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LEGAL DUE DILIGENCE REPORT

Property at village- Khijuriwas,
Bhiwadi

July 31, 2017 Strictly Private & Confidential



Report formulated by:

Akash Kaushik, Advocate

SUI GENERIS LEGAL
ADVOCATES & LEGAL CONSULTANTS

Address: 312, 3rd Floor, DLF Qutub Plaza,
DLF Phase- 1, Gurgaon-122002, India.
Phone: +91 9818596123

E-mail: akashkaushik.sgla@gmail.com
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LIMITATION & DISCLAIMER

™  Akash Kaushik, Advocate (hereinafter referred to as

“Advocate”) has made assessment and formulated the
legal due-diligence report on the basis of the documents
and information procured by/provided. Advocate believes
that the said information and documents and contents
thereof are true and correct. The assessments in this
report are based solely on the documents and information
provided to Advocate and inquiries made in pursuance
thereof.

This report should not be used for any purpose other than
in connection with assessment of the proposed
transaction.

In no circumstances will Advocate or any of its affiliates, be
responsible for any costs or expenses incurred in
connection with any further investigation, inquiry or
appraisal of the target property or for any other costs and
expenses incurred in this regard
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INTRODUCTION
TO WHOM SO EVER IT MAY CONCERN

\ &~ Greetings!

_ We have conducted a thorough legal due-diligence (title search) on
~ the status of the proposed Group Housing Project at property
bearing khasra nos. 1346/1285, 1345/1285, 1350/1262, 1351/1262,
1360/333, 1361/333, 1362/333, 1363/333, 1377/334, 1378/334,
335, 1379/1244, 1380/1244, 1352/338, 1353/338, 1354/339,
1355/339, 1356/340, 1357/340, 1358/340, 1359/340, 1375/341,
1376/341, 1388/1252, 1389/1252, (total area admeasuring 118830
Sq. Mtrs.) situated at village- Khijuriwas, Bhiwadi, Rajasthan
(hereinafter be referred to as the ‘Proposed Property’) and made
a legal due-diligence report thereon; and the details of the Proposed
Property has been more specifically described on page No. 6 of this
report.

The Proposed Group Housing Project is being jointly developed by
M/s VVA Developers Pvt. Ltd. and M/s City Lifespaces Pvt. Ltd.

(hereinafter collectively be referred to as “Developer”)

You may feel free to make copies of this report; though you may not
use the same for any purpose other than in connection with
assessment of the proposed transaction.
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OBSERVATIONS
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- »1. Description and Area of the property proposed to be approved

for mortgage. Specific number(s) and address of property along
with boundaries and measurements:

Ans.

ﬂ,:‘f_d
& o [Project

Property
bearing
khasra
nos.

Total Area
Type
Village
District
State

* Group Housing Project

194611795 134511285, (3501262

135111262, 1360/333, 1361/333, 1362/333,
1363/333, 13771334, 1378/334, 335,
137911244, 1380/1244, 1352/338,
1353/338, 1354/339, 1355/339, 1356/340,
13571340, 1358/340, 1359/340, 1375/341,
1376/341, 1388/1252, 1389/1252

[ 18830 Sq. Mtrs.
Residential
Khijuriwas
Bhiwadi

Rajasthan
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»2. Nature of Property (whether Agricultural, Non Agricultural,
Commercial, Residential or Industrial. If Non Agricultural, the
reference & date of conversion order from the competent authority

should also be mentioned:

==  Ans. Nature of the Proposed Property is Residential.

»3. Name of the Developer and confirm whether Developer is
competent to enter into a contract:

Ans. As per the records made available to us, both M/s VVA
Developers Pvt. Ltd. and M/s City Lifespaces Pvt. Ltd. (Developer)
are a company and a company is competent to enter info a
contract.

>4. Whether the property is Freehold or Leasehold:

The Proposed Group Housing Project is leasehold property and
Urban Land Ceiling Act does not apply to it.

>5. Source of Property i.e., Self acquired or Ancestral:
The Said Land is self acquired.

»6. Whether the Developer is in exclusive possession of the
property or it is leased/ rented out to third party:

The officials of the Developer apprised us that the Said Land is in

the exclusive possession of the Developer and has not been
leased/ rented out to any third party.
SGL
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»7. Whether all the Title Deeds including antecedent Title Deeds
and other relevant documents are available. Please give detailed
list:

Ans. Kindly refer point No. 14 of this report for list of documents
shown to us.

»>8. Whether the advocate has personally visited the Sub

Registrar/ Revenue/ Municipal office and examined the records:
Ans. Yes, Kindly refer Annexure Xlll for the receipt of inspection.

»9. Details of documents examined/ scrutinized ( This should be
in chronological order with serial numbers, type/ nature of
document, date of execution, parties, date of registration details
including the details of revenue/ society records etc): Ans.

1) Jamabandi records of the Proposed Property of the last 30
years and the Proposed Property was owned by Mr. Lilla Ram,
Mr. Bhana Ram, Mr. Kharati Lal, Mr. Dharam Chand, Mr. Ram
Avtar, Mr. Nihal Singh, Mr. Virender Kumar, Mr. Dharmender
Yadav, kindly refer Annexure | for certified true copy.

2) Mutation records of the Proposed Property, wherein, the
Proposed Property is mutated in the name of Urban
Improvement Trust, Bhiwadi (a body/department of
government of Rajasthan), kindly refer Annexure Il

SGL

SUI GENERIS LEGAL




4)

9)

6)

General Power of Attorney (GPA) dated 27t July 2012, registered
as document No. 2012000168 in Book No. 4, Vol No. 376, on
Page No. 168, Addl Book No. 4, Vol No. 43, on Page Nos. 474-
479 in the office of Sub Registrar, Bhiwadi, w.r.t the Proposed
Property executed by Mr. Lilla Ram, Mr. Bhana Ram, Mr. Kharati
Lal, Mr. Dharam Chand, Mr. Ram Avtar, Mr. Nihal Singh, Mr.
Virender Kumar, Mr. Dharmender Yadav in favour of Mr. Vivek
Jain, director, M/s VVA Developers Pvt. Ltd., kindly refer Annexure
1.

Development Agreement dated 28t July 2012 w.r.t the Proposed
Property executed between Mr. Lilla Ram, Mr. Bhana Ram, Mr.
Kharati Lal, Mr. Dharam Chand, Mr. Ram Avtar, Mr. Nihal Singh,
Mr. Virender Kumar, Mr. Dharmender Yadav and M/s VVA
Developers Pvt. Ltd. acting through its director, Mr. Vivek Jain
(Developer), kindly refer Annexure IV.

Letter dated 215t January 2013 issued by Urban Improvement
Trust, Bhiwadi w.r.t change of land use of the Proposed Property
from agricultural to non-agricultural purpose, kindly refer
Annexure V

Agreement dated 29t July 2013 w.r.t rectification in khasra
nos. in the Development Agreement dated 28t July 2012,
executed between Mr. Lilla Ram, Mr. Bhana Ram, Mr. Kharati
Lal, Mr. Dharam Chand, Mr. Ram Avtar, Mr. Nihal Singh, Mr.
Virender Kumar, Mr. Dharmender Yadav and M/s VVA
Developers Pvt. Ltd. acting through its director, Mr. Vivek Jain,
kindly refer Annexure VI
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" 7) Lease Deed dated 315t January 2013, registered as document No.

/ 2013004035 in Book No. 1, Vol No. 416, on Page No. 35, Addl
Book No. 1, Vol No. 1410, on Page Nos. 293-302, on 5t August
2013, in the office of Sub Registrar, Bhiwadi, vide which land
admeasuring 118830 Sq. Mitrs. was leased out on perpetual basis
for a period of 99 years by Urban Improvement Trust, Bhiwadi to
Mr. Lilla Ram, Mr. Bhana Ram, Mr. Kharati Lal, Mr. Dharam
Chand, Mr. Ram Avtar, Mr. Nihal Singh, Mr. Virender Kumar, Mr.

- Dharmender Yadav through their GPA- Mr. Vivek Jain, director, M/s
VVA Developers Pvt. Ltd. for Group Housing Project, kindly refer
Annexure VIl for certified true copy.

8) Possession letter dated 1t August 2013 w.r.t the Proposed

Property, issued by Urban Improvement Trust, Bhiwadi, kindly refer
Annexure VIII.

9) Building plan approval lefter dated 20th December 2013 w.r.t the
Group Housing Project on the Proposed Property issued by Urban
Improvement Trust, Bhiwadi, kindly refer Annexure IX

10) Site Plan of the Group Housing Project on the Proposed Property

passed/issued by Urban Improvement Trust, Bhiwadi, kindly refer
Annexure X

11) Letter dated 30 April 2014, w.r.t environment clearance of the
Group Housing Project on the Proposed Property, passed/issued
by State Level Environment Impact Assessment Authority,
Rajasthan, kindly refer Annexure XI.
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~  12) Joint Development Agreement dated 17t April 2017, registered
/ as document No. 373, in Book No. 4, Vol No. 107, on page
/f nos. 1--28, in the office of Sub Registrar, Delhi w.rt
§ development of Housing Colony- Aspen Heights on the Said
i Land executed between M/s VVA Developers Pvt. Ltd. and Mr.
e Lilla Ram, Mr. Bhana Ram, Mr. Kharati Lal, Mr. Dharam
Chand, Mr. Ram Avtar, Mr. Nihal Singh, Mr. Virender Kumar,
Mr. Dharmender Yadav acting through their attorney Mr. Vivek
Jain- Director of M/s VVA Developers Pvt. Ltd. and M/s
Lifespaces Pvt. Ltd., kindly refer Annexure XII.

>10. Tracing of chain of title in favour of the Mortgagor/ owner
starting from the earliest document available. The nature of
document/ Deed conveying the title should be mentioned with
description of parties along with the type of right it creates:

Ans. Chain of title in favour of the Developer:

% Whereas, the Proposed Property was owned by Mr. Lilla Ram,
Mr. Bhana Ram, Mr. Kharati Lal, Mr. Dharam Chand, Mr. Ram
Avtar, Mr. Nihal Singh, Mr. Virender Kumar, Mr. Dharmender
Yadav, kindly refer Annexure | for Jamabandi records of the
Proposed Property of the last 30 years.

»And whereas, Mr. Lilla Ram, Mr. Bhana Ram, Mr. Kharati Lal,
Mr. Dharam Chand, Mr. Ram Avtar, Mr. Nihal Singh, Mr. Virender
Kumar, Mr. Dharmender Yadav executed General Power of
Attomey (GPA) dated 27t July 2012, registered as document No.
2012000168 in Book No. 4, Vol No. 376, on Page No. 168, Addl
Book No. 4, Vol No. 43, on Page Nos. 474-479 in the office of Sub
Registrar, Bhiwadi, w.r.t the Proposed Property in favour

of M/s VVA Developers Pvt. Ltd, through its Director- S(3|
Mr. Vivek Jain (Annexure lll). SU1 GENERISLEGAL




< And whereas, Development Agreement dated 28" July 2012
w.r.t the Proposed Property (Annexure IV) and Agreement dated
29t July 2013 w.r.t rectification in khasra nos. in the Development
Agreement dated 28t July 2012 (Annexure VI), was executed
between Mr. Lilla Ram, Mr. Bhana Ram, Mr. Kharati Lal, Mr.
Dharam Chand, Mr. Ram Avtar, Mr. Nihal Singh, Mr. Virender
° Kumar, Mr. Dharmender Yadav and M/s VVA Developers Pvi. Ltd.
acting through its director, Mr. Vivek Jain.

% And whereas, the Proposed Property was surrendered to the
Urban Improvement Trust, Bhiwadi (a body/department of
government of Rajasthan) and pursuant to which the Proposed
Property became a govemment land, kindly refer Annexure Il for
Mutation records of the Proposed Property, wherein, the Proposed
Property is mutated in the name of the Urban Improvement Trust,
Bhiwadi,

»And whereas, land admeasuring 118830 Sq. Mirs. was leased
out on perpetual basis for a period of 99 years by Urban
Improvement Trust, Bhiwadi in favour of Mr. Lilla Ram, Mr. Bhana
Ram, Mr. Kharati Lal, Mr. Dharam Chand, Mr. Ram Avtar, Mr.
Nihal Singh, Mr. Virender Kumar, Mr. Dharmender Yadav through
their GPA, Mr. Vivek Jain, director, M/s VVVVA Developers Pvt. Ltd.
for Group Housing Project vide Lease Deed dated 31stJuly 2013,
registered as document No. 2013004035 in Book No. 1, Vol No.
416, on Page No. 35, Addl Book No. 1, Vol No. 1410, on Page
Nos. 293-302, on 5" August 2013, in the office of Sub Registrar,
Bhiwadi (Annexure VII)
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< And whereas, M/s VVA Developers Pvt. Ltd. and Mr. Lilla Ram,
Mr. Bhana Ram, Mr. Kharati Lal, Mr. Dharam Chand, Mr. Ram
Avtar, Mr. Nihal Singh, Mr. Virender Kumar, Mr. Dharmender
Yadav acting through their attorney Mr. Vivek Jain- Director of M/s
VVA Developers Pvt. Ltd. executed Joint Development Agreement
dated 17th April 2017, registered as document No. 373, in Book

-° No. 4, Vol No. 107, on page nos. 1--28, in the office of Sub

Registrar, Delhi with M/s Lifespaces Pvt. Ltd. for development of
Housing Colony on the Proposed Property (Annexure Xll)
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The Final Certificate

In the light of the facts mentioned in this report and pursuant to the
perusal of the documents and the information provided to us, our
certification/opinion is that the Developers (M/s VVA Developers
" Pvt. Ltd. and M/s City Lifespaces Pvt. Ltd.) have taken required
approvals from Urban Improvement Trust, Bhiwadi and other
various government departments for development of Housing
Colony on the Said Property and Developers have every right to
execute and register agreement to sell, apartment buyer’s
agreement, sale/ conveyance deeds, receive sale consideration
etc. w.r.t sale/ transfer of Flats in the Housing Colony on the Said
Property in accordance to their understanding in Joint
Development Agreement dated 17th April 2017.

Yours Fa|thfully RIS
\i\

N
@r#
ﬁ,fa’-'

"ﬁ

Akash Kaushlkﬁﬁ ‘Z&’/’ te
Enroliment No. P/117/2005
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