agreement,

- We have perused a copy of the memorandum of entry recording the deposit of title

deeds dated 09.10.2018 registered as document No.6295/2018-19 which bears out that
AP Habital Private Limited morigaged its rights with respeet to Survey No. 14973 with
Vistra ITCL (India) Limited. The registation of the said mortgage deed is borne out in
the encumbrance certificate for the period 01.04.2018 10 25.01.2019.

. We have perused a copy of the akarband extract which bears out the extent of Survey

No. 1493 as B guntas without kharab,

. We have perused o copy of the moola tippani extract which bears out the shape of

Survey Mo, 149,

- We have perused copies of the encumbrance centificates for the period 01.04,1919 1o

30.06.1924, 01071924 to 14.02.1957, 15.02.1957 to 31.03.1960, 01041960 to
31032004, 01.04.2004 w0 26.10.2018, 01.04.2004 to 25.01.2019 which bears oul
registration of the relevant transactions detailed above and otherwise bear out nil
encumbrances with respect to Survey No, 14973,

. We have perused a copy of the endorsement dated 21.02.2019 issued by the Thasildar,

Begur Taluk. which bears out the non-availability of index of land extract and record
of rights exiract in respect of Survey No, 1493 and certain other survey numbers.

- We have perused a copy of the endorsement dated 23.07.2018 issued by the Kamataka

Housing Board, which bears out that there were no acquisition proceedings initiated by
the said authority with respect to land situated at Begur Village, Begur Hobli, Bangalore
South Taluk.

. We have perused a copy of the endorsement dated 22.10.2018 issued by the Karnataka

Industrial Areas Development Board which bears out that there were no scquisition
procecdings initiated by the said authority with respect to Survey No. 14973 and certain
other adjacent land parcels for the purposes of Bangalore Mysore Infrastructure
Corridor Project.

. We have perused a copy of the endorsement dated 28052010 issued by the Bangalore

Development Authority, which bears out that there were no acquisition proceedings
initiated by the said authority with respect 10 land situated al Begur Village, Begur
Hobli. Bangalore South Taluk.

'
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29, We have perused a copy ol the endorsement dated 21,01, 2008 issued by the Assistant

Commissioner which bears oul that there are no claims registered under Sections 79 A
and B of the Kamataka Land Reforms Act with respect o Survey No. 1493,

M), We have perused a copy of the endorsement dated 24.05.2011 issued by the Assistani

3.

34,

Commissioner which bears out that there are no ¢laims registered under the provisions
ol the PTCL Act with respeet to Survey Mo, 1493,

We have perused a copy of the endorsement dated 05.02.2008 issued by the Special
Tahsildar which bears out that there are no tenancy claims registered under Form 7A
of the Karnataka Land Reforms Act with respect to Survey No, 149/3,

. We have perused a copy of the endorsement dated 12.03.2019 (bearing No.PTCL/

232/18-19 issued by the Assistant Commissioner which bears out that there are no
claims registered under the provisions of the Karnataka Scheduled Castes and
Scheduled Tribes (Prohibition of Transfer of Certain Lands) Act. 1978, with respect 1o
survey Mo, 14973,

. We have issued public notices dated 28.07. 2018 in the Kannada edition of the *Vijaya

Karmataka® Bangalore and English edition of the *Times of India® Bangalore calling for
objections, if any. in relation to certain immovable propertics including Survey
Mo, 14953, As on date, we have nol received any l\rhjr:q:li-:111:|." elaims in response (o the
aforesaid public notices.

We have perused a copy of the khata certificate dated 13.08. 2018 issued by the Bruhat
Bengaluru Mahanagara Palike which bears out the name of Pankaja as the owner of
Survey No. 14973,

. We have perused a copy of the khata extract dated 13.08.2018 issued by the Bruhat

Bengalury Mahanagara Palike which bears out the name of Pankaja as the owner of
Survey No, 1493 for the period 2018-19,

. We have perused a copy of the Village Map of Begur Village bears out the location of

Survey No.149 in Beguor village.

It is suggested o obtain the tax-paid receipts for the previous three years in relaiion 1o

Nervey No, [4043,
-
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Based on the documents reviewed by us in this Report and subject to our observations detailed
Reporl, we are of the opinion that (1) Pankaja and her son Vijay have absolute valid and
marketable title and (2) APG Habitat Private Limited has valid development rights over the
Schedule Property subject to the existing mortgage created in favour of Vistra ITCL (India)
Limited,

\mm%@-
J Sdpar Associates

Bangalore

SCHEDULE

All that piece and parcel of converted land bearing Survey No. 14%/3 measuring about 8 guntas,
situated at Begur Village, Begur Hobli, Bangalore South Taluk, Bangalore District and
bounded on the:

East by Property helonging to Chikkachowrappa.
| West by Property belonging to Chikkachowrappa.

North by Property belonging to Gode lgnesappa.

South hy_. Property belonging to Holada Appﬂju.;;pu..




Annexure - |
List of documents for Survey No. 14973
SL No. | List of documents Original/ Photocopy |
1. Karda dated 0906, 1958 of Survey No. 149/3. Certified co
2 Inheritance register extract bearing IHR Mo 91/82-83, Certified Copy
3 Endorsement 22.12.2018 issued by the Thasildar bearing out the | Photocopy
non-availability of the RTC extracts for the period 1969-1988 and
19R9-2000 with respect (o Survey No. 14973,
4. | RTC extracts for the period 1983-84 to 1987-88. Photocopy
5. RTC extracts for the period 1988- 89 10 1996-97 | Cenified Copy
6. Mutation register extract bearing MR No.16/1994-93, | Centitied Copy
T, RTC extract for the period 1997-G8 to 1999-((). Centified co
. RTC extract for the period 2001-02 to 20035-06. Certified '[:'DE_‘r'_
9. Sale deed dated 24.08.1994 registered as document No.4515/94- | Seen [P hotocopy.
95 executed by 1) Anthonaswamy along with his children namely | Original is
Gerald, Sagayi Raj. Anthoniraj and Vijayakumar, 2) Francis, 3) | misplaced.  Public
loseph in favour of 8. Chandrashekaraiah. notice for the same
B has been issued, _
110, Public notice dated 16.09.2018 issued by B Arvind Patil in Decean | Original
Chronical recording the loss of sale deed dated 24081994, B D
11, | Public notice dated 16.09201% issued by B.Arvind Patil in | Original
- Kannada Prabha recording the loss of sale deed dated 24.08.19%4. |
12, | Mutation register extract bearing MR No 8/1997-98. Certified copy
13, Mutation register extract bearing MR Mo, 62'21]{}5 i, Certified copy
4. | RTC extracts for lh::j:,nml 2006-07 to 2011-12 Certified copy N
5. | RTC extracis for the period 201213 2016-17. Certified copy
l&. | Afhdavit dated 03.10.2016 sworn in by M.S.Pankaja. I"hotocopy
| 7. [Death certilicate of Chandrashekaraiah Photocopy
| 5. Mutation register extract bearing MR No. H16/2016-17. Certified Copy
19. | Order dated 28.07.2016 bearing No BA[S T 16-17 issued by the | Centified Copy
Assistant Commissioner, _
20, RTC extract for the vear 2017-18. Certilied Copy
Z1. Conversion certificale dated 09.03.2018 bearing | Certified Copy
No ALN(S.B):SR:33/2016-17  issued by  the  Deputy
| Commissioner.
22, | Akarband extract. - Certificd Copy
23. Moola tippani extract, Certified Copy
24, Encumbrance certificate for the period 01.04.1919 to 30.06.1924, | Certified copy Bl
001.07.1924 to 14.02.1957, 15.02.1957 to 31.03.1960, 01.04.1960
to 31032004, 01042004 to 26102018, 01.04.2004 to
25.01.2019.
25. Encumbrance certificate  for the period 01042004 o | Certified copy ||
13.04.2001.01.04.2010 to 04.11,2015, 01.04.2015 to 23.08.2016
and from 01.01. 201610 31.01.2018,
26, Endorsement dated 21.02.2019 issued by the Thasildar, Bepur | Photocopy

Taluk bearing out the non-availability of index of lands extract and

record of rights.



27,

28,

Endorsement dated 23 072018 issucd by the Karnataka I-Iﬂumng
Board.

Photocopy

Endorsement  dated 28.052010 issued by the Bangalore
Development Authority,

Photocopy

Endorsement  dated 210012008 jssued by  the  Assistant
Commissioner which bears out that there are no claims regisicred
under Sections 7% A and B of the Kamataka Land Reforms Act,

a0,

31,

Photocopy

Endorsement  dated 24052011  issued by the Assistant
Commissioner under the provisions of the PTCL Act.

Photocopy

Endorsement dated 05.02.2008 issued by the Special Tahsildar
which bears out that there are no tenancy claims registered under
Form 7A of the Karnataka Land Reforms Act.

Photocopy

Khata certificate dated | 3.08.2018 issued by the Bruhat Bengaluru
Mahanagara Palike in the name of Pankaja.

33.

Crrigrinal

Khata extract dated 13082018 issucd by the Bruhai Bengaluru
Mahanagara Palike in the name of Pankaja.

34

Crriginal

Confirmation deed dated 03002018 {registered as document I

Mo 5403/2018-19) exceuted by Arogyamma wife of late Lucus in
favour of Pankaja.

3.

Chriginal

loint development agreement dated 20.092018 registered as
document No. 5409201 8-19) executed by Pankaja. her son Vijay
and certain other adjacent land owners along with Priyvakrisha and
Pradeep Krishnappa with APG Habitat Private Limited.

Ciriginal

36,

General power of attomey dated 20.09.2018 (repistered as
document No, 1 11/2018-19) executed by Pankaja, ber son Vijay
and certain {:lhc:r ﬂdjuu.m ]aml OWIIETS a!clrlg wilh Hiyﬁl.n'.shu and

3.

Chriginal

38,

Ciriginal

Memumndurn of Emr].r I'EI:!-[.IILT[ng the deposit of title deeds dated
09, 102018 registered as document No 6295201 8-19 executed by
AP Habitat Private Limited in favour of Vistra ITCL (India)
Limitesd

Certified copy

39.

Public notices dated 28.07.2018 in the Kannada edition of the
‘Vijaya Karnataka® Bangalore and English edition of the "Times of
India’ Bangalore, calling for objections, if any. S

40,

Communication dated 22.12.2018 issued by Advocate, Arvind B
Patil issued in relation to the public notice dated 16.09.2018

41.

Endorsement dated 12.03.2019 (bearing No.PTCL/ 232/18-19 |

issued by the Assistant Commissioner under the provisions of the
Kamataka Scheduled Castes and Scheduled Tribes (Prohibition of

| Transfer of Certain Lands) Act. 1978.

Photocopy

fjﬁgi’nul -

Ciriginal
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J. Sagar Associates

FOREWORD

This title due diligence report (“Report”™) has been prepared for APG Habitat Private
Limited (*Client™) in relation to land in Survey No 1494 measuring 10 guntas and
survey No, 14%5 measuring 4 guntas, situated at Bepur Village, Begur Hobli,
Banpalore South Taluk, Bangalore District (“Schedule Property™).

I'his Report is highly confidential and prepared by us exclusively for the Client
(“Transaction™). Neither this Report nor any of its contents may be disclosed to any
person other than the Client or its officers and employees, who are directly involved in
the Transaction in respect of the Schedule Property, without our express written
consent, The decision to consummate the Transaction, for the proposed consideration,
lies solely with the Client, and our findings, comments and assumptions do not
constitule a recommendation as 10 whether it should or should not consummate the
Transaction for the proposed consideration.

We have carried out informal litigation scarches in the courts and tribunals and the sub
registry and have not found any litigations in relation (o the Schedule Property. We
were also informed by the representatives of the Assetz Group ("Company ™). that there
are no litigations pending in respect of the Schedule Property, We have also conducted
informal physical searches at the sub-registrar’s office in relation w0 registered
encumbrances, if any. Please note that while conducting litigation searches in the
courts‘tribunals/sub-registry, no receipts confirming the physical scarches are issued
and the records are also not completely computerized. In relation to the encumbrance
scarches in sub-registry, the records are computerized post the year 2000, We rely on
the encumbrance certificates issued by the sub-registry and we also verify the same in
the sub-registry to confirm the entries.

Except where apparent [rom the documents made available to us, we have assumed thal
(a) all documents provided to us conform to the originals and are accurate and
complete; (b) where relevant, all documents provided o us were validly authorised and
executed 50 that they are valid and binding on each party thereto; and {e) apart from the
documents made available 1o us, there are no other relevant documents or information
that would impact our findings in this title report; and (d) there are no acquisition
proceedings initiated by any government authority in respect of the property or any part
thereol detailed in this title report.

We have not conducted any physical inspection or survey of the Schedule Property

The Report does not cover any unregistered agreements to sell that may have been
exccuted in relation to the Schedule Property or the development thereon. The Report
15 limited to the diligence of the title of the Schedule Property and does not deal with
any documents relating (o lease/license the spaces in the development on the Schedule

Property.
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We have in this title Report dealt with the land in Survey No.14%/4 measuring 10 guntas and
Survey MNo. 14975 measuring 4 puntas, situated at Begur Village. Begur Hobli. Bangalore South
Taluk, Bangalore DistricL

Flow of title for Survey No.149/5 measuring 4 gunias:

|, We have perused a copy of the sale deed 21,09, 1953 registered as document No.4338/53-
534 which bears out that Arogyappa and his brother Chinnappa (both children of
Chowrappa) conveyed Survey No.14%5 measuring 4 puntas (“Survey No.149/57) in
tavour of Chowrappa alias Abbaish,

L]

We have perused copies of the RTC extracts for the period 1967-68 to 1972-73 which
bears out the name of Chowrappa as the owner of Survey Mo, 14975,

3. We have perused a copy of the endorsement dated 16.11.2018 which bears out the non-
availability of the RTC extracts for the period 1973-74 to 1983-84 with respect 1o Survey
Nio, | 49/5,

4. We have perused a copy of the sale deed dated 22.10.1953 registered as document
No.5064/53-54 which bears out that Nagappa son of Chinnappa conveved a portion of
Survey Mo.14%'5 measuring 216 square yards in favour of Chowrappa alias Abbaiah son
of late Rayappa. We note that Arogvappa and Chinnappea had already conveved the entire
extent in Survey No 493 In faveur of Chowrappa, However, the secomd sale i not of a
mugior concern, given that Chowrappa is the purchaser under both the sale deeds

Lh
k

We have perused a copy of the unregistered agreement of sale dated 1%8.07.19%0 which
bears out that Chowrappa alias Abbaiah agreed to convey a portion of Survey N, 149/5
measuring 216 square yards in favour of Lurduswamy,

6. We have perused a copy of the sale deed dated 18.07.1980 registered as document
N 3600/80-81 which bears ont that Chowrappa alias Abbaiah conveyed Survey
Mo, 1495 in favour of Lurduswamy son of late Chowrappa.

7. We have perused a copy of the sale deed dated 09.02.1994 registered as document
No.4385/93-04 which bears oul that Lurduswamy son of late Chowrappa conveyed
Survey No. 14%3 in [avour of 5.Chandrashckaraiah,

8. We have perused a copy of the mutation register extract bearing MR No. 101/93-94 which
bears out that the katha of Survey No l4%5 was registered in the name of
Chandrashekaraiah in terims of the sale deed bearing document No 4382/03-94, We note
that the docement nuember i erroncously mentioned as 4382/93-94 insiead of 1385793-
o,

9. We have perused copies of the RTC extracts for the period 1993-94 1o 2003-04 which
bears out the pame of 5.Chandrashekaraiah as the owner ol Survey No 1495 in lerms of

MK Mo 101/93-94. %_,
|



1. We have perused copies of the encumbrance certificates for the period 01.04.1930 1o

[4.02.1957, 01041953 1o 31.03.01954, 15.02,1957 1o 31.03.1960. 01041960 w
31031963, 01.04.1962 o 31121964, 22121963 1w 26.12.1992, 25.08.1983 1w

25.08.1995, 01.04.1995 o 31032004, 01.04.2004 w 24.02.20011, 25022011 1w

13.05.2016, 01,00, 2006 to 31.01.2018, 01.04.2004 1o 25.01.2019 and from 01042018 o

25.01.2019 which bear out the repistration of the relevant transactions and otherwise bear
out nil encumbrances with respect to Survey No. 14975,

Flow of title for Survey No. 1494 measuring 10 guntas:

We have perused a copy of the sale deed dated 16.01.1961 registered as document
N0.4393/60-61 which bears out that Kivada Inneshappa (also known as Inneshappa)
conveyed a portion of Survey No. 1494 measuring # guntas (“Item No.1") in favour of
Chik kasowrappa,

We have perused a copy of the sale deed dated 31.08.1965 registered as document
No.2555/65-66 which bears out that Chikkasowrappa conveved Item No.1 in favour of

Arallappa alias Allaiah.

We have perused a copy of the sale deed dated 18.09.1967 registered as document

No.2894/67-68 which bears out that Arallappa alias Allaiah conveyed liem No.l in

favour of Sowrappa.

We have perused a copy of the mutation register extract bearing MR No.24/83-84
which bears out that the katha of ltem No. | was registered in the name of Sowrappa in
terms of the sale deed bearing document No, 2894/67-68.

We have perused copies of the RTC extracts for the period 1967-72 to 1984-88 which
bears out the name of Inneshappa (extent not mentioned ) and Sowrappa (for [tem No. |
in terms of MR No. 24/82-83) as the owners of Survey No. 1494 measuring 2 acres 13
guntas excluding 5 guntas of kharab,

. We have perused a copy of the endorsement dated 16.11.2018 which bears out the non-

availability of the RTC extracts for the period 1973-74 to [983-84 with respect to
Survey Mo, 149/4,

- We have perused a copy of the sale deed dated 25.02,199%4 registered as document

N 303%93-94 which bears out that Sowrappa conveyed ltem No.l in favour of
Chandrashekaraiah,

We have perused a copy of the mutation register extract bearing MR No. 109/93-04
which bears oul thut the katha of Item No.l was registered in the name of
Chandrashekaraiah in terms of the sale deed bearing document No.5054/93-94, We note
that the dacument manber (s erroneously mentioned os SOU54/93-94 instead of 505%/93-
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10,

1.

We have perused a copy of the sale deed dated 09.02.1994 registered as document
No.4387/495-94 which bears out that Chowrappa alias Abbaiah conveyed another
portion of Survey Mo l4%4 measuring 2 guntas (“ltem No.2™) in favour of
Chandrashekaraioh. We had sought for and have nor been provided with any ride
doctmeniy in terms of which Chowrappa alias Ahbaial acquived ltem No. 2. We bave
been given to understand et Clowrappa alias Abbaioh was in possession of liem
Nen2, We had also bssued public notice calling for objections if any and have niot
received any obfections by any third parties claiming ownership over ltem No. 2,

We have perused a copy of the mutation register extract bearing MR No.103/93-94
which bears out that the katha of Iiem No.2 was registered in the name of
Chandrashekaraiah in terms ot the sale deed bearing document No.4385/93-04, We naie
Hhad the registration meamber of the sale deed dated 0902 1904 i mentioned ay 4385/93.-
W instead of 43870304,

We have perused copies of the RTC extracts for the period [988-89 to 2003-04 which
bears oul the name of 5.Chandrashekaraiah as the owner of Item No.l and Tem No.2
i lerms of MR No. 109/03-04 and 163/93-94, We have been given to understand thai
MR No.103/93-94 is wrongly reflected as 163/93-94 in the said extracts.

. We have perused copies of the encumbrance certificates for the period 01.04.1930 1w

14,02, 1957, 15.02,1957 1w 31.03.1963, 01.041963 (o 31031082, 220219631 (o
26,12.1992, 01041982 to 31032004, 22121963 to 26.12.1992, 25.08.1983
25.08. 1995, 01041995 to 31.032004, 01.042005 to 13.0420011, 13052005
13052005, 12032005 to 13.05.2016, 01.01.2016 to 31.01.201%, 01.04.2004 10
250012019 and from 01042018 10 25.01.2019 which bears out the registration of the
relevant transactions and otherwise bear out nil encumbrances in respect of Survey
Mo, 1494,

Common documents for Survey No. 1494 and 1495

13.

I,

16,

We have perused a copy of the death certificate issued by the Chief Registrar of Births
and Death, which bears out the date of death of Chandrashekaraiah as 10,06 2003,

We have perused a copy of the affidavit dated 03.10.2016 sworn by Pankaja which
bears out the details of the family of Chandrashekaraiah as follows: the said
Chandrashekarainh died leaving behind his wife Pankaja and two children namely Vijay
and Chandan (deceased).

. We have perused a copy of the mutation register extract bearing MR No, 108/04-05

which bears out that after death of Chandrashekaraiah, the katha of Item No. 1. ltem
MNo.2 and Survey No. 14975 was registered in the name of his wife Pankaja,

We have perused a copy of the RTC extract for the period 2004-05 which records the
name of Pankaja as the owner of lem No.l and Item No2 in Survey No 1494 and
sSurvey No. 14975 in terms of MR No, 108/04-05,

-
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17, We have perused a copy of the sale deed dated 13.05.2005 registered as document

1.

N0 3182/05-06 which bears out that Pankaja represented by her power of attorney
halder M.Krishnappa conveyed fem No.l and Item No.2 in Survey No 1494 and
Survey No 4%5 in favour of H.G. Lakshmamma, It {5 pertinent to point out ihat we
have ot been provided with o copn of the power of attorney execuied by Pankaja in

Sevanr M Krishincppe. However, piven thai the Sub-Regtstrar was satisfed with the

power af atiorney by regisiering the sale deed. we believe the non-availability of the
power of attorney wifl mod be of a major concern.

We have perused a copy of the mutation register extract bearing MR No 269/04-05
which bears out that katha of Ttem No.T and Item No.2 in Survey No. 14974 and Survey
Mo, 1495 was repistered in the name of LG Lakshmamma in terms of the sale deed
bearing document No.3 182/05-06.

- We have perused a copy of the consent deed dated 04.07.2008 registered as documeni

N 84 8/08-09 which bears out that minor children of late Chandrashekaraiah namely
C.Vijay and Chandhana both represented by their mother and natural guardian Pankaja
confirmed the sale deed bearing Mo, 3182/05-06 in favour of H.G.Lakshmamma with
respect o [em No.l, ltem No.2 and Survey Mo, 149753,

. We have perused a copy of the conversion certificate doted 31.10.2008 bearing

MNo ALNSE.(S1H43/07-08 issued by the Special Deputy Commissioner which bears oul
that Item No.l and ltem No.2 in Survey No. 1494 and Survey Mo, 1495 was converted
from agricultural use o non-agrcaltural residential use.

. We have perused a copy of the mutation register extract bearing MR No. T7/2013-14

which records the detmls of the conversion order dated 31.10.2008 bearing
MNoALNSR.5)143/07-08.

. We have perused a copy of the RTC extract for the period 200506 w0 2012-13 which

records the name of H.G Lakshmamma as the owner of Item No,1 and Item No.2 in
survey No, 1494 and Survey No, 14%5 in terms of MR No.269/04-03. The said extracts
also records ME Ne.52/05-06. The mutation register extract bearing MR No,52/2005-
6 pertains to the larger Survey No. 1494 and not liem No, 1 or lem Na.2,

. We have perused a copy of the RTC extract for the period 200 3-14 w 2015-16 which

records the name of H.G Lakshmamma as the owner of Ttem No.l and lem No2 in
Survey No. 1494 and Survey No.149/5 in terms of MR No. T7/13-14.

. We have perused a copy of the gift deed dated 30.032010 registered as document

No.5005/09-10 which bears out that H.G Lakshmamma gified Item No.l, liem No2
and Survey No, 14%5 in Favour of her grandson Pradeep Keishnappa.

2(.
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We have perused a copy of the joint development agreement dated 20.09.2018
registered as document No.5409/20018-19) which bears out that Pradeep Krishnappa
and certain other adjacent land owners along with Priyvakrisha and Pradeep Krishnappa
as confirming parties entered into a joint development agreement with APG Habitat
Private Limited to develop ltem No.l, ltem No.2 (being Survey No.149/4) and Survey
No. 14%5 along with centain other adjacent land parcels wotally admeasuring 7 acres 14
guntas into a multi-storeyed residential complex. The agreement inter alia bears out that
APG Habitat Private Limited has the right to create mortgage on the share allotted 1o
APG Habitat Pravate Limited {which is 6%8% of the undivided share in Survey No. 149/4
and Survey Mo, 1495 along with certain other adjacent land parcels totally admeasuring
T acres |4 guntas) and the development rights in relation to the proposed development,
The registration of the said agreement is borne out in the encumbrance certificate for
the period 01.04.2018 1o 25.01.2019,

- We have perused a copy of the general power of attorney dated 200092018 (registered

as document No.1112008-19) which bears out that Pradecp Krishnappa and certain
other adjacent land owners along with Privakrisha and Pradeep Krishnappa as
confirming parties authorised and appointed APG Habitat Private Limited as their
power of attorney holder to facilitate the terms and conditions stipulated in the aforesaid
Joint development agreement.

- We have perused a copy of the memorandum ol entry recording the deposit of title

deeds dated 09.10.2018 registered as document No.6295/2018-19 which bears out that
APC Habitat Private Limited mortgaged its rights with respect to Survey No. 1494 and
Survey No.149/5 with Vistra ITCL (India) Limited, The registration of the said
martgage deed 1s borne out in the encumbrance certificate for the period 01.04.2018 10
25.01.2019,

- We have perused a copy of the moola tippani extract which bears out the shape of

Survey No.149.

. We have perused a copy of the Akarband extract which bears out the extent of Survey

Mo, 149/4 as 2 acres 13 guntas excluding 5 guntas of karab land and the extent of Survey
Mo, 1495 as 4 guntas without karab land.

We have perused a copy of the karda extract which bears out that Survey No. 149 was
bifurcated into nine portions. The said extract also bears out the name of Inneshappa as

the owner for Survey No.149/4 and the name of Chowrappa as the owner for Survey
Mo, 14975,

We have perused a copy of the endorsement dated 26.04.2007 issued by the Special
Tahsildar which bears out that there were no claims initiated under section 48A of the
Kamataka Land Reforms Act in respect of Survey No. 149/4 and Survey No. 14975,

%
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35

36.

38,

38,

40.

41.

. We have perused a copy of the endorsement dated 12.06.2007 issued by the Assistant
Commissioner which bears out that there are no claims registered under sechion 79
(AN B) of the Karnataka Land Reforms Act in respect of Survey No. 1494 and Survey
N, 1495

. We have perused a copy of the endorsement dmed 24.05. 2011 issued by the Assistan
Commissioner which bears out that there are no claims registered under the provisions
of the PTCL Act with respect of Survey No. 1494 and Survey No. 1495,

We have perused a copy of the endorsement dated 2307 2018 issued by the Kamataka
Housing Board, which bears out that there were no acquisition proceedings initiated by
the said authority with respeet W land situated at Begur Village, Begur Hobli, Bangalore
South Taluk,

We have perused a copy of the endorsement dated 22.10.201% issued by the Karnataka
Industrial Areas Development Board which bears out that there were no acquisition
proceedings initiated by the said authority with respect to Survey No. 1494 and Survey
Mo 149/5 and certain other adjacent land parcels for the purposes of Bangalore Mysore
Infrastructure Corridor Project.

We have perused a copy of the endorsement dated 21.02.2019 issued by the Thasildar,
Begur Taluk, which bears cut the non-availability of index of land extract and record
of rights extract in respect of Survey No.149/4 and Survey No.14%/5 along with certain
other survey numbers.,

. We have perused a copy of the endorsement dated 12032019 (bearing No.PTCLS

2318-19 issued 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 Tronsfer of Certain Lands) Act, 1978 with respect to
Survey Mos. 149/ and 14975,

We have perused a copy of the khata certificate dated 07.0%. 2018 issued by the Brohat
Bangalore Mahanagara Palike bears out the name of Pradeep Krishna as the owner of
Burvey Mo, 14%4 and Survey No. 14975,

We have perused a copy of the khata extract dated 07.09.2018 issued by the Bruhat
Bangalore Mahanagara Palike bears out the name of Pradeep Krishna as the owner of
Survey No.14%4 and Survey No. 149/5 for the period 2018-19,

We have perused copies of the tax-paid receipts all dated 18.01.200% issued by the
Bruhat Bangalore Mahanagara Palike ( Revenue Department) which bears out pavment
of property taxes for the period 20016-17, 2017-1% and 2018-19 with respect to Survey
Mo, 14949 and Survey No, 14975

We have perused a copy ol the Village Map of Begur Village bears out the location of
Survey Noo149 in Bepur village. @(‘ N
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42, We have issued public notices dated 28,07 2018 in the Kannada edition of the *Vijaya
Karnataka™ Bangalore and English edition of the *Times of India” Bangalore calling for
objections, if any, in relation W certnin immovable properties including Survey
Nos. 1494 and 1495, As on date, we have not received any objections’ claims in
respoense Lo the aforesaid public notices.

CERTIFICATE

Based on the documents reviewed by us in this Report and subject to our observations detailed
in the Report, we are of the opinion that { 1) Pradecp Krishna has absolute valid and marketable
title and (2) APG Habitat Private Limited has valid development rights over the Schedule
Property subject to the existing mortgage created in favour of Yistra ITCL (India) Limited.

!

J Bapht Associates

Bangalore

SCHEDULE
liem M.l

All that piece and parcel of converted land bearing Survey Mo, 1494 measuring 8 guntas,
situated at Begur Village, Begir Hobli, Bangalore South Taluk, Bangalore District and bounded

oI
East by : Land owned by Dhandu Chinnappa.
West by : Government Lake.
MNorth by : Land owned by Gunde Inneshappa,
South by : Land owned by Holada Mekalappa,
ltem No.2

All that piece and parcel of converted land bearing Survey No 1494 measuring 2 gunias,
situated at Begur Village, Begir Hobli, Bangalore South Taluk, Bangalore District and boundexd

on:
East by : Land owned by Aralappa.
West by : Land owned by Chikkachowrappa.
Morth by : Land owned by Chikkachowrappa.
South by : Land owned by Holada Mekalappa.



j FSP_-H
Survey No.[4%5

All that piece and parcel of converted land bearing Survey No.149/5 measuring 4 puntas,
situated at Bepur Village. Bepur Hobli. Bangalore South Taluk. Bangalore District and
bounded on:

East by : Land owned by Aralappa.

Wit by : Land owned by Chikkachowrappa.
Morth by : Land owned by Holada Mekalappa.
South by : Land owned by Chowrappa.

X
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List of documents for Survey Mo 4% 4 and Survey No, 1495

Sl N | I'.I'euripi_inn of documents Iﬁ'igi“Ia'Phﬂtnmpy |
Survey No.149/5 measuring 4 guntas
I  Sale deed 21.09.1953 registered ns document No.4338/53-54. | Centified Cop
2 | RTC extracts for the period 1967-68 o 1972-73, 1983-84 1o | Centified Copy
| 2016-17.
L} Hunv::t'-rm]ahﬂ[t}' endorsement dated 16.11.2018 bearing out Ciriginal
non-availability of the RTC extracts for the period 1973-74 10
. 1982-83 for Survey No. 1494 and Survey No. 149/5.
4, Sale deed dated 22.10.19533 registered as document | Original
No, 5064/53-54,
& Agreement ol sale dated 18.07.1980 between Chowrappa and | Original
others.
b. Sale deed dated 1B.07.1980 registered as  document | Original
No. 3609/80-81, B - -
[ Sale  deed dated 09021994 registered  as  document | Original
| No.4385/93-04.
8, My_tutlun register extract bearing MR No. 101/93-94, Certified Copy
9, Encumbrance certificates for the period 01.04.1930 1o | Certified Copy
14021957, 15021957 to 31.03.1960, 01.04.1960 to
JLO03.01963, 22121963 to 26.12.1992, 25.08.1983 o
25081995, 01041995 1o 31032004, 01042004 1o
24022011, 25022011 to 13.05.20016, 01.01.2016 to
FLOL201E, 01.04.2004 to 25.00.2019 and from 01.04.2018 to
[ =301.2008. d
Survey No.149/4 measuring 1} gunias
1. Sale deed dated 16.01.1961 repistered as document | Certified Copy
[ No.4593/60-61,
I Sale deed dated 31.08.1965 registered as document | Certified Copy
No.2553/65-66,
12, Sale deed dated 18.09.1967 registered s document | Certified Copy
No.2894/67-68.
ey Mutation register extract bearing MR No.24/83-84. | Certified Copy
14, RTC extracts for the period 1967-68 to 1972-73, 1983-84 to | Certified Copy
1999-00, o N
L5 Sale deed dated 25021994 registered as  document | Original
MNo.3059/05-04,
| 6. Mutation n:gl*m:r exiract buarmg ME No.109/93-94 Centified Copy
17, Sale deed dated 09.02.1994 registered as  document | Original
. No.4387/93-04,
|18 Mutation register extract bearing MR No. [ 03/93-94, Certilied
| 19, Sale agreement dated 20,02, 1994 between | Original
| | 8.Candrashekaraiah in favour of M. Krishnappa.
| 20, Possession  apgreement  dated 22021994 between | Original
L 5. Candrashekaraiah in favour of M. Krishnappa,
21. General power of attomey dated 22.02.1994  between | Original
| 8.Candrashekaraiah in favour of M. Krishnappa, -
11
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22, General power of attomey dated 25031994 between | Original
S.Candrashekaraiah in favour of M. Krishnappa.
23, RTC extracts for the period 2000-01 w0 2016-17 Certified Copy
24, RTC extracts for the period 2017-18 for Survey No. 149/5 Certified Copy
23. RTC extracts for the period 2017-18 for Survey No. 14904 Cerlified Copy
28, Encumbrance cerlificates for the period 01041930 to | Certified Copy
14.02.1957, 15021957 tw 31.03.1963, 22.12.1963 to
26.12.1992, 01.04.1982 1o 31.03.2004, 25.08.1981 1w
25.08.1995, 01041995 to 31.03.2004, 0L04.2004 1o
JL03.2007, 01042005 to 130420011, 13052005 w
13.05.2005, 12032005 1o 13.05.2016. 01012016 w
J1.01.2008, 01.04.2004 to 25.01 . 2019 and from 01.04.2018 to
25.01.2019,
- Common documents for Survey No. 1494 and 1495
27 Death certificate of Chandrashekaraiah. Photocopy
28, Affidavit dated 03,10,2016 sworn in by Pankaja. Original y
|29, | Mutation register extract bearing MR No. 108/04-05, Centified Copy
3, Sale deed dated 13052005 registered as  document | Original
No. 3 182/05-06, - I
E5 1 Mutation register extract bearing MR No.269/04-05.  Certified Copy
32, Consent deed dated (4072008 registered as document | Original
No.848/08-04,
33. Conversion  certificate  dated  31.10.2008  bearing | Centified Copy
Mo ALNSR.{5)143/07-08.
3 Mutation register extract bearing ME No.T7/2013-14 | Certified Copy
35, Gift deed dated 30.03.2010 repistered  as  document | Orriginal
No.5005/09-10. |
36, | Mooda tppani extract, Certilied Copy
T Akarband extract. Certified Copy
38, Karda extract. Certified Copy
39, Endorsement  dated 26042007 issued by the Special | Photocopy
Tahsildar under section 48A of the Karmataka Land Reforms
Act, 1961.
4, Endorsement doted 12.06.2007 issucd by the Assistant Photocopy
Commissioner under sections T9A.B of the Karnataka Land
Reforms Act. 1961, )
41, Endorsement dated 24.05.2011 issued by the Assistant | Original
Commissioner under the provisions of the PTCL Act.
42, Endorsement dated 12.03.2019 (bearing No.PTCL/ 232/18-19 | Original
issted by the Assistant Commissioner under the provisions of
the Karnataka Scheduled Castes and Scheduled Tribes
(Prohibition of Transfer of Certain Lands) Act, 1978,
43, Endorsement dated 21.02.2019 issued by the Thasildar, Begur | Original
Taluk, which bears out the non-availability of index of lands
| extract and record of rights extract -
44, Endorsement dated 23072008 issued by the Karnataka | Original
Housing Board

X
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Khata certificate dated 07.09.2018 issued by the Bruhat
Bangalore Mahanagara Palike in the name of Pradeep
korishna

Original

Khata extract dated 07.09.2018 issued by the Bruhat
Bangalore Mahanagara Palike in the name of Pradecp Krishna
fior the period 2018-19.

Original

47.

Joint development agreement dated 20.09.2018 registered as
document  No54092018-19)  cxeccuted by Pradeep
Krishnappa and certain other adjacent land owners along with
Privakrisha and Pradeep Krshnappa with APG  Habitat
Private Limited.

45,

Original

Cieneral power of attorney dated 20092018 (registered as
document No. 11 1/72008-19) executed by Pradeep Krishnappa
and certain other adjacent land owners along with Privakrisha
and Pradeep Krishnappa with APG Habitat Private Limited.

449,

Original

Endorsement dated 22,10.2018 issued by the Kamataka
Industrial Areas Development Board,

30,

Photocopy

Memorandum of entry recording the deposit of title deeds
dated 09.10.2018 registercd as document No.6295/2018-19
executed by AP Habitwt Private Limited in favour of Vistra
ITCL (India) Limited.

Certified Copy

51,

Tax-paid receipts all dated 18.01.2019 issued by the Bruhat
Bangalore Mahanagara Palike {Revenue Department) which
bears oul payment of property taxes for the period 2016-17,
200718 and 2018-19 with respect (o Survey Mo, 1494 and
Survey No 149/5.

Original

I-'ub]ir: notices dated 28,07.201% in the Kannada edition of the
‘Vijava Karnataka' Bangalore and English edition of the
Times of India” Bangalore, calling for objections, if any.

Photocopy

%
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July 15, 2019

Title report with respect to land in Survey No.149/6 measuring 4 guntas, situated at
Begur Village, Begur Hobli, Bangalore South Taluk, Bangalore District.

To:
APG HABITAT PRIVATE LIMITED

FROM:
Malini Raju
J. Sagar Associates
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FOREWORD

Ihis title due diligence report (“Report”) has been prepared for APG Habitat Private
Limited {“Client™} in relation o land in Survey No. 1496 measuring 4 guntas, situated
at Begur Village. Begur Hobli, Bangalore South Taluk, Bangalore District (“Schedule
Property™).

This Report is highly confidential and prepared by us exclusively for the Client
(“Transaction”), Neither this Report nor any of its contents may be disclosed to any
person other than the Client or its oflicers and employees, who are directly invelved in
the Transaction in respect of the Schedule Property, withoul our express written
consent. The decision to consummate the Transaction, for the proposed consideration,
lies solely with the Client, and our findings. commenis and assumptions do not
constitule a recommendation as to whether it should or should not consummate the
Transaction for the proposed consideration.

We have carried out informal litigation searches in the courts and tribunals and the sub
registry and have not found any litigations in relation te the Schedule Property. We
were also informed by the representatives of the Assetz Group (“Company ™), that there
are no litigations pending in respect of the Schedule Property, We have also conducted
informal physical searches at the sub-registrar’s office in relation to registered
encumbrances, if any, Please note that while conducting litigation searches in the
eourts‘tribunals/sub-registry, no receipts confirming the physical searches are issued
and the records are also not completely computerized. In relation 1o the encumbrance
searches in sub-registry, the records are computerized post the year 2000, We rely on
the encumbrance certificates issued by the sub-registry and we also verify the same in
the sub-registry to confirm the entries.

Except where apparent from the documents made available to us, we have assumed that
{a) all documents provided to us conform 1o the originals and are aceurate and
complete; (b) where relevant, all documents provided to us were validly authorised and
execuled so that they are valid and binding on each party thereto; and {€) aparl from the
documents made available o us, there are no other relevant documents or information
that would impact our findings in this title report; and (d) there are no acquisition
proceedings initiated by any government authority in respect of the property or any part
thereol detaled in this title report.

We have not conducted any physical inspection or survey of the Schedule Property

The Report does not cover any unregistered agreements to scll that may have been
exceuted in relation to the Schedule Property or the development thereon. The Report
i5 limited to the diligence of the title of the Schedule Property and does not deal with
any documents relating to lease/license the spaces in the development on the Schedule
Property.

J. Sﬂgm&w
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TITLE REPFORT

We have in this Report dealt with land in Survey No. 1496 measuring 4 guntas, situated at
Begur Village, Begur Hobli, Bangalore South Taluk. Bangalore District.

Flow of title:

I~

We have perused a copy of the karda extract which bears out the name of lnneshamma
wife of Mariga as the owner of Survey No.|49/6, situated at Begur Village, Bepur
Hobli. Bangalore South Taluk, Bangalore District, We have been given fo wnderstand
that the mame of Tnneshappa sor of Maviga fwho was the owner of Stirvey No 149/6)
was erraneausly reflected ax Inneshamma wife of Mariga. However, we have not been
provided with any clarifications to ascertain if the owner af Survey No 496 way
fnneshappa or Inneshamma, We had also sought for and have not been provided with
any Hile documents in terms of whick Inneshappa or faneshamma acgrived title o
Survey No 496, We have therefore relied on the revenie documents. Please note we
fed also fssued public notices an 2807, 2 8 calling for obfections by any third pariies
aver Survey No, [4Y6 and have noi received any objections ax an date

We have perused copies of the RTC extracts for the period 1967-68 to 2003-04 which
bears out the name of Inneshappa son of Mariga as the owner of Survey No, 1496
measuring 4 guntas (“Survey No. 149/67),

We have perused a copy of the notarised affidavit dated 26.09.2016 swom in by
Rayappa ( grandson of Inneshappa) which bears out the genealogical tree of Inneshappa
as follows:
* lgneshappa (we are given fo understand that Tnneshappa was alvo known ax
fgneshappa) died leaving behind his only son Chikkachowrappa,
¢  The said Chikkachowrappa died leaving behind his only son Rayappa,
# The said Rayappa and his wife Lurdu Mary have two children namely William
Anthomira) and Balaraju.

We have perused a copy of the mutation register extract bearing MR No. 145/2004-05
which bears out that after the death of Inneshappa, the khata of Survey No, 1496 was
registered in the name of his grandson Ravappa.

We have perused a copy of the RTC extract for the period 2004-2005 which bears out
the name of Rayappa as the owner of SurveyNo.149/6 in terms of MR No. 145/2004-
03,

We have perused a copy of the sale deed dated 16.03.2005 registered as document
No.32058/2004-05 which bears out that Ravappa along with his wile Lourdu Mary and
his children namely William Anthoni Raju and Balaraju conveyed Survey No 1496 in
favour of Amar Narayan, The registration details of the said sale deed is borne out in
the encumbrance certificate for the period 00.04.2004 to 31.03.2005.

X
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We have perused a copy of the mutation register extract bearing MR No.234/2004-05
which bears out that the khata of Survey No. 1496 was registered in the name of Amar
Marayan in terms of the sale deed bearing document No, 32058/2004-05.

We have perused a copy of the RTC extract for the period 2005-2006 which bears out
the name of Amar MNarayan as the owner of Survey MNol4%% in terms of MR
Mo, 23472004035,

We have perused a copy of the sale deed dated 03.08.2006 registered as document
No 12177 2006-07 which bears out that Amar Naravan conveyed Survey No.149% in
favour of K.Salcem. The registration detatls of the said sale deed is borne out in the
encumbrance certificate for the period 01.04.2004 o 13.04.2011.

. We have perused a copy of the mutation register extract bearing MR No.23/2006-07

which bears out that the khata of Survey No. 1496 was registered in the name of
K. Saleem in terms of the sale deed bearing document No, 12177/2006-07.

. We have perused a copy of the RTC extract for the period 2006-2007 which bears out

the name of K.Saleem as the owner of Survey No, 1496 in terms of MR No.23/2006-
0y

- We have perused a copy of the sale deed dated 09.08.2007 registered as document

No, 1105/2007-08 which bears out that K.Saleem conveyed Survey No.149/6 in favour
of Raju son of Devaraju. The registration details of the said sale deed is borne out in
the encumbrance certificate for the period 01.04.2004 1o 13.04.2011.

We have perused a copy of the mutation register extract bearing MR No 40/2007-08
which bears out that the khata of Survey No. 1496 was registered in the name of Raju
in terms of the sale deed bearing document No. 1 105/2007-08.

We have perused copies of the RTC extracts for the period 2007-08 to 2010-11 which
bears out the name of Raju as the owner of Survey No. 1496 in terms of MR
MNo.40/2007-08.

- We have perused a copy of the conversion certificate dated 12.03.2012 bearing

No. ALN(S.BESR:54/2011-12 issued by the Deputy Commissioner which bears oul that
Survey No. [ 4%6 was converted from agricultural use to non-agriculiural residential
use.

We have perused a copy of the mutation register extract bearing MR No T15/2011-12
which records the details of the conversion cenificate bearing No.
ALN(S.BRSR:5342011-12.

We have perused a copy of the RTC extract For the period 2011-2012 1o 2017- 18 which
bears out the name of Raju as the owner ol Survey No 496 in terms of MR

Mo TIE2011-12, 9(_.
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We have perused a copy of the akarbamd extract which bears out the extent of Survey
Mo, 496 as 4 puntas without kharab.

We have perused a copy of the endorsement dated 28.05.2010 issued by the Bangalore
Development Authority, which bears out that there were no acquisition proceedings
initiated by the said authority with respect to land situated at Bepur Village. Begur
Hobli. Bangalore South Taluk,

We have perused a copy of the endorsement dated 24.052011 (bearing
No.PTCL/CRZ291 1-12) issued by the Assistant Commissioner which bears out that
there were no proceedings initiated under the provisions of the Karnataka Schedule
Caste and Schedule Tribe { Prohibition of Transfer of Certain Lands) Act, 1978.

We have perused a copy of the endorsement dated 16.08.2007 (bearing No.§9/2007-
D8} issued by the Assistant Commissioner which bears out that there were no
procecdings initiated under sections 79A and 798 of the Karnataka and Reforms Act,
19,

. We have perused a copy of the endorsement dated 09.08.2007 (bearing No, 308/2007-

(8} issued by the Thasildar which bears out that there were no proceedings initiated
under section 48A ol the Karnataka and Reforms Act, 1961,

- We have perused a copy of the endorsement dated 12.03.2019 (bearing No.PTCL/

23L18-19 issued 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 Transter of Certain Lands) Act, 1978 with respect to
survey Mo, [ 496,

. We have perused a copy ol the endorsement dated 21.02.2019 issued by the Thasildar,

Begur Taluk. which bears out the non-availability of index of land extract and record
of rights extract in respect of Survey Mo, 1496 and certain other survey numbers.

. We have perused a copy of the endorsement dated 23.07.2018 issued by the Karnataka

Housing Board, which bears out that there were no acquisition proceedings initiated by
the said authority with respect to land situated at Begur Village, Begur Hobli, Bangalore
South Taluk,

- We have issued public notices dated 28.07.2018 in the Kannada edition of the “*Vijaya

karnataka’” Bangalore and English edition of the “Times of India” Bangalore calling for
objections, if any, in relation to certain immovable properties including the Survey
MNo. 14976, As on date, we have not received any objections’ claims in response to the

aforesaid public notices. %
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We have perused copics of the encumbrance certificates for the period 01.04.1919 1o
30061924, 01.04.1924 10 14021957, 15021957 w0 21031960, 01.04.1960 to
31.03.2004, 01.04.2004 10 25.01.2019 and from 01042018 to 25012019 which bear
out the registration of the relevant transactions and otherwise bear out nil encumbrances
with respect to Survey No. 149/6.

. We have perused a copy of the encumbrance certificate for the period 01.04.2004 1o

1032005, 01.04.2004 to 13.04.20011 and 01.04.2004 w 13.04.2011 which bears out
registration of the sale deeds detailed above and otherwise bear oul nil encumbrances
with respect to Survey No. 149/,

. We have perused a copy of the khata certificate dated 13.08.2018 issued by the Bruhat

Bengaluru Mahanagara Palike ("BBMP”) which bears out the name of Raju as the
owner of Survey No, 149/6,

We have perused a copy of the khata extract dated 13.08.2018 issued by the BBMP
which bears out the name of Raju as the owner of Survey No. 1496 for the period 2018-
19,

We have perused a copy of the joint development agreement dated 20.09.201%
registered as document No.54092018-19) which bears out that Raju and certain other
adjacent land owners along with Priyakrisha and Pradecp Krishnappa as confirming
parties entered into a joint development agreement with APG Habital Private Limited
o develop Survey No 1496 along with certain other adjacent land parcels totally
admeasuring 7 acres 14 guntas into a multi-storeyed residential complex. The
agreement inter alia bears out that APG Habitat Private Limited has the right 1o create
mioripage on the share allotted to APG Habitat Private Limited {which s 68% of the
undivided share in Survey No.149% along with certain other adjacent land parcels
totally admeasuring 7 acres 14 puntas) and the development rights in relation o the
proposed development. The registration of the said agreement is bome out in the
encumbrance certificate for the period 01.04.2018 to 25.01.2019.

- We have perused a copy of the general power of attomey dated 20,09.2018 (registered

as document Mo, | 1 1/2018-19) which bears out that Raju and certain other adjacent land
owners along with Priyakrisha ond Pradeep Knshnappa as confirming parties
authorised and appointed APG Habitat Private Limited as their power of attorney holder
to facilitate the terms and conditions stipulated in the aforesaid joint development
agreement.

We have perused a copy of the memorandum of entry recording the deposit of title
deeds dated (9. 10,2018 registercd as document No.6295/2018-19 which bears out thal
APG Habitat Private Limited mortgaged its rights with respect to Survey No.149/6 with
Wistra [TCL (India) Limited. The registration of the said morigage deed is borne out in
the encumbrance certificate for the period 01.04.2018 to 25.01.2019,

A
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34, We have perused a copy of the endorsement dated 22.10.2018 issued by the Kamataka
Industrial Areas Development Board which besrs out that there were no acquisition
proceedings initiated by the said authority with respect to Survey No. 149/6 and certain
other adjacent land parcels for the purposes of Bangalore Mysore Infrastructure
Corridor Project,

55, We have perused a copy of the Village Map of Begur Village bears out the location of
Survey No. 149 in Begur village.

fi by siggested to obiain tax-pald receipis for the last 3 years in relasion to Survey
N 1436,

CERTIFICATE

Based on the documents reviewed by us in this Report and subject to our observations detailed
Report, we are of the opinion that (1) Raju has absolute valid and marketable title over the
Schedule Property and (2) APG Habitst Private Limited has valid development rights over the
Schedule Property subject to the existing mortgage ereated in Favour of Vistra ITCL (India)
Limited.

. .
o -3
) SapsrAzzociates

Bangalore

SCHEDULE

All that piece and parcel of converted land bearing Survey No, 14%/6 measuring about 4 puntas,
situated w1 Begur Village, Begur Hobli. Bangalore South Taluk, Bangalore District and
bounded on:

mb_}' T Property belonging to Gabriyal
West by Property helnnging to Amar Narayan
Morth by Property belonging to Chinnaiah and Road
Southby I’rfrﬁert}-' belonging to Chandrashekar




Annexunre = 1

Ast of original documents for Survey No.149/6
1R List of documents Original/Photocopy
M.
I. | Karda extract Centified
2. | RTC extracts lor the period 1267-68 1o [1972-73, 1983-84 10 | Certified
| 200304, o |
3. | RTC extracts for the period 1973-74 to 1983-83 | Certified
4. | Notarised affidavit dated 26.09.2016 sworn in by Rayappa | Original
(grandson of [nneshappa) which bears oul the genealogical tree |
of Inneshappa o -
5. | Mutation register extract bearing MR No. 1457200405, Cerlilied
b, | RTC extract for the period 20404-206)5, Certified
7. |Sale deed dated 16.03.2005 registered  as  document | Original
No.32058/2004-05 executed by Rayappa along with his wife
Lourdu Mary and his children namely William Anthoni Raju and
Balaraju i favour of Amar Narayan.
B, | Mutation register extract bearing MR Ko 234/2004-05. Certified
9. | RTC extract for the pericd 2005-2006, 2006-2007, 2007-08 1o | Certified
L 2010-112011-2012 to 2016-17. |
10. | RTC extract for the period 2017-18 ——= f"n:mﬁl:d Copy
11.| Sale deed dated 08.08.2006 repistered as  document | Original
Mo 1 21772006-07 executed by Amar Narovan in favour of
K. Saleem,
12. | Mutation FCEI?IIL‘T extract bearing MR No.23.2006-07. Certified i
13.| Sale deed dated 09.08.2007 registered as  document | Original
Mo 105200708 executed by K. Saleem in lavour of Raju son
| of Devaraju, W
14, | Mutation register extract bearing MR No 40/2007-08. Certified
15, | Conversion  certificate dated 12.03.2012 bearing | Certified Copy
No ALN(S.BRSR:34/2011-12  issued by  the  Deputy
| Eammissioner, I
16, | Mutation register extract bearing MR No. T15/2011-12, Certificd
17, | Akarband extract. Certified copy
IR, | Moola tippani extract of Survey No, 149, Certified Copy
19, | Endorsement dated 21.02.2019 issued by the Thasildar, Begur | Phoiocopy
Taluk, bearing out the non-availability of index of lands extract
and record of nghts extract.
20, | Endorsement dated 23.07.2018 issued by the Kamataks Housing | Original
Board.
21, | Endorsement dated 28052010 issued by the Bangalore | Photocopy
Development Authority.
22 | Endorsement dated 24.05.2011 (bearing No PTCL/ICR/29/11- | Photocopy
12) issued by the Assistant Commissioner.
23. | Endorsement dated 16.08.2007 (bearing No 892007-08) issued | Photocopy

by the Assistant Commissioner under sections 794 and 798 of

the Kamataka and Reforms Act, 1961

%



jsa

24,

Endorsement dated 09.08.2007 (bearing No.308/72007-08)
issued by the Thasildar under scetion 48A of the Kamataka and
Reforms Act. 1961,

Photocopy

25,

' the Karnataka Scheduled Castes

Endorsement dated 12032019 (bearing No PTCL! 232/18-19
issued by the Assistant Commissioner under the provisions of
and  Scheduled  Tribes
(Prohibition of Transfer of Certain Lands) Act, 1978,

Original

Encumbrance certificates for the period 01041919 o
00001924, 01041924 w0 14.02.1957, 15021957 1w
20031960, 01041960 w 31032004, 01042004 1o
25.00.2019 and from 01.04.201% to 25.01.2019,

Certified

Encumbrance certificate for the period 01,04, 2004 1o 13.04.2011
and from 01.04.2011 1w 13.05.2016

Photocapy

Encumbrance certificate For the period 01.04.2004 to 31.03.2005

Photocopy

and 01042004 10 13.04.201 1,

29,

Ehata certificate dated 13082018 issued by the Bruhat
Bengaluru Mahanagara Palike in the name of Raju,

E1IR

Khata extract dated 13.08.2018 issued by the Bruhat Bengaluru
- Mahanagara Palike in the name of Raju.

31,

Origimal

i Hﬂf_'ma]

Joint development agreement dated 20,09.2018 registered as
decument No 54007201 8-19) executed by Raju and certain other
adjacent land owners wlong with Privakrisha and Pradeep
korishnappa with APG Habitat Private Limited.

Original

General power of attorney dated 20.09.2018 (registercd as
document No.111/2018-19) executed by Raju and cerntain other
adjpcent land owners along with Privakrisha and Pradecp
Krishnappa with APG Habitat Private Limited.

13.

Original

Endorsement dated 22.10.2018  issued by the Karnataka
Industrial Arcas Development Board.

14,

Original

Memorandum of entry recording the deposit of title deeds dated
09102018 registered as document No.6295/2018-19 exceuted
by AI* Habitat Private Limited in favour of Vistra ITCL {India)
Limited

Certified Copy

35,

Public notices dated 28.07.2018 in the Kannada edition of the
*Vijaya Karnataka' Bangalore and English edition of the *Times

| of India” Bangalore, calling for objections, if any.

Photocopy

%
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FOREWORD

This title due diligence report (“"Report”) has been prepared for APG Habitat Private
Limited ("Client”) mn relation to land in Survey Nod4%/7 measuring 26 gunlas,
situated al Begur Village, Begur Hobli, Bangalore South Taluk, Bangalore District
{"Schedule Property™).

This Report is highly confidential and prepared by us exclusively for the Clisnt
(“Transaction”). Meither this Report nor any of its contents may be disclosed to any
person other than the Client or its officers and employvees, who are directly involved
in the Transaction in respect of the Schedule Property, without our express written
comsent, The decision to consummate the Transaction, for the proposed consideration,
lies solely with the Client, and our findings, comments and assumptions do not
conshitute a recommendation as to whether it should or should not consummate the
Transaction lor the proposed consideration.

We have carried out informal litigation searches in the courts and tribunals and the
sub registry and have not found any litigations in refation to the Schedule Property.
We were also informed by the representatives of the Assetz Group (“Company™), that
there are no litigations pending in respect of the Schedule Property, We have also
conducted mformal physical searches at the sub-registrar's office in relation to
registered encumbrances, if any. Please note that while mnd,ucting li_tjg;: lon searches
in the courts/ tribunals/ sub-registry, no receipts confirming the physical searches are
issued and the records are also not completely computerized. In relation to the
encumbrance searches in sub-registry, the records are computerized from (07.04. 2004,
We rely on the encumbrance certificates issued by the sub-registry and we also verily
the same in the sub-registry to confirm the entries.

Except where apparent from the documents made available to us, we have assumed
that {a) all documents provided to us conform o the originals and are accurate amd
complete: (b) where relevant, all documents provided to us were validly authorised
and executed so that they are valid and binding on each party thereto; and (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; and (d) there are no
acquisition proceedings initiated by any government authority in respect of the
property or any part thereof delailed in this Gtle report.

We have not conducted any physical inspection or survey of the Schedule Property

The Report does not cover any unregistered agreements bo sell that may have been
executed in relation to the Schedule Property or the development thereon. The Report
is limited to the diligence of the title of the Schedule Property and does not deal with
any documents relating to lease/ license the spaces in the development on the Schedule
Property.

LS

J. Sagar Associates



TITLE REPORT

We have in this Report dealt with land in Survey No.149/7 measuring 26
guntas, situated at Begur Village, Begur Hobli, Bangalore South Taluk,
Bangalore District.

Flow of title:

- We have perused a copy of the karda extract which bears out the name of

Myakallappa son of Chinnaiah as the owner of land in Survey No.149/7, 14k
hroe ot been prowvided with any Etle dociments in terms of which Myakallappa son of
Chinnaiah ncquired fitle to Swrvey No.149/7. However, it will not be of o major concern
given that he was in possession of Survey No.1449/7 from 1956,

We have perused a copy of the settlement deed dated 03.07.1956 registered as
document No.2849/56-57 effected between Myakallappa and his children
namely Anthonappa, Chinnappa and Chowrappa with respect to certain
properties including a portion of Survey No.149/7 measuring 1 acre 12 guntas.
In terms of the said settlement, a portion of Survey No.149/7 measuring 26
guntas was acquired by Anthonappa and another portion of Survey No.149/7
measuring 26 guntas was acquired by Chinnappa.

We have perused a copy of the mutation register extract bearing MR No.25/56-
57 issued by the Thasildar, Bangalore South Taluk, which bears out that the
khata of a portion of land measuring 26 puntas in Survey No.149/7 was
registered in the name of Anthonappa and the khata of another portion of land
measuring 20 guntas in Survey No149/7 was registered in the name
Chinnappa in terms of the settlement deed dated 03.07.1956 (detailed above).

We have perused a copy of the RTC extract for the period 1967-68 to 1972-73
which bears out the name of Chinnappa son of Myakalappa as the owner of
Survey No.149/7 measuring 1 acre 9 guntas {(including 2 guntas of A kharab
land and 1 gunta of B kharab land) ("Survey No.143/7"). We nole that the RTC
extracts were not updated o reflect e name of Anthonappa as the onmer, however the
sieie was stbsequeently rectified.

We have perused a copy of the endorsement dated 22.12.2018 issued by the
Thasildar which bears out the non-availability of the RTC extracts for the
period 1972 to 1982 with respect to Survey No.149/7.

We have perused copies of the RTC extracts for the period 1983-84 to 1992.93
which bear out the name of Chinnappa son of Myakalappa as the erstwhile
owner and subsequently the names of Anthonappa, Chinnappa and others as
the owners of Survey No.149/7. The said extracts also record [HC No 40/ #2-83

and MK No.25/56-57.
' 3
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We have perused a copy of the genealogical tree of Chinnappa attested by the
Village Accountant which bears out that the said Chinnappa died leaving
behind  his  wite Choramma and 10 children namely Afustinamma,
Anthonanmima, Rayappa, Gabreil, Lourdamma, Siemens, Therasamma,
Segavamma, Banarbas and Yesu.

We have perused a copy of the inheritance certificate extract bearing [HR
MNo.40/82-83 which bears out that after the death of Mykalappa and his son
Chinnappa, the khata of certain survey numbers including Survey No.149/7
measuring 1 acre 9 guntas was registered in the names of the brothers of
Chinnappa namely Chowrappa & Anthonappa and in the names of the
children of Chinnappa namely Rayappa, Gabriel, Sicmens, Barnabas. Since the
settlenent deed {detatled abore) was already execuled aind a portion of Suervey No. 1497
mieasiering 26 guolas (hereinafter referved to as the “Schedule Property”) ivas allotted
to Clhunappa alone, the brothers of Clitnueppa namely Anthonappa and Clotwrappa aoill
mort by enbitled to any rights in the Schedude Property as ey were both allotted different
properties wider Hie aforesaid settlement deed, We have alse been given to undershand
that te Schedwle Property was held ared ovened g dwe children of Cliinnappa only from
1960 onroards,

We have perused a copy of the sale deed dated 20121994 registered as
document No.6779/94-95 which bears out that Chowramma wife of late
Chinnappa along with her children namely Rayappa, Gabriel, Siemens,
Banarbas and Yesu conveyed the Schedule Property in favour of Arunkumar,
We note thal the daughters of late Climappa who were not made parties to the said
scle dewed ey execieted o comsent deed detailed below in point No.13.

We have perused copies of the public notices both dated 16.09.2018 issued in
Kannada Prabha (a Kannada news daily) and Deccan Chronicle (an English
news dailv) by Advocate, Arvind B Patil which records the loss of the aforesaid
original sale deed dated 20.12.1994 registered as document No 6779/ 94-95. We
have also perused a copy of the communication dated 22122018 issued by
Advocate, Arvind B Patil which bears out that he has not received any
objections/ claims to the public notice dated 16,08, 2018,

We have perused a copy of the mutation register extract bearing MR
MNo102/94-95 "-.-’]l]aﬂe Accountant, Begur Taluk, which bears out that the khata
of the Schedule Property was registered in the name of Arunkumar in terms of
the sale deed bearing document No.6779/94-95.

We have perused copies of the RTC extracts for the period 1993-94 to 2012-13
which bear out the name of N Arunkumar as the owner of the Schedule

-
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Property in terms of MR No. 102/ %4-95, The seid extracts also record e details of
the conversion duted 05,70, 1998 and Hie name of e Aircraft Employees Co-operative
Society in colwmn Ne.T1 Survey No 1495 is o liorger extent measuring about 1 gere
12 grntas, oul of wihicl we ere concerned wilh only 26 gunlas. Aircraft Empiogees Co-
opreralive Sociely lis acquired the other extent being 26 guntas, wherefore its mame is
appearing as e owner in Hie colemn Ne 1T of e RTC extracts.

We have perused a copy of the consent deed dated 30012008 registered as
document No. 2326/ 200708 which bears oul that Therasamma, Afustinamma,
Lourdamma, Segavamma and Anthonamma (all daughturs of late Chinna ppa)
confirmed the sale deed dated 20121994 registered  as  document
No.67/19494-95 and also confirmed the title of the Schedule Property in the
name of Arunkumar.

We have perused a copy of the conversion order dated 05.10.1998 bearing
Mo ALNSR.29/98-99 jusued by the Special Deputy Commissioner which bears
out that a portion of Survey No.149/7 measuring 29 guntas including 3 puntas
of A kharab was converted from agricultural use to non-agricultural residential
use, Although an extent of 26 guntas was converted, the entire extent in Survey
MNo. 149/ 7 was again converted in terms of another conversion certificate dated
ALI208 bearing No ALN.SR(S)164/2007-08 issucd by the Special Deputy
Commissioner which bears out that Survey No.149/7 measuring 1 acre 9
guntas (26 guntas + 23 puntas) was converted from agricultural use to non-
agricultural residential use. We nole that an extent of 3 guntas of B kharek was
reserved for the public wse in the conversion order dated 31.10.2008, Please note tiat 3
guntas of Kharab lond was converbed according to the conversion order daked
05, 10. 1998, hoavever, the said 3 guntas of ureab was reserved for public use in the
secomnd conpersion cerkficaly,

We have perused a copy of the mutation register extract bearing MR
No.T8/2013-14 Village Accountant, Begur Taluk, which records the details of
the conversion dated 31.10,2008 detailed above.

. We have perused copies of the RTC extracts for the period 2013-14 to 2017-18

which bears out the name of N.Arunkumar as the owner of the Schedule
Property (23 guntas + 3 guntas of B Kharab land) in terms of MR No, T8/ 2013-
14, The =zaid extracts also records MR No102/94-95, the details of the
conversion dated 05.10.1%98 and the name of the Aircraft Employees Co-
operative Society in column Nod1l. The references in Column No.11 relate to
ancthier extent in Survey No 14947 and not tie Schedule Properiy.

-

r;)(-*
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16, We have perused a copy of the khata certificate dated 07,09 2018 issued
by the Assistant Revenue Officer, Bruhat Bangalore Mahanagara Palike
("BBMP") which bear out the name of N Arunkumar as the owner of the
Schedule Property.

. We have perused a copy of the khata extract dated 07.09.2018 issued by the

BEMP which bear out the name of N, Arunkumar as the owner of the Schedule
I’mpurt}r.

. We have perused a copy of the joint development agreement dated 20.09 2018

registered as document No.5409/ 2018-19) which bears out that N, Arunkumar
and certain other adjacent land owners along with Privakrisha and Pradeep
Krishnappa as confirming parties entered into a joint development agreement
with APG Habitat Private Limited to develop Schedule Property along with
certain other adjacent land parcels totally admeasuring 7 acres 14 puntas into a
multi-storeyed residential complex. The agreement inter alia bears out that
APG Habitat Private Limited has the right to create mortgage on the share
allotted to APG Habitat Private Limited (which is 68% of the undivided share
in the Schedule Property along with certain other adjacent land parcels totally
admeasuring 7 acres 14 guntas) and the development rights in relation to the
proposed development. The registration of the said agreement is borne out in
the encumbrance certificate for the period 01042018 to 25.01.2019.

We have perused a copy of the general power of attorney dated 20092018
(registered as document No. 111/ 2018-19) which bears out that N Arunkumar
and certain other adjacent land owners along with Privakrisha and Pradeep
Krishnappa as confirming parties authorised and appointed APG Habitat
Private Limited as their power of attorney holder to facilitate the terms and
conditions stipulated in the aforesaid joint development agreement.

We have perused a copy of the memorandum of entry recording the deposit of
title deeds dated 09102018 registered as document No.6295/2018-19 which
bears out that APG Habitat Private Limited mortgaged its rights with respect
to the Schedule Property with Vistra ITCL {India) Limited. The registration of
the said mortgage deed is borne out in the encumbrance certificate for the
period 01.04,2018 to 25.01.2019,

. We have perused a copy of the akarband extract which bears out the extent of

survey NoJ149/7 as 1 acre 12 guntas including 3 guntas of kharab,

We have perused a copy of the moola tippani extract which bears out the shape
of Survey No.149, 5

Y
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We have perused a copy of the endorsement dated 22.08 2007 issued by the
Assistant Commissioner which bears out that there were no claims registered
under sections 79A amd 798 of the Karnataka Land Reforms Act, 191 with
respect to Survey No 1449/7.

. We have perused a copy of the endorsement dated 16.08.2007 issued by the

Special Thasildar which bears out that there were no tenancy claims registered
under form 7A of the Karnataka Land Reforms Act, 1961 with respect to Survey
No 149/ 7. We note that the extent of Survey No 1497 is recorded as 1 acre 31 guntas
i the said endorsement,

. We have perused a copy of the endorsement dated 28.05.2010 issued by the

Bangalore Development Authority, which bears out that there were no
acquisition proceedings initiated by the said authority with respect to land
situated at Begur Village, Begur Hobli, Bangalore South Taluk.

. We have perused a copy of the endorsement dated 12.03.2019 issued by the

Assistant Commissioner which bears out that there are no claims registered
under the provisions of the PTCL Act with respect to the Survey No.149/7,

We have perused a copy of the endorsement dated 23.07 2018 issued by the
Karnataka Housing Board, which bears out that there were no acquisition
procecdings initiated by the said authority with respect to land situated at
Bagur Village, Begur Hobli, Bangalore South Taluk.

- We have perused a copy of the endorsement dated 21.02.2019 issued by the

Thasildar, Begur Taluk, which bears out the non-availability of index of lands
extract and record of rights extract in respect of the Schedule Property along
with certain other survey numbers.

-We have perused a copy of the encumbrance certificate for the period

01.07.1924 to 14021957, 15.02.1957 to 31.03.1960, 01.04.1950 to 1402.1957,
15021957 to 31031977, 01.04.1960 to 31.03.2004, 01.04.2004 to 13.04.2011,
01.04.2011 to 01.10.2015, 01.01.2016 o 31.01.2018, 01.04 2004 to 25.01.2019 and
from (1.04.2018 to 25.01.201% which bears out registration of the relevant
transactions detailed above and otherwise bear out nil encumbrances with
respect to Survey No.149/7.

. We have perused a copy of the encumbrance certificate for the period

(.04 2017 to 25.01.201% which bears out the registration of several sale deeds,
gift deeds and certain other transactions in relation to "Soma White House'
constructed on Survey No 14977 and certain other adjacent survey numbers.

A
7
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31,

32

33,

We will require clarification of the transactions relate lo the Schedule
Fro

We have issued public notices dated 28.07.2018 in the Kannada edition of the
“Vijaya Karnataka” Bangalore and English edition ot the "Times of India’
Bangalore calling for objections, if any, in relation to certain immovable
properties including the Schedule Property. As on date, we have not received
any objections; claims in response to the aforesaid public notices.

We have perused a copy of the endorsement dated 221002018 issued by Lhe
Karnataka Industrial Areas Development Board which bears out that there
were no acquisition proceedings initiated by the said authority with respect to
Survey No. 1497 and certain other adjacent land parcels for the purposes of
Bangalore Mysore Infrastructure Corridor Project.

We have perused a copy of the Village Map of Begur Village bears out the
location of Survey No.149 in Begur village.

. We have perused copies of the tax-paid receipts dated 18.01.2019 and

2501.201% issued by the Bruhat Bangalore Mahanagara Palike (Revenue
Department) which bears out payment of property taxes for the period 2016-
17, 2N7-18 and 2018-19 with respect to Survey No.149/7,

CERTIFICATE

Based on the documents reviewed by us in this Report and subject to our
observations detailed Report, we are of the opinion that Arunkumar has
absolute valid and marketable title over the Schedule Property and APG
Habitat Private Limited has valid development rights over the Schedule
Property subject to the existing mortgage created in favour of Vistra ITCL
(Ircdia) Limited.

)
QN
| Sagar Associabes

Bangalore
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All that piece and parcel of converted land bearing Survey No.149/7 measuring
about 26 guntas, situated at Begur Village, Begur Hobli, Bangalore South Taluk,
Bangalore District and bounded on the:

East by | Land belonging to Inneshappa.

Wit by Land belonging to Anthonappa.

Morth by Land belonging to Kolar Krishnappa.
Southby | Land belonging to Gabreil.
%_ e
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List of documents for Survey NoJ14%7

| 51 No. Description of Documents Original / Photocopy |

1. Karda extract in the name of Myakallappa son of | Certified Copy
Chinnaiah,

2. Settlement deed dated 03071956 registered as | Certitied Copy
document No2849/56-57  effected between
Myakallappa and his children namely Anthonappa,

| Chinnappa and Chowrappa, -

3. | Mutation register extract bearing MR No.25/56-57 | Certified Copy
Jissued by the Thasildar, Bangalore South Taluk.

4 RTC extract for the period 1967-68 to 197273, | Certified Copy g

5. Endorsement dated 22122018 issued by the | Original
Thasildar tor non-availability of the RTC extracts for
the period 1972 to 1982,

6. Endorsement dated 21022019 issued by the | Original
Thasildar, Begur Taluk, which bears out the non-
availability of index of lands extract and record of
rights extrack

7. | RTC extracts for the perind 198384 to 1992.93 Certitied Copy

8. Genealogical tree of Chinnappa attested by the | Photocopy
Village Accountant. Jb

9. Inheritance certificate extract bearing IHR No.40/82- | Photocopy
83,

10 | Bale deed dated 20.12.1994 registered as document | Photocopy - Original is
Mo 6774 995 executed by Chowramma wife of late | misplaced. We have
Chinnappa along  with her children namely | seen a public notice
Rayappa, Gabriel, Siemens, Banarbas and Yesu in | issued in this regard.
favour of Arunkumar.

11. | Public notice dated 16.09.2018 issued by B.Arvind | Original
Fatil in Deccan Chronical recording the loss of sale
deed dated 20.12.1994,

12. | Public notice dated 16,09.2018 issued by B.Arvind | Original
Patil in Kannada Prabha recording the loss of sale
deed dated 20.12.1994,

13. | Mutation register extract bearing MR No.102/94-95 | Certified Copy
issued by the Village Accountant, Begur Taluk,

14, | RTC extracts for the period 1993-9%4 to 2012-13, Certified Copy

12, | Consent deed dated 30012008 registered as | Original
document MNo.2326/ 2007-08 execuled by
Therasamma, Afustinamma, Lourdamma,

| Segayamma and Anthonamma (all daughters of late
Chinnappa) in tavour of Arunkumar,

A
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16. | Conversion order dated 05101998 bearing | Certified Copy
No. ALNSR 29/98-99 issued by the Special Deputy
Commissioner.

17. | Conversion order dated 11.01.2018 bearing | Certified Copy
MNo. ALNSB{S)164,/07-08

18, | Mutation register extract hea?t{gﬁﬂ No T8/ 2013- | Certified Copy
14 Village Accountant, Begur Taluk.

19. | RTC extracts for the period 201314 to 2016-17. Certified Copy

2. | RTC extracts for the period 2017-18. Certified Copy

21. | Khata certificate dated 07092018 issued by the | Original
Assistant  Revenue Officer, Bruhat Bangalore
Mahanagara Palike in name of N Arunkumar

22, | Khata extract dated 07.09.2018 issued _hj.r the Bruhat | Original
Bangalore Mahanagara Palike,

23. | Akarband extract. Certified Copy

24. | Moela tippani extract of Survey No.149, Certified Copy

25. | Endorsement dated 12032019 issued by the | Original
Assistant Commissioner under the provisions of the
| PTCL Act

26. | Endorsement dated 22082007 issued by the | Photocopy
Assistant Commissioner under sections 794 and 798
of the Karnataka Land Reforms Act, 1961,

27. | Endorsement dated 16.08.2007 issued by the Special | Photocopy
Thasildar under form 7A of the Karnataka Land
Reforms Act, 1961,

28, | Endorsement dated 23.07.2018 issued by the Dng_mal
Karnalaka Housing Board,

Endorsement dated 28.052010 issued by  the | Photocopy
Bangalore Development Authority

&

Encumbrance certificated for the period 01.07.1924 | Certitied Copies
bo 14.02.1957, 15.02.1957 to 31.03.1960, 01.04.1950 to
14.02.1957, 15021957 to 31.03.1977, 01.04.1950 to
31032004, O01.04.2004 to 13.04.2011, 01.04.2011 to
01102015, 01.01.20016 to 31.01.2018, 01.04.2004 to
25002019, MN.4.2M7 to 250012019 and from
0104 2018 to 25.01, 2019,

3. | Joint develcrpm&nt agreement dated 20092018 | Original
registered as document No.5409/2018-19) executed
by Arunkumar and certain other adjacent land
owners along  with Privakrisha and Pradeep
Erishnappa with APG Habitat Private Limited.

32, | General power of attorney dated 20092018 | Original
(registered as document Mo 111,/ 2018-19) execubed
by Arunkumar and certain other adjacent land
owners  along  with  Privakrisha and Pradeep
Krishnappa with APG Habitat Private Limited.




Endorsement dated 22102008 issued by the

Original

Memorandum of entry recording the deposit of title
deeds dated 09.10.2018 registered as document
No.6295/ A1E-19 executed by APG Habitat Private
Limited in favour of Vistra [TCL (India) Limited.

Certified i:np-!,-' :

Tax-paid receipts all dated 18.01.2019 issued by the
Bruhat Bangalore Mahanagara Palike (Revenue
Department) which bears out payment of property
taxes for the period 2016-17, 2017-18 and 2018-19
~with respect to Survey No.149/7.

Public notices dated 28.07.2018 in the Kannada

edition of the "Vijaya Karnataka' Bangalore and
English edition of the ‘Times of India” Bangalore,
calling for objections, itany,

Original

_Phutu{'c-p}f

Communication dated 22122018 issued by
Advocate, Arvind B Patil issued in relation to the

public notice dated 16.09.2018

i grinal

g
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Title report with respeet to land in Survey No.150 measuring 4 acres and 15 puntas,
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I. This utle due diligence report (“Report™) has been prepaved for APG Habital Private
Limited (“Client™) in relation to land in Survey No. 150 measuring 4 acres and 15 guntas,
situated at Begur Village, Begur Hobli, Bangalore South Taluk., Banpalore District
{“Schedule Property™).

| o )

This Report is highly confidential and prepared by ws exclusively for the Client
(“Transaction™). Meither this Report nor any of its contents may be disclosed 1o any person
other than the Client or its officers and employees, who are directly involved in the
Transaction in respect of the Schedule Propenty. without our express weitten consent. The
decision to consummate the Transaction, for the proposed consideration, lies solely with
the Client, and our findings. commenis and assumptions do nol  constitute a
recommendation as to whether it should or should not consummate the Transaction for the
proposed consideration,

3. We have carried out informal litigation searches in the courts and tribunals and the sub
registry and have not found any litigations in relation to the Schedule Property, We were
also informed by the representatives of the Assetz Group (“Company™), that there are no
litigations pending in respect of the Schedule Property. We have also conducted informal
physical scarches at the sub-registear’s office in relation o registered encumbrances. ifany.
Please note that while conducting litigation searches in the couns/tribunals/sub-registry,
ne receipts confirming the physical searches are issued and the records are also not
completely computerized. In relation to the encumbrance searches in sub-registry, the
records are computenized post the vear 2000, We rely on the encumbrance cerificates
issued by the sub-registry and we also verily the same in the sub-registry 1o confirm the
entrics.

4. Except where apparent from the documents made available to us, we have assumed that
(a) all documents provided to us conform to the originals and are accurate and complete;
(b) where refevant, all documenis provided 1o us were validly authorised and executed so
that they are valid and binding on each party thereto; and (e) apant from the documents
made available to us, there are no other relevant documents or information that would
impact our findings in this title report; and {d) there are no acquisition proceedings initiated
by any government authority in respect of the property or any part thereof detailed in this
title report.,

5. We have not conducted any physical inspection or survey of the Schedule Property

6. The Report does not cover any unregistered agreements 1o sell that may have been executed
in relation to the Schedule Property or the development thereon. The Report is limited io
the diligence of the title of the Schedule Properly and does not deal with any documenis
relating to lease/license the spaces in the development on the Schedule Property,

J. Sagar ME{EiEII:EI
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We have in this Report dealt with land in Survey No. 150 measuring 4 acres and 15 guntas, situated
at Begur Village, Begur Hobli, Bangalore South Taluk, Bangalore District,

TITLE REPORT

Flow of title:

| 2]

We have perused a copy of the sale deed dated 30.1001922 pregistered as document
Mo 17732223 which bears out that Chinnappa son of Pillaiah conveyed Survey No. |50
measuring 4 acres 13 guntas (“Survey No.1507) in favour of Bayyappa.

We have perused a copy of the sale deed dated 18.06.1931 regisiered as document
No 300%30-31 which bears out that Bayyappa conveyed Survey No 150 in favour of
Bachamma.

We have perused a copy of the sale deed dated I18.08.1946 registered as document
Mo 1 TTH46-47 which bears oul that Bachamma along with her children Papaiah and
Nanjundappa conveyed Survey No. |50 in favour of Gullamma.

We have perused a copy of the Will dated 26.04,1971 registered as document No.4/71-72
which bears out that Gullamma bequeathed Survey No. 150 in favour of her grandson [0
krishnappa. On a review of the said Will, we note that Gullamma had only one daughter
named Puttzmma who died leaving behind her only son DLC Krishnappa.

We have perused a copy ol the mutation register extract bearing MR No.22/82-83 which
hears out that the katha of Survey No.150 was registered in the name of Krishnappa in
terms of the Will dated 26.04, 1971,

We have perused a copy of the endorsement dated 22,12.2018 issued by the Tahsildar
which bears out the non-availability of the RTC extracts for the period 1972 to 1982 with
respect to Survey No. 150,

We have perused copies of the RTC extracts for the period 1969-70 to 1972-73 and 1983-
24 w 19E7-88 which bears out the name of Gullamma as the erstwhile owner and

subsequently the nome of Krishnappa as the owner of Survey No 130 in erms of MR
Mo R85,

We have perused a copy of the genealogical tree of Krishnappa attested by the Village
Accountant which bears oul that Knishnappa died leaving behind his wife Kemapamma
and their only son Sampangi,

We have perused a copy of the inheritance certificate bearing [HC Mo, 13/93-94 which
bears out that afler the death of Krishnappa the katha of Survey No. 150 was registered in
the name of his wife Kempamma. On a review of the said extract we note that Survey

Q( : 3
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13,

15,

16,

Mo, 150 was inherited by Kemapamma and another survey number was inherited by her
only son Sampangi.

We have perused a copy of the RTC extract for the period 1988-89 to 1997-98 which bears
out the name of Krishnappa as the erstwhile owner and subsequently the name of
kempamma as the owner of Survey Mo, | 500in terms of THC Mo, 1359304,

. Kempamma has conveyed Survey No.l 50 in two portions under two different sale deeds

(as detailed below) in favour of Saviramma and Shivalingaiah who have subsequently
entered into a joint development agreement (which is detailed below), The location of the
property in the sale deeds (detailed below) is consistent with the location mentioned in the
Will {detailed above) in terms of which Krishnappa scquired Survey No. 150,

. We have perused a copy of the sale deed dated 05.00.1994 registered as document

Mo 349397199394 which bears out that Kempamma along with her son Sampangi conveyed
a portion of Survey No. | 50 measuring 2 scres 7 guntas in Favour of Savithramma wile of
Shivalingaiah.

We have perused a copy of the mutation register extract bearing MR Mo 31/94-95 which
bears oul that the katha of a portion of Survey No. 150 measuring 2 acres 5 gunias was
registered in the name of Savitramma in terms of the sale deed dated 05.01.1994. We more
thet alrhough 2 acves 7 guntas was comveved the katha way registered for 2 acres 5 guniay
oy,

- We have perused a copy of the sale deed dated 05.01.199 registered as document

Mo 3940 1993-94 which bears out that Kempamma along with her son Sampangi conveyed
the remaining portion of Survey No.l50 measuring 2 acres 8 guntas in favour of
Shivalingaiah son of Lingegowda.

We have perused a copy of the mutation register extract bearing MR No.67/94-95 which
bears oul that the katha of a portion of Survey Noo| 50 measuring 2 acres 8 guntas was
registered in the name of Shivalingaiah in terms of the sale deed dated 05.01.1994,

We have perused a copy of the general power of attorney dated 200021994 which hears
out  that Shivalingaiah  authorized and  appointed M.Krnshnappa {owner of
Lakshminarasimha Enterprises) as his power of attorney holder o convey a portion of
survey Mo, | 50 measuring 2 acres § guntas.

- We have perused a copy of the general power of attorney dated 25.04, 1994 which bears

out that Savithramma wife of Shivalingaiah authorized and appointed M_Krishnappa
{owner of Lakshminarasimha Enterprises) as her power of attomey holder to convey a
partion of Survey No, 150 measuring 2 acres 7 guntas. We nole that houndaries are not
mentioned in the sald power of altorney.

; - '1
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We have perused a copy of the sale deed dated 27.01.1996 regisiered as documeni
Mo, 10327/95-96 which bears out that Kempamma along with her son Sampangi conveyed
a portion of Survey No, 150 measuring 2 guntas in favour of Chandrashekaraiah. & iv
pertinest fo point out Wt Kempammae and Sampangi had already comveved the eniire
extent in Survey No 50 as deiailed above, wherefore Chandrashekaraiah will nor have
Hile over the said 2 guniax in Survey No. 1560,

We have perused a copy of the mutation register extract bearing MR No.96/96-97 which
bears out that the katha of a portion of Survey No. 150 measuring 2 guntas was registered
i the name of Chandrashekaraiah in terms of the sale deed bearing document
Mo, ME27095-50,

- We have perused copies of RTC extracts for the period 1993-94 o 2004-05 which bear out

the names of Shivalingaiah {for 2 acres 8§ guntas in terms of MR No.31/94-95),
Savithramma (for 2 scres 5 guntas in terms of MR No.67/94-95) and Chandrashekaraiah
(for 2 guntas in terms of MR No.9/96-97) as the owners of Survey No. 1 50.

. We have perused a copy of the affidavit dated 03102016 sworn in by M.S.Pankaja which

bears out the genealogical tree of S.Chandrashekaraih as  follows: the  said
5.Chandrashekaraih died leaving behind his wile Pankaja and two children namely Vijay
and Chandan {deceased).

We have perused a copy of mulation regisier extract bearing MR No H16/2016-17 which
bears out that the katha of Survey No, 150 measuring 2 guntas was registered in the name
ol Pankaja wife of late 5.Chandrashekaraiah in terms of the order dated 28,07.2016 bearing
Mo RACS) 00 6-17.

. We have perused o copy of the mutation register extract bearing MR No. [08/04-035 which

bears out that after the death of Chandrashekaraiah, the katha of a portion of Survey No. 150
megsuring I guntas was registered in the name of Pankaja in terms of ITHC No. 12/04-05,
We have therefore relied on the said mutation register extract which was issued in terms of
the THC No.12/04-05.

- We have perused a copy of the sale deed dated 05.05.2005 registered as document

Mo.3 1 8N5-06 which bears out that Pankaja wife of late Chandrashekaraiah represented
by her power of attomey holder M.Krishnappa conveved a portion of Survey No. 150
measuring 2 guntas in favour of H.G Lakshmamma. Jf i furtier pertinent to point out that
we have not been provided with a copy of the power of aitormey executed by Pankafa in

Jervorer M. Krisfinappa. However, given that the Sub-Registror was satisfied with the power

af altorney by registering the sale deed, we believe tre ron-availability of the power of
atfarney will not be of w major concern. We further note thar Vifay son of
Chandrasiekoraial was not mede party fo the sold sale deed.

g :
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We have perused a copy of the mutation register extract bearing MR No. 268/04-05 which
bears oul that the katha of a portion of Survey No 150 measuring 2 gunlas was registened
in the name of H.G Lakshmamma in terms of the sale deed bearing document No.3 180/05-
(.

. We have perused a copy of the conversion certificate dated 31.10.2008 bearing

No ALMSRASHI30T-08 issued by the Special Deputy Commissioner which bears out
that a portion of Survey No. 150 measuring 2 acres 5 puntas was converted from agriculiural
use o non-agriculiural residential use,

. We have perused a copy of the mutation register extract bearing MR No.64/08-00% which

records the details of the conversion of 2 acres 5 guntas in Survey No. 150,

. We have perused a copy of the conversion certificate dated 31.10.2008 bearing

Mo ALMNSRAS)43/07-08 issued by the Special Deputy Commissioner which bears out
that a portion of Survey Mo, | 50 measuring 2 puntas was convened from agricultural use
Lo non-agricultural residential use.

29. We have perused a copy ol the mutation register extract bearing ME Mo T/ 13-14 which

30,

il

33

34,

records the details of the conversion of 2 guntas in Survey Mo, 130,

We have perused a copy of the conversion certificate dated 31,10.2008 bearing
Mo ALNSRSHAGMAOT-08 issucd by the Special Deputy Commissioner which bears out
that a portion of Survey No. |50 measuring 2 acres 8 guntas was converted from agricultural
use o non-agriculiural residential use,

We have perused a copy of the mutation register extract bearing MR No.66/08-09 which
records the details of the conversion of 2 acres B guntas in Survey No. 150,

. We have perused copies of RTC extracts for the period 2005-06 1o 2008-09 which bear out

the names of Shivalingaiah (For 2 acres 8 gunias in terms of MR No.31/94-95),
Savithramma (for 2 acres 5 guntas in terms of MR No.67/94-95) and H.G Lakshmamma
{for 2 guntas in terms of MR No.268/04-05) as the owners of Survey No. 150,

We have perused copies of RTC extracts for the period 200910 to 2012-13 which bear out
the names of Shivalingaiah (for 2 acres B guntas in terms of MR No.6608-09),
Savithramma (for 2 acres 5§ guntas in terms of MR No.64/08-09) and Chandrashekaraiah
(for 2 guntas in terms of MR No 268/04-05) as the owners of Survey No, 150,

We have perused a copy of the gift deed dated 30.03.2010 registered as document
Mo S 09-10 which bears out that H.G Lakshmamma gified a portion of Survey MNa.| 50
mensuring 2 guntas in favour of her grandson Pradesp Krishnappa,

() e
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37

39,

40,

41.

43,

44,

We have perused copies of RTC extracts for the period 2013-14 to 2017-18 which bear oui
the names of Shivalingaiah (for 2 acres 8 guntas in terms of MR Nob&/08-09),
Savithramma (for 2 acres 5 guntas in terms of ME No.6d/08-0%) and Lakshmamma (for 2
guntas in terms of ME No T7/14-13) as the owners of Survey No. [50.

We have perused a copy of the order dated 23,03 1991 passed by Assistant Commissioner
the in case bearing Mo, LRF(83)26,151, 152,165 248&251/97-98 which bears out that the
proceedings initiated under sections 79A and 80 of the Karnataka Land Reforms Act. 1961
against Shivalingaiah were dropped.

We have perused a copy of the order dated 23.03.1991 passed by Assistant Commissioner
the in case bearing No LRF{83)297/96-97 which bears out that the proceedings initiated
under section 79A of the Karnataka Land Reforms Act, 1961 against Shivalingaiah were

dropped.

.- We have perused a copy of the akarband which bears out the extent of Survey No. 150 as 4

acres 15 puntas without karab land.
We have perused a copy of the moola tippany which bears out the shape of Survey Mo, 1510,

We have perused copies of the encumbrance certificates for the perod 01.07.1929 o
14021957, 15.02.1957 10 31031960, 01,04, 1960 to 31,03, 2004 bears out the registration
of the relevant transactions and otherwise bears out nil encumbrances for Survey Na, 150,

We have perused copies of the encumbrance certificates for the period 01.04,1930 1w
200072007, 01.04.201 1 to 11.03.2016, 01042004 10 25.00.2019 and from 001.04.2018 to
25.01 2009 which bears out the registration of the relevant transactions and otherwise bears
out nil encumbrances for 2 acres 8 guntas in Survey No. 150,

. We have perused copies of the encumbeance certificates for the 00,04 2004 to 31.03, 20407,

OLO4200] to 11032016, O1.04,2004 to 25.01.2019 and from 01042018 1o 25.01.2019
which bears out the registration of the relevant transactions snd otherwise bears out nil
encumbrances for 2 acres 7 guntas in Survey No. | 50,

We have perused a copy of the encumbrance certificate for the 01.04.2004 1o 13.04.201 1,
01042004 1o 25012019 and from 01042018 w 25002019 which bears out the
registration of the relevant transactions and otherwise bears out nil encumbrances For 2
guntas in Survey No, 150,

We have perused a copy of the khata certificate duted 21.08.2018 issued by the Assistant
Revenue Officer, Bruhat Bangalore Mahanagara Palike which bears out the name of

Shivalingaiah as the owner of Survey No. |50,
X ;
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i,

47.

48.

44,

5.

3

We have perused o copy of the khata extract dated 21.08.2018 issued by the Bruhm
Bangalore Mahanagara Palike which bears out the name of Shivalingaiah as the owner of
Survey No. 150,

We have perused a copy of the Rhata certificate dated 21.08,2018 issued by the Assistant
Revenue Officer. BEMP which hears out the name of Savitramma as the owner of Survey
Mo 150,

We have perused a copy of the khata extract dated 21,08.2018 issued by the BBMP which
bears out the name of Savitramma as the owner of Survey Nao., | 50,

We have perused a copy of the endorsement dated 21.02,2019 issued by the Thasildar,
Begur Taluk, which bears out the non-availability of index of lands extract and record of
rights extract in respect of Survey No.150 along with certain other survey numbers.

We have perused a copy of the endorsement dated 23.07.2018 issued by the Kamataka
Housing Board. which bears out that there were no acquisition proceedings initiated by the
sand authority with respect to land situated al Begur Village, Begur Hobli, Bangalore South
Taluk.

We have perused a copy of the endorsement dated 24.11.2011 issped by the Assistant
Commissioner which bears out that there are no claims registered under the provisions of
the PTCL Act with respect to Survey No.E50.

- We have perused a copy of the endorsement dated 28.05.2010 issued by the Bangalore

[evelopment Authority. which bears out that there were no acquisition proceedings
initiated by the said authority with respect to land situated at Begur Village, Begur Hobli,
Bangalore South Taluk.

- We have perused a copy of the endorsement dated 22.10.2018 issued by the Karnataka

Industrial Arcas Development Board which bears out that there were no acouisition
proceedings initiated by the said authority with respect to Survey No. 130 and certain other
adjacent land parcels for the purposes of Bangalore Mysore Infrastructure Corridor Project.

- We have perused a copy of the Village Map of Begur Village bears out the location of

survey No. 151 in Begur village.

- We have perused a copy of the endorsement dated 12.03.2019 (bearing No.PTCLS 232/18-

|9 issued by the Assistant Commissioner which bears out that there are no elaims registered
under the provisions of the Kamataka Scheduled Castes and Scheduled Tribes (Prohibition
of Transfer of Certain Lands) Act. 1978 with respect to Survey No. 150,
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55. We have issued public notices dated 28.07.2018 in the Kannada edition of the * Vijaya

Kamataka’ Bangalore and English edition of the ‘Times of India’ Bangalore calling for
objections, ifany. in relation to certain immowvable properties including Survey No.1 50, As
on date, we have not received any objections claims in response 1o the aforesaid public
natices,

56, We have perused copies of the tax-paid receipts all dated 18012019 issued by the Bruhat

Bangalore Mahanagara Palike (Revenue Department) which bears out payment of properiy
taxes for the period 2006-17, 2017-18 and 2013-19 with respect to Survey No.150.

Juint Development Agrecmenis:

[

We have perused a copy of the joint development agreement dated 30.07.2010 registerad
as document No, 1602/2010-11 (“JIDA-1") which bears out that Shivalingaiah and his wife
Savithramma (“Owners™) entered into a development agreement with Privakrishna and
Pradeep krishna (“Developers™) to develop Survey No. |50 measuring 4 acres |5 guntas,

We have perused a copy of the general power of attorney dated 30.07.2010 registered as
document No, 19200011 (“GPA-1") which bears out that the Owners authorized and
appointed the Developers as their power of attomey holder to act for and on hehalf of the
Owners,

We have perused a copy ol the sharing agreement dated [4.03.201 | registered as document
Mo A5412010-11 which bears out that Owners and Developers entered into 2 sharing
agreement in licu of the JDA-1, In terms of the said sharing agreement the Owners were
allotied certain other properties situated at other villages as their 10% share in the Project.
On a review ol the sharing agreement we note that the Owners were not entitled to any
share of development/sites forming part of the Schedule Property.

We have perused a copy of the memo (which is reflected as a supplemental deed in the
encumbrance cerlificate) dated 001,04.201 1 bearing Mo.3/201 1-12 which bears out that this
memo wis sent (o the concerned Sub-Registrar of different jurisdictions (pertaining to the
difterent villages forming part of the JDA-1) for recording the entry of the regisiration of
the JDA-1 in their records.

We have perused a copy of the joint development agreement dated 20.09.2018 registered
as document No, 5409201819 (“JIA-2") which bears out that Shivalingaiah and his wife
Savithramma and certain other adjacent land owners along with Priyakrisha and Pradeep
Krishnappa as confirming parties entered inte a joint development agreement with APG
Habitan Private Limited to develop Survey No.150 along with certain other adjacent land
parcels totally admeasuring 7 acres 14 guntas into a multi-storeved residential complex.
The agreement inter alin bears out that APG Habitat Private Limited has the right to create
mortgage on the share allotted to APG Hobitat Private Limited (which iz 68% of the

E(, 9
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undivided share in Survey Mo, 150 along with certain other adjacent land parcels totally
admeasuring 7 acres 14 guntas) and the development nghts in relation to the proposed
development. The registration of the said agreement is borne out in the encumbrance
certificate for the period 01042018 1o 25012009, On a review of the said joint
development agreement we further note that Shivalingaiah and his wife Savithramma who
had executed JDA-1. GPA-| and the sharing agreement dated 14.03.2011 registered as
document No 454 12010-11 have received their entitlement and have no claim against
Privakrisha and Pradeep Krishnappa (who are the confirming parties in JDA-Z). In terms
of this understanding. Shivalingaiah and his wife Savithramma have joined JDA-2 for
betterment of title and all benefits under JDA-2 with respect to Survey No. 130 will be with
Privakrisha and Pradeep Krishnappa as the owners of Survey No. [ 50,

6. We have perused a copy of the general power of attomey dated 20,09 2008 {registered as
document Mo, 111201 8-1%) which bears out that Shivalingaiah and his wife Savithramma
and certain ather adjacent land owners along with Priyakrisha and Pradeep Knshnappa as
confirming partics authorised and appointed APG Habitat Private Limited as their power
olb atterney holder to facilitate the terms and conditions stipulated in the aforesaid joint
development agreement.

7. We have perused a copy of the memorandum of entry recording the deposit of title deeds
dated 09102018 registered as document No 6295200819 which bears out that APG
Habitat Private Limited morgaged its nghts with respect to Survey Mo, 150 with Vistra
ITCL (India) Limited. The registration of the said mortgage deed is bome out in the
encumbrance certificate for the period 01042018 o 25.01 2019,

CERTIFICATE

Based on the documents reviewed by us in this Report and subject 1o our observations detailed in
the Report, we are of the opinion that Shivalingaiah and his wife Savitramma has absolute valid
and marketable title over the Schedule Property and APG Habitat Private Limited has valid
development rights over the Schedule Property subject to the existing mortgage ereated in favour
of Vistea ITCL (India) Limited.

e
J Sapar Associates
Bangalore
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SCHEDULE

All that piece and parcel of converted land bearing Survey No 150 measuring 2 acres 7
puntas, situated ot Begur Village, Begur Hebli, Bangalore South Taluk, Bangalore District
and bounded on:

East by : Government Lake Portion.

West by ¢ Land belonging to Koeolir Nanjundappa and Papanna.,
MNorth by : Survey Mo, 153/1 belonging to Nanjappa and Byrappa.
South by : Burvey Mo, 1490 belonging to Anthonamma,

All that piece and parcel of converted land bearing Survey No. 150 measuring 2 acres 8
guntas, situated at Begur Village, Begur Hobli, Bangalore South Taluk, Bangalore District
and bounded on:

Last by : Government Kere.

West by : Land belonging to Koolir Nanjundappa and Papanna.
Morth by : Survey Nou 15331 belonging to Nanjappa and Byrappa.
South by : Survey Mo, 149/ | belonging to Anthonamma,

All that piece and parcel of converted land bearing Survey No. 150 measuring 2 puntas,
situated at Begur Village, Begur Hobli, Bangalore South Taluk, Bangalore District and
bounded on:

East by Land belonging 1o Shivalingaiah.

West by - Government Kare Angala.

MNorth by : Land belonging to Krishnappa and Marayanappa.
South by : Land belonging 1o lgneshappa.

.-”2/‘
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Annexure —1

ments for S M 150
Sl List of documents
N,

Original/Photocopy |

I Sale deed dated 30,10.1922 repistered as document No.1773/22-23
executéd by Chinnappa son of Pobaiah in favour of Bayvappa.

Certified Copy

19|

Sale decd dated 18.06.193] registered as document Mo 3000W30-31
executed by Bavyappa in favour of Bachamma.

Centified Copy

3 Sale deed dated 18.08.1946 repistered as document Mo, 1771/46-47
executed by Bachamma along with her children [Papaiah and
MNanjundappa in favour of Gullamma.

Centified Copy

4, Will dated 26.04.1971 registered as document No.4/71-72 executed by
Gullamma in favour of [0 Knshnappa.

SRS e

Certified Copy

executed by kempamma slong with her son Sampangi in favour of
Shivalingaiah son of Lingegowda,

5. | Mutation register extract bearing MR No, 22/82-83, Certified Copy
[} Endorsement dated 22,12 2018 issued by the Tahsildar, Original
7. RTC extracts for the period 1969-70 1o 1972-75, |983-84 1o 1999-00, | Certified Copy
| 200203 10201 8-19.,

| B, | Genealogical tree of Krishnappa attested by the Village. Photocopy
9, Inheritance certificate bearing THC Mo, 15/953-94. Certified Copy
10, | Sale deed dated 05.01. 1994 registered as docoment Mo 3939 1993-94 | Original

executed by Kempamma along with her son Sampangi in favour of

- Savithramma wife of Shivalingaiah., A
il | Mutation register extract bearing MR No.3 1/94-93, Photocopy
12, | Sale deed dated 05,010,199 registered as document MNo.3940/1993-94 | Original

13. | Mutation register extract bearing MR No.67/94-95,

Centificd Copy

in favour of M. Krishnappa (owner of Lakshminarasimha Enterprises),

(4. | General power of attorney dated 20,02, 1999 executed by Shivalingaish | Original
in favour of M, Krishnappa (owner of Lakshminarasimha Enterprises),
5. | General power of attomey dated 25.04, 1994 executed by Savithramma | Original

16, | Sale deed dated 27.01.1996 registered as document No. [0327/95-96
exceuted by Kempamma in Favour of Chandrashekaraiah.

Certified Copy (as it
includes other
survey number
which is not part of
the project)

7. | Mutation register extract bearing MR Mo 96/96.497,

Certified Copy

18, | Affidavit dated 03,1 02006 sworn in by M.S.Pankaja which bears out
the genealogical tree of S.Chandrashekaraih,

Photocopy

19, | Mutation register extract bearing MR No HI16/2016-17,

Certified Copy

20, | Mutation register extract bearing MR No. |08/04-05. -

21, | Sale deed dated 03.05. "I}[IIE registered as document No. 31R0/05-06 |

'E':r!.:f' ed Copy
Crriginal

Y
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power of attomey holder M.Krishnappa in  favour of H.G
) Lakshmsmia. N
22, [ Mutation rcysl_u extract bearing MR Nl[: "ﬁE."'IH ﬂlfr_ﬂ__ f't:ril]__!:;_:_.!__l_:'v:np_l,.'
23, | Conversion certificate dated 31.10.2008 bearing | Certilied Copy
Na. ALNSR.(S}153/07-08.
24, | Mutation register extract bearing MR No,64/08-09, Certified Copy
25, | Conversion certificate dated 31102008 bearing | Certified Copy
NoALNSR.(S}143/07-08 issued by the Special Deputy
Commissioner.
26, | Mutation register extract bearing MR No. T7/13-14. Certified Copy
27, | Conversion certificate daied 31.10.200% bearing | Certified Copy
NoALNSR(S) 460708  dssued by  the  Special  Deputy
Commissioner,
28, | Mutation register extract bearing MR No.66/08-09. | Certified Copy
20, [ Gift deed dated 30.032000 registered as document Mo, SODG/09-10 | Original
executed by FLG Lakshmamma in favour of Pradeep Krishnappa. -
30, | Order dated 23.03.1991 passed by Assistant Commissioner in the case | Certilied Copy
bearing No. LRF(83)26,151,152,165,248&251/97-98,
3l Order dated 23031991 passed by Assistant Commissioner in the case | Photocopy
bearing Mo, LRF(83)297/06-97, ;
32, | Akarband extract, _| Certified Copy
33, Mula tippany of ":r._l,!nl._}' "'\In:] | 'r[l Certitied Copy
34. | Encumbrance certificates for the pe pt.rlnd 01.04.1930 1o 31.03.1960, | Certified Copy
| 0104, 1960 to 31.03.2004 for Survey No.150.
35, | Encumbrance certificates for the period 01042004 to 20.07.2007, | Certified Copy
010420010 1w 11032006, 01042004 o 25012019 and from
01.04.201% 10 25.01.2019 for 2 acres 8 guntas in Survey No. 150,
6. | Encumbrance certificates for the 01.04.2004 10 31.03.2007, 01.04.2007 | Certified Copy
o 3L032001L 0L04.200 1 to | 1,05.2016, 00,04,2004 0 25.01 20019 and
| from 01.04.2018 to 25.01 2019 for 2 acres 7 guntas in Survey No. 150,
37. | Encumbrance certificate for the 01042004 o 13.04.2011, 01042044 | Certified Copy
to 25002019 and from 01042008 to 25012009 for 2 guntas in
Survey No, 150,
8. | Khata certificate dated 21.08.2008 issued by the Assistant Revenue | Original
Officer, Bruhat Bangalore Mahanagara Palike in the name of
) Shivalingaiah.
39, | Khata extract dated 210820018 issucd by the Bruhat Bangalore | Original
Mahanagara Palike in the name of Shivalingaiah.
40, | Khata certificate dated 21.08.2018 issued by the Assistant Revenuve | Original
| OfMicer, BEMP in the name of Savitramma.
41, | Khata extract dated 21 08,2008 issued by the BBMP in the name of | Original
Savitramma.
42, | Endorsement dated 21.02.2019issued by the Thasildar bearing out the | Photocopy
non-availability of index of lands extract and record of rights extract,
-~
3( 13




Jsa

Endorsement dated 24112011 issued by the Assistant Commissioner
under the provisions of the PTCL Act

44,

Endorsement dated 23.07.2018 issued by the Kamataka Housing
Hoard.

Photocopy

Original

45,

Endorsement dated 12.032019 (bearing No.PTCL! 232/18-19 issued
by the Assistant Commissioner under the provisions of the Kamataka
Scheduled Castes and Scheduled Tribes {Peohibition of Transfer of
Certain Lands) Act, 1974,

.....

Joint development agreement dated 30.07.2010 ruéi';{é'&ﬁ-i;a-dﬁurﬁ:nt
N 1602200101 | executed by Shivalingaiah and his wife Savithramma
with Privakrishna and Pradeep Krishna.

Uriginal

Certified Copy

General power of attomey dated 30.07.2010 rr.'b:'-il'.::n.ﬂ 15 document
No 19201011 executed by Shivalingaiah and his wite Savithramma in
favour of Privakrishna and Pradeep Krishna

Sharing agreement dated 14032011 registered as  document

No.4541/2010-11

49,

Certified Copy

1 Certified Copy

Memo (which is reflected as a nuprrl-_rrn:ntal deed in the :ncumhmnce
certilicate) dated 01.04,201 1 bearing No.3/2011-12,

N1

Certified Copy

Jaint development agreement dated 20,09.20 18 registered as document | ﬂm,:md

Mo S409/2018-19)  executed by Shivalingaish and his  wife
Savithramma and certain other adjacent land owners along with

Priyakrisha and Pradeep Krishnappa with APG Habitat Private Limited. |

51,

General power of altomey dated 20.09.201 8 (registered as document
Mo L2010 8-19) executed by Shivalingaiah and his wife Savithramma
and certain other adjacent lund owners along with Privakrisha and

Original

Pradecp Krishnappa with APG Habitat Private Limited,

Endorsement dated 22102018 issued by the Karnataka Industrial
Areas Development Board,

Memorandum  of entry n:-l.urdmg the d-epuull of title deeds dated
(%, 10,2018 registered as document No 6295/ 2018-19 executed by APG
Habitat Private Limited in favour of Vistra ITCL (India) Limited.

Original

Certified Copy

54,

Tax-paid receipts all dated 18.01,2019 issued by the Bruhat Bangalore
Mahanagara Palike {Revende Department) which bears out payment of
property taxes [or the period 2006-17, 2007-18 and 2018-19 with
respect 1o Survey Mo, | 50,

g,

Original

Public notices dated 28.07,2018 in the Kannada edition of the Vijaya
Karnataka’ Bangalore and English edition of the *Times of India®
Bangalore, calling for objections, if any.

Photocopy

X
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