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1v. CTS No. A/791 ol'Village Ba11dra-A \Vard. Ta Iuka i\11dheri in the Rcgistrnlio11 

Sub­District of Bandra Mumbai Suburban District shall be referred to as lhe 

''Said La1·ger Land". 

2) We have been provided with the following documents for our perusal in respect of the

subject properly:

1. Offer Letter dated 05.07.2024 bearing reference no. CO/MB/REE/NOC/[:.

l 639/1548/2024 issued by Ml-JADA in favour of Prasad Suyash Co-opcrn1ive

Housing Society Limited in respe.ct of Plot No. 25.

11. Offer Letter dated 05.07.2024 bearing reference no. CO/MB/REE/NOC/F-

1640/1549/2024 issued by MHADA in favour ofMecra Madhura Co-operative

Housing Society Limited in respect of Plot No. 26.

111. Letter dated 25. l 0.2024 bearing reference no. Ka.A/Va. Vi/UV-4/M um/ET-

4996/2024 issued by MHADA addressed to Prasad Suyash CIISL in respect of

lease rent payable for Plot No. 25.

1v. Letter dated 25. l 0.2024 bearing reference no. Ka.A/Va.Vi/UV-4/Mum/El�

4995/2024 issued by Ml -JADA addressed to Meera Madhura CHSL in respect of

lease rent payable for Plot No. 26.

v. Lease Deed dated 12.11.2024 executed by Maharashtra Housing and Arca

Development Authority (MHADA) in favour of Prasad Suyash Co-operative

Housing Society Limited, duly registered before Sub-Registrar of Assurances

under serial no. BDR- l 5/19208/2024 in respect of Plot No. 25.

vi. Lease Deed dated 12.11.2024 executed by Maharashtra Housing and Arca

Development Authority (MHADA) in favour of Meera Madhura Co-operative

Housing Society Limited, duly registered before Sub-Registrar of Assurances

under serial no. I3DR-l 5/J 9209/2024 in respect of Plot No. 26.

v11. Lease Rent Payment Receipt No. 828294 dated 25.10.2024 in respect of lease

rent paid by Prasad Suyash Co-operative Housing Society Limited for Plot No.

25 for the period 2014 to 2026 for an amount of Rs. 28,34, 180/-.

vi ii. Lease Rent Payment Receipt No. 828295 dated 25. l 0.2024 issued by Ml-IA DA

in respect of lease rent paid by Meera Madhura Co-operative Housing Society

Limited for Plot No. 26 for the period 2014 to 2026 for an amount of Rs.

28, 74,466/-.

ix. Letter dated 31.01.2024 addressed by Deputy Registrar, Maharashtra Co­

optative Societies to the Executive Engineer. M HADA in respect of appointment
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of developer for Plot No. 25 as per section 79 (a) ol' Maharashtra Cn-optative 

Societies Act, 1960 

x. Letter da1ed 3 l .O 1.2024 addressed by Dep11ty Registrar, Maharashtra 

Cn­optative Societies to the Executive Engineer, MHADA in respect 

ofappoinlmenl of developer for Plot No. 26 as per section 79 (a) of 

Maharashtra Co-optativc Societies Act. 1960.

xi. Development Agreement dated 13.11.2024 executed by and between Mccra 

Mt1dhura CHSL of the First Part, members of Mccra Madhura CHSL of the 

Second Part, Prasad Suyash CHSL of the Third Part, members of Prasad Suyash 

CIISL of the Fourth Pait, Mis Excel Enterprises (India) Private Limited or the 

Fifth Part and M/s Excel Enterprises of the Sixth Pa11, duly registered before 

Sub-Registrar of Assurances under serial no. BDR-9/19009/2024.

xii. Power of Attorney da1ed 13.11.2024 executed by Meera Madhura CHSL and 

Prasad Suyash CHSL in favour ofM/s Excel Enterprises (India) Private Limited 

acting through its directors Mr. Virendra Vora and Mr. Nemin Vora, registered 

before Sub-Registrar of Assurances under serial no. BDR-9/ 19012/2024.

xiii. Propet1y Card for CTS No. A/791 as downloaded on 2 I .11.2024.

xiv. DP Remarks dated 23.12.2021 bearing reference no. CHE/DP/16/WS/H&K 

issued by the Municipal Corporation of Greater Mumbai in respect ofCTS No. 

791 of village Bandra, A Ward.

xv. NOC for JOA & Zero FSI upto Plinth Only dated 28.01.2025 bearing reference 

no. CO/REE/NOC/F-1639/247/2025 issued by MHADA addressed to The 

Executive Engineer (Western Suburb), Building Permission Cell, Greater 

Mumbai, Planning Authority, MHADA, in respect of proposed redevelopment 

of Prasad Suyash CHSL bearing Plot No. 25.

xvi. NOC for JOA & Zero FSI upto Plinth Only dated 28.01.2025 bearing reference 

no. CO/REE/NOC/F-l 640/246/2025 issued by MHADA addressed to The 

Executive Engineer (Western Suburb), Building Permission Cell, Greater 

Mumbai, Planning Authority. MHADA, in respect of proposed redevelopment 

of Prasad Suyash CHSL bearing Plot No. 26.

xvii. Mo1tgage Deed dated 31.01.2025 executed by Excel Enterprises India Private 

Limited in favour of Tata Capital Housing Finance Limited, registered before 

Sub-Registrar of Assurances under serial 110. Andheri-4/1693/2025.

xviii. Payment Receipt No. 829098 dated 31.12.2024 issued by MHADA in favour 

of Sec, Prasad Suyash CHSL for amount of Rs. 57,30,31,031/- towards (i) FSI 

(All
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four instalments) (ii) Scrntiny Fees (iii) Debris Removal (iv) Layout Approval 
(v) Cess.

xix. Payment Receipt No. 829097 dated 31.12.2024 issued by MHA DA in favour of
Sec, Prasad Suyash CHSL for amount of Rs. 1,00,000/- towards Water Deposit
Charges.

xx. Payment Receipt No. 819423 dated 03.01.2025 issued by MHADA in favour or

Sec, Prasad Suyash CHSL for amount of Rs. 3,97,88,474/- towards
Development Cess (Infrastructural Charges).

xxi. Payment Receipt No. 829100 dated 31.12.2024 issued by MHADA in favour of
Sec, Meera Madhura CllSL for amount of Rs. 57,11,26,538/- towards (i) FSl
(All four instalments) (ii) Scrutiny Fees (iii) Debris Removal (iv) Layout
Approval (v) Cess.

xxii. Payment Receipt No. 829099 dated 31.12.2024 issued by MHADA in favour of
Sec, Meera Madhura CHSL for amount of Rs. 1,00,000/- towards Water Deposit
Charges.

xx 111. Payment Receipt No. 819424 dated 03.01.2025 issued by MHADA in favour of 
Sec_ Mccra Madhura CHSL for amount of Rs. 3,96,56,218/- towards 
Development Cess (Infrastructural Charges). 

xxiv. Demand Note elated 03.04.2025 bearing no. MHADA/BP/03 I 5/2025 for amount
of Rs. 12,56,250/- issued by MHADA addressed to M/s Excel Enterprises Jndia
Private Limited towards Scrutiny rec for New Proposal of proposed
amalgamated redevelopment of Plot No. 25 Prasad Suyash CHSL and Plot No.
26 Meera Madhura CHSL on plot bearing CTS No. A/791 of Bandra-A Village
situated in H/W ward at Bandra Reclamation Bandrn West- Mumbai 400050.

xxv. Intimation of Approval (IOA) for Zero FSI dated 29.04.2025 bearing reference
no. MI-1/EE/(B.P)/GM/MHADA-89/1651/2025 issued by Building Permission
Cell, Greater Mumbai/MHADA addressed to M/s Excel Enterprises Private
Limited, Bandra Reclamation Mccra Madhura CHSL & Prasad Suyash CIISL.

xxvi. Order dated 25.04.2025 
(M. P. U)/17( I )(A)/1440/2024 
Societies. 

bearing reference no. 
issued by Deputy Registrar, 

UPNI/SS. 
Co-operative 

3) On perusal of Property Card dated 16.04 .20] 9 as downloaded on 21.11.2024 of CTS No. 
A/791 admeasuring 418351.14 sq. mtrs. of Sandra-A Ward, we observe as under: -

I. The name ofMIIADA is reflected as the O\\HCr ofCTS No. A/791. �- ,..=i_· ___ � 
/_.. '
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11. The name of Prasad Suyash Co-operative Housing Society Limited is 1101 yet
recorded as Lessee ofporlion ofCTS No. A/791 i.e. Plot No. 25.

111. The name of Mecra lv1adhura Co-operative Housing Society Limited is not yel
recorded as Lessee ofpo1tion ofCTS No. A/791 i.e. Plot No. 26.

4) Search Reports: Search Reports are listed under the 'Searches' section under Anncxurc 'A'
hereto.

5). On perusal of documents and al I other relevant documents relating to title of the Said I .and, 
we are of opinion that: -

1. Owner of Plot No. 25 and Plot No. 26:

Maharashtra Housing and Area Development Authority (M HADA) is the owner of 
Plot No. 25 and Plot No. 26. 

11. Lessee of Plot No. 25 and Plot No. 26:

a. Plot No. 25 - Prasad Suyash Co-operative I lousing Society Limited is the
Lessee of Plot No. 25 as per Lease Deed dated 12.11.2024 executed by
MHADA in favour of Prasad Suyash Co-operative Housing Society Limited,
registered before Sub-Registrar of Assurances under serial no. BDR-
15/19208/2024, for a term of 99 years commencing from the date of taking
over possession of the land i.e. dated 03.08.1974.

b. Plot No. 26 - Mccra Madhura Co-operative Housing Society Limited is the
Lessee of Plot No. 26 as per Lease Deed elated 12.11.2024 executed by
Ml-JADA in favour of Meera Madhura Co-operative Housing Society
Limited, registered before Sub-Registrar of Assurances under serial no. BDR­
l 5/19209/2024, for a term of 99 years commencing from the date of taking
over possession of the land i.e. dated 03.05.1976.

iii. Developer of the Said Land:

a. There is an existing charge/mo1tgage of Tata Capital Housing Finance
Limited over the development rights of the Said Land, Project proposed
thereon, receivables therefrom and units as mentioned therein created vide
Mortgage Deed dated 31.01.2025 executed by Excel Enterprises India Private
Limited in favour of Tata Capital Housing Finance Limited, registered before
Sub-Registrar of Assurances under serial no. Andheri-4/1693/2025.

b. Excel Enterprises India Private Limited is the developer oflhe Said Land i.e.
lec1schold Plot No. 25 admcasuring 668.90 sq. mtrs. or thereabouts and
leasehold Plot No. 26 admeasuring 668.90 sq. mtrs. or th·.:..;,, ..... ....:.- oth
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bearing CTS No. A/791 of Village Bandra-A Ward, Taluka Andheri in 

the Registration Sub-District ofBandra Mumbai Suburban District, situate, 

lying and being at Krishen Chandra Marg, Bandra Reclamation, Bandra 

(West). Mumbai-400050 as per the terms contained in Development 

Agreement dated I 3.11.2024 executed by and between Meera Madhura 

CHSL of the First Part, members ofMe.eraMadhura CHSLofthe Second 

Part, Pras;.¼d Suyash GHSL of the Third Part, members of Prasad Suyash 

CHSL of the Fourth Pa11, M/s Excel Enterprises (India) Private Limited of 

the Fift:]1 Part and M/s Excel Enterprises of the Sixth Pa1i, duly 

registered before Sub-Registrar of Assurances under serial no. 
BDR-9/19009/2024 and subject to the existing charge/mortgage of Tata 
Capital Housing Fitiance Limited, the title of Excel Enterprises India Private 

Limited as the developer of the Said Land is clear and marketable. 

6) Qualifying comments/remarks if any- NA

The reportreilecting the flow of title in respect of the Prope1iy is enclosed herewith as Annexure 
"A1

' hereto. 

Dated this 31st Dec, 2025 

Tirnnking You, 
Yours Faithfully 

Encl:-A 

0 

r 

V 'If"� n r.!ll'f-)11' r:w, "RA J.. T.1'.a u ,111; .. a.� .. LJr\..l"I. 

t.''.: ·,:-_;� ··, ,: ·:::�:;':1 ,::rnnr 
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Anncxurc ''A" 

FLOW OF TlTLE OF THE SAID LAND 

All that piece and parcel of leasehold Plol No. 25 admeasuring 668.90 s4. mtrs. or thereabouts 
and leasehold Plot No. 26 admeasuring 668.90 sq. mtrs. or thereabouts both bearing CTS No. 
A/791 of Village Bandra-A Ward. Taluka Andheri in the Registration Sub-District of 

Bandra Mumbai Suburban District situate, lying and being at Krishen Chandra Marg, 
Bandra Reclamation, Bandra (West), Mumbai-400050 together with development rights 
granted under Development Agreement dated 13.11.2024 bearing registration no. BDR-9/] 
9009/2024 in favour of Excel Enterprises (India) Private Limited. 
Hereinafter: -

i. Plot No. 25 and Plot No. 26 in CTS No. A/791 of Village Bandra-A Ward shall be
coJlectively referred to as the "Said Land".

11. CTS No. A/791 of Village Bandra-A Ward, Taluka Andhcri in the Registration Sub-District
of Bandra Mumbai Suburban District shall be referred to as the "Said Larger Land".

We have investigated the title of the Said Land based on the request of Excel Enterprises (India) 
Private Limited ("Company"/ "Developer"), and based on the documents provided to us and 
search conducted with the concerned Sub-Registrar ofAssurance.s at Mumbai & Andheri - I to 8, 
for a period of 30 years i.e. from 1994 till 07.12.2024 with respect to the Sa id Land and structures 
thereon, we observe as under: 

A. Title Tracing: -

1. Maharashtra Housing and Area Development Authority ("MHADA") is the owner 
of CTS No. A/791 admcasuring 418351.14 sq. mtrs. of village Bandra, A- 

Ward, Taluka Andheri in the Registration District of Mumbai Suburban 
(hereinafter. referred to as the "Said Larger Land").

2. Title Tracing for Plot No. 25 admeasuring 668.90 sq. mtrs. in CTS No. A/791 of 
Village Bandra, A- Ward situated at Bandra Reclamation, Mumbai Suburban 
District ("Plot No. 25")

a. On perusal of Lease Deed dated 12.11.2024 bearing registration no. BDR­] 
5/ l 9208/2024 executed by MHADA in favour of Prasad Suyash 
Co­operative Housing Society Limited, it appears as under:-

• That Prasad Suyash Co-operative Housing Society Limited 
(hereinafter referred to as "Prasad Suyash CHSL") is incorponited 
under Maharashtra Co-operative Societies Act, 1960 bearing 
registration no. GOM/HSG/3078 of 1971 requested the Government 
of Maharashtra for grant of plot of hrnd a m.�i!$1:Jl'ing 668.90 sq.

7 





VIKAS R. HIRLEKAR 
B.Com, LL.B. 

ADVOCATE HIGH COURT, MUMBAI 

106, Giridwar Apartment, 1st Floor, 
Near Punjab National Bani<, 
Mathuradas Road, Kandivli (West), 
Mumbai - 400067. 
Cell: 9820127443 
E-mail: hirlekar_vikas@hotmail.com

Corspondence Address : E/718, Raj Arcade CHS Ltd., Mahavir Nagar, Opp. Dmart, Kandivli (West) Mumbai - 400067. 

r!
l 

Greater Bomb<!l' in fuvo11r ,4· Prasad S11yosl, C!JSL in re.1pect r!f 
IJl/ilding constructed on Plot No. 25. 

b. That by and under Lease Deed dated l 2.1 1.2024 executed by M ll/\ DA in
favout· of Prasad Suyash Co-operative I lousing Society l ,im itcd, registered
before Sub-Registrar of Assurnnces under serial no. BDR- l 5/l 9208i2024.
MHADA has leased Plot No. 25 in favor of Prasad Suyash CHSL (Lessee)
for annual lease rent of Rs. 5,94.938/- for a term of 99 years commencing
from tbe date of taking over possession of the land i.e. dated 03 .08 1974
subject to the terms and conditions co11tained therein.

c. On perusal of Letter (fated 25.10.2024 bearing reference no.
Ka.A/Va.Vi/UV-4/Mum/ET-4996/2024 issued by Executive Engineer,
MHADA, Mumbai addressed to Prasad Suyash CHSL in respect of lease
rent payable for Plot No. 25, we observe that MHA DA has demanded the
payment of lease rent of Rs. 22,39,242/- for period between 2014 to 2024.
ln addition to the said amount. MHADA has demanded payment of lease
rent of Rs. 5,94,938/- for the period 2024 to 2026. Further. MHADA has
noted in the Letter that order dated 20.09.2024 passed by Bomb.iy High
Court in WPIL/12662/2024 filed by Pradeep CHSL vis The State of
Maharashtra and Others with regards to revised ground rent, interest thereon
and penal amount shall be applicable in respect of Plot No. 25 as well.

We have perused Lease Rent Payment Receipt No. 828294 dated 25.10.2024 
issued by MHADA in respect oflease rent paid by Prasad Suyash CHSL for 
Plot No. 25 for the period 20 I 4 to 2026 for an amount of Rs. 28,34, 180/-. 

d, It appears that Prasad Suyash CHSL has constructed a building having 
ground+4 floors consisting of 20 residential flats known as Prasad Suyasb 
CHS Ltd. 011 Plot No. 25 in the year 1976. 

3. Title Tracing for Plot No. 26 admeasuring 668.90 sq. mtrs. in CTS No. A/791 of 
Village Bandra, A- Ward situated at Bandra Reclamation, Mumbai Suburban 
District ("Plot No. 26")

a. On perusal of Lease Deed dated 12.11.2024 bearing registration 110. BDR­l 
5/19209/2024 executed by MHADA in favour of Meera Madhura 
Co­operative Tiousing Society Limited, it appears as under:-

• That Meera Madhura Co-operative Housing Society Lim itccl 
(hereinafter referred to as "Mccra Mndhurn CHSL") is 
incorporated under Maharashtra Co-operative Societies Act 1960 
bearing registration 110. BONl/f ISG/2968 requested the Government 

of Maharashtra for grant of plot r land admeasuring 668.90 sq 

mtrs. under govern111e11i servan n!1sing ·scheme situated nt CTS

C [ !'l� ' 
9 /c l � 
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• C:011ditio11 No. IO states that the Socicl} and it's developer will lrn,·e to

executed Permanent Alternate Accommodation Agreement with the existing

members before applying for further NOC above Plinth.
• Condition No. 21 states that if the Society fails to start. the redevelopment

work within 12 months from the date of issue of NOC. the right is reserved

to cancel the NOC by this office.
• Condition No. 22 states that the construction of new building for the

rehabilitation of old occupiers shall be completed within a period of 30

months from the date of issue of this NOC. In case Society falls lo do so,

extension to the above time limit may be granted depending on the merits of

the case and on payment of an extension foe as may be decided by the office

from time to time.
• Condition No. 36 states th<1t the Society will have to obtain separate P.R.

Card as per the approved sub division/plot kased out by the board duly

signed by S.L.R. before asking for Occupation Permission from E.E./BP

Cell/MHADA.
• Condition No. 47 states that this NOC is issued for the purpose of IOA and

npproval of plans for BUA of 6765.60 m2 and Commencement Certificate

for the WORK UP TO PLINTH Only (i.e. For Ze::ro rSI) as shown in table

tl1creto.

11. We have perused Intimation of Approval (IOA) for Zero FSI dated 29.01L2025 

bearing reference no. MH/EE/(B.P)/GM/MHADA-89/1651/2025 issued by Building 

Permission Cell, Greater Mumbai/MHADA addressed to M/s Excel Enterprises 

Private Limited. Bandra Reclamation Mccra Madhura CHSL & Prasad Suyash 

CHSL, on the terms and conditions as mentioned therein.

12. We have perused DP Remarks dated 23.12.2021 in respect of CTS No. A/791 

of Village Bandra-A and the same reflects various reservations on the Said l ,nrger I 

,and of which the Said Land is a part.

13. On perusal of Mortgage Deed dated 31.01.2025 executed by Excel Enterprises India 
Private Limited in favour ofTata Capital Housing Finance Limited, registered before 

Sub-Registrar of Assurances under serial no. Andheri-4/ 1693/2025, we observe that 

Excel Enterprises India Private Limited has mortgaged the development rights of the 

Said Land, Project proposed thereon, receivables therefrom and units as mentioned 

therein in favour of'fata Capital Housing Finance Limited as security against facility 

amount ofRs. 3,5L00,00,000/- (Rupees Three Hundred and Fifty- One Crores only).

14. We have reviewed Order dated 25.04.2025 bearing reference 110. UPNI/SS. 

(M.P. U)/l 7( I )(A)/1440/2024 issued by Deputy Registrar, Co-operative Societies 

under section 17 of Maharashtra Co-operative Societies Act, 1960 and Rule 16 

thereunder. On perusal of the same, we observe that in the Spccinl General Body 

Meeting or Prayasb Suyash Co-operative I lousing Society Lim itcd held on

15 
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13.04.2025. Prayash Suyash Co-opcrntivc Housing Society Limited has agreed to 
amalgamate with Mccra Madhura Co-operative Housing Society Limited and in the 
Special General Body rvteeting of Mccra Madhura Co-operative Housing Society 
Limited held on 13.04.2025, Mccra Madhura Co-operative I lousing Society Limited 
has agreed to amalgamate with Prayash Suyash Co-operative I lousing Society 
Limited. In pursuance of the said meetings. Prayash Suyash Co-operative Housing 
Society Limited made an Application dated 24.04.2025 before Deputy Registrar and 
Mccra Madhura Co-operative Housing Society Limited made an Application dated 
24.04.2025 before Deputy Registrar submitting the Minutes of the said Meetings. 
Accordingly, the Deputy Registrar !ms vicle Order dated 25.04.2025 granted in 
principal approval for the amalgamation of the two societies into Meera Maclhura 
Prasad Suyash Co-operative Hosing Society Limiteu subject to the terms and 
conditions stated therein. 

B. REVENlJERECORDS

On perusal of Property Card dated 16.04.20 I 9 as downloaded on 21.11.2024 of CTS No. 

A/791 iidrneasuring 418351.14 sq. mtrs. of Bandra-A Ward, we observe as under: -

1. The name of MHADA is reflected as the owner of CTS No. A/ 79 l.

11. The name of Prasad Suyash Co-operative I lousing Society Limited is not yet
recorded as Lessee ofpo11io11 ofCTS No. A/791 i.e. Plot No. 25.

iii. The name of Meera Madhura Co-operative Housing Society Limited is not yet
recorded as Lessee of portion of CTS No. A/791 i .e, Plot No. 26.

C. SEARCHES

a) SRO SEARCH: -
We have caused to conduct search in respect of the· Said Land at the concerned offices 
of Sub-Registrar of Assurances at Mumbai & Andheri -1 to 8, for a period of 30 years
i.e. from 1994 till 23.04.2025 through search clerk Mr. Sachin S. Pa war. On perusal of 
lhe Report elated 23.04.2025 issued by him for the same, we have come across various 
entries in respect of CTS No. A/791 which is a larger land. We have been informed by 
the Client that other than (i) Mo1tgage Deed elated 31.01.2025 bearing registration 
110. Andheri-4/1693/2025 (ii) Development Agreement dated 13.11.2024 
bearing registration no. BDR-9/l 9009/2024 (iii) Lease Deed dated 12.11.2024 
bearing registration no. BDR-15/19208/2024 (iv) Lease Deed dated 12. I 1.2024 
bearing registration no. I3DR-15/l 9209/2024 and (v) entries mentioned below, the other 
entries in the search repo1ts do not pertain to the Said Land and/or structures thereon.

We hm'c not been provided with any documents pe11aining to SRO entries other than 
(i) Mortgage Deed dated 31.01.2025 bearing registration no. Andheri-4/ 1693/2025 (ii)
Development Agreement dated 11.11.2024 bearing rc�l ll_,O. BDR-9/19009/2024
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