






















































 
 

TITLE SEARCH REPORT 

 

Date: 30.09.2024 

To, 

M/s Urbanize Developers India Pvt. Ltd., 

No. 9/2-2, Purshotham Layout,  

Off SBI Road, St. Marks Road,  

Bengaluru – 560085. 

 

Subject: Title report in respect of residentially converted property bearing 

Survey No.226/2 measuring 5 Acres 11 Guntas, including 10 Guntas of ‘A’ 

Kharab, situated at Hulimangala Village, Jigani Hobli, Anekal Taluk, Bangalore 

Urban District. 

 

I. DESCRIPTION OF THE PROPERTY: 

 

All that piece and parcel of residentially converted property bearing Survey 

No.226/2 measuring 5 Acres 11 Guntas excluding 10 Guntas of ‘A’ Kharab, 

situated at Hulimangala Village, Jigani Hobli, Anekal Taluk, Bangalore Urban 

District and bounded as follows: 

 

East by : Property bearing Survey No.155; 

West by : Property bearing Survey No.227; 

North by : Property bearing Survey No.226/1; 

South by : Road: 

 

The aforesaid immovable property is hereinafter referred to as the “Property”. 

  

II. DOCUMENTS EXAMINED: 

 

In connection with the title scrutiny of the Property, we have examined 

photocopies of the following documents: 
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SL.  

NO 

                               PARTICULARS OF DOCUMENTS 

1.  Death Certificate of H.M.Shamma Reddy dated 02.12.2011 issued by 

Chief Registrar of Births and Deaths, Hulimangala Village 

Panchayath; 

 

2.  Affidavit dated 07.08.2024 sworn by Vidya Ananthram wife of 

Satishchandra detailing the Genealogical Tree of Dodda Venkataiah; 

 

3.  Partition Deed dated 10.09.2014 executed between H.S. Sujayamma 

wife of Late H.N. Janardhana Reddy, H.S. Vijayamma wife of 

Srinivasa Reddy, Mohana Reddy husband of Late H.S. 

Jayalakshmamma and son of Sidda Reddy, Venkatesh Babu son of 

Late H.S. Jayalakshmamma, Rajanna son of Late H.S. 

Jayalakshmamma, Mala daughter of Late H.S. Jayalakshmamma, 

Vani daughter of Late H.S. Jayalakshmamma, H.S. Vishalakshamma 

wife of Earappa Reddy, H.S. Savithramma wife of Shamanna, H.S. 

Anantharama Reddy son of H.M. Shamanna Reddy, H.S. 

Pramilamma, H.S. Nagarathanamma wife of Guruprasad, registered 

as Document No. 2705/2014-15, Book-I, stored in CD no. ANKD380, 

in the office of Sub- Registrar of Anekal, in respect of Survey No. 

226/2 measuring 5 Acres 1 Gunta and other properties; 

 

4.  Affidavit dated 02.09.2014 sworn by H.S.Anantharam Reddy son of 

late H.M.Shamanna Reddy detailing the Genealogical Tree of 

H.M.Shamanna Reddy; 

 

5.  Development Agreement dated 25.01.2024 executed by H.S. 

Anantharama Reddy son of H.M. Shamanna Reddy along with 

H.N.Manjula wife of H.S. Anantharama Reddy, Karthik Anantharam 

represented by his general power of attorney holder H.S.Ananthram 

Reddy, Vidya Anantharam wife of Satish Chandra M, Savitha 

Anantharam wife of Akarsh  all children of H.S. Anantharama Reddy 

in favour of M/s. Urbanize Land Holdings Private Limited 

represented by its managing director H.R.Ravichandra son of late 

Rajashekar Reddy registered as Document No.ANK-1-11451-2023-
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24, Book I, in the office of Sub Registrar, Anekal in respect of Survey 

No.226/2 measuring 05 Acres 01 Guntas; 

 

6.  General Power of Attorney dated 25.01.2024 executed by H.S. 

Anantharama Reddy son of H.M. Shamanna Reddy along with 

H.N.Manjula wife of H.S. Anantharama Reddy, Karthik Anantharam 

represented by his general power of attorney holder H.S.Ananthram 

Reddy, Vidya Anantharam wife of Satish Chandra M, Savitha 

Anantharam wife of Akarsh  all children of H.S. Anantharama Reddy 

in favour of M/s. Urbanize Land Holdings Private Limited 

represented by its managing director H.R.Ravichandra son of late 

Rajashekar Reddy registered as Document No.ANK-4-000604-2023-

24, Book 4, in the office of Sub Registrar, Anekal in respect of Survey 

No.226/2 measuring 05 Acres 01 Guntas; 

 

7.  Official memorandum dated 18.03.2024 bearing no. 644606, issued by 

Deputy Commissioner of Bangalore, in respect of Survey No.226/2 

measuring 5 Acres 01 Guntas excluding 10 Guntas of kharab; 

 

8.  Relinquishment Deed dated 01.08.2024 executed by H.S. 

Ananthrama Reddy, represented by his GPA Holder M/s. Urbanize 

Land Holdings Pvt. Ltd., represented by its Managing Director H.R. 

Ravichandra in favour of Bangalore Development Authority, 

registered on 02.08.2024 as Document No. BDA-1-01370-2024-25, 

Book I, in the office of the Sub-registrar at Bangalore Development 

Authority, in respect of Survey Nos.226/2, 227/2 and other portions 

totally measuring 13 Acres 13 Guntas (excluding 13 Guntas of 

kharab); 

 

9.  Record of Rights, Tenancy and Crops/ Pahani, for the period 1969-70 

to 2024-25 in respect of Survey No.226/2 measuring 5 Acres 11 

Guntas including 10 Guntas of A Kharab; 
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10.  Mutation Registrar extract bearing M.R No.H112/2011-12 in respect 

of Survey No.226/2 measuring 5 Acres 1 Gunta; 

 

11.  Mutation Registrar extract bearing M.R No.H60/2014-15 in respect 

of Survey No.226/2 measuring 5 Acres 1 Gunta; 

 

12.  Mutation Registrar extract bearing M.R No.T177/2023-24 in respect 

of Survey No.226/2 measuring 5 Acres 1 Gunta; 

 

13.  Moola Survey Tippani in respect of Survey No. 226; 

14.  Survey Sketch in respect of Survey No. 226/2; 

15.  Hissa Survey Atlas in respect of Survey No. 226; 

16.  Karnataka Revision Settlement Akarband in respect of Survey 

No.226/2; 

 

17.  Village Map of Hulimangala Village; 

18.  Encumbrance Certificate for the period 01.04.1960 to 31.03.2004 in 

respect of Survey No.226/2 and 227/2; 

 

19.  Encumbrance Certificate for the period 01.04.2004 to 18.05.2023 in 

respect of Survey No. 226/2 measuring 5 Acres 1 Gunta; 

 

20.  Encumbrance Certificate for the period 01.04.2004 to 07.08.2023 in 

respect of Survey No. 226/2 measuring 5 Acres 1 Gunta; 

 

21.  Encumbrance Certificate for the period 01.04.2004 to 08.01.2024 in 

respect of Survey No.226/2; 

 

22.  Encumbrance Certificate for the period 01.04.2004 to 08.04.2024 in 

respect of Survey No.226/2 and 227/2; 
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23.  Encumbrance Certificate from the period 18.03.2023 to 03.07.2024 in 

respect of Survey No.226/2 measuring 05 Acres 01 Guntas; 

24.  Encumbrance Certificate from the period 01.04.2004 to 18.09.2024 in 

respect of Survey No.226/2 measuring 05 Acres 01 Guntas; 

25.  Endorsement dated 06.09.2023 issued by the Tahsildar of Anekal 

taluk in respect of Survey No. 226/2 measuring 5 Acres 1 Gunta. 

 

26.  Endorsement dated 06.05.2024 bearing No. Bengaluru/Special 

acquisition-2/53/2024-25 issued by the Karnataka Industrial Areas 

Development Board in respect of Survey No.226/2 measuring 05 

Acres 01 Guntas; 

 

27.  Endorsement dated 22.05.2023 issued by Tahsildar of Anekal stating 

that Inheritance Registrar bearing No. 4/1979-80 is not available in 

respect of Survey No. 226/2; 

 

28.  Endorsement dated 22.05.2024 bearing No. KHB/land 

acquisition/Anekal/10/2024-25 issued by the Karnataka Housing 

Board in respect of Survey No.226/2 measuring 05 Acres 01 Guntas; 

 

29.  Endorsement dated 23.05.2024 bearing No. P.T.C.L (A)/C. 

R:95/2024-25 issued by the Assistant Commissioner, in respect of 

Survey No.226/2 measuring 05 Acres 01 Guntas; 

 

30.  Endorsement dated 10.06.2024 issued by Tahsildar, Anekal Taluk in 

respect of Survey No.226/2 measuring 05 Acres 01 Guntas; 

 

III. COMMENTS ON THE DOCUMENTS EXAMINED  

 

Our perusal/ examination of the above documents provided to us indicates 

that Survey No.226/2 measuring 5 Acres 11 Guntas including 10 Guntas of A 

Kharab, situated at Hulimangala Village, Jigani Hobli, Anekal Taluk, Bangalore 

Urban District. The flow of title to the Property as can be gathered from the 

examination of the aforementioned documents is noted as under: 
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1. The land bearing Survey No.226/2 measuring 5 Acres 11 Guntas including 

10 Guntas of A Kharab, situated at Hulimangala Village, Jigani Hobli, 

Anekal Taluk, Bangalore Urban District was owned by Busaya Reddy @ 

Manchaiah as gathered from Record of Rights, Tenancy and Crops/ Pahani 

for the period 1969-70 to 1978-79.   

 

2. On the death of Busaya Reddy @ Manchaiah, the revenue records of the 

property was mutated in the name of his son H.M.Shamanna Reddy vide 

Inheritance Certificate bearing  IHC No.4/1979-80 as gathered from RTCs 

for the period 1979-80 to  1983-84.   

 

3. We have been furnished with the Affidavit dated 07.08.2024 sworn by 

Vidya Ananthram wife of Satishchandra detailing the Genealogical Tree of 

Dodda Venkataiah and it discloses that Dodda Venkataiah had a son 

named Bussa Reddy alias Busayya Reddy. Further Bussa Reddy alias 

Busayya Reddy has a son named H.M. Shamanna Reddy. The said H.M. 

Shamanna Reddy is married to Eerammma and they have 8 children 

namely; 

1. H.S.Sujayamma 

2. H.S.Vijayamma  

3. H.S.Jayalakshmamma 

4. H.S.Vishalakshmamma 

5. H.S.Savithramma 

6. H.S.Ananthram Reddy – he is married to H.N.Manjula and they have 

3 children namely Karthik Annanthram, Vidya Ananthram, Savitha 

Ananthram 

7. H.S.Nagarathnamma 

8. H.S.Pramilamma 

 

4. We have not been furnished with Inheritance Register Extract bearing IHC 

No.4/1979-80, however, we have been furnished with Endorsement dated 

22.05.2023 issued by Tahsildar of Anekal stating that Inheritance Certificate 

bearing IHC No. 4/1979-80 is not available. 

 

5. We have been furnished with Death Certificate of H.M.Shamma Reddy 

dated 02.12.2011 issued by Chief Registrar of Births and Deaths, 
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Hulimangala Village Panchayath, which discloses that he died on 

26.11.2011.  

  

6. We gather from the Affidavit dated 02.09.2014 sworn by H.S.Anantharamy 

Reddy that H.M.Shamanna Reddy (D) was married to Eramma (D) and 

they had 8 children namely; 

 

1. H.S.Sujyamma 

2. H.S.Vijayamma 

3. H.S.Jayalakshmamma (D) – was married to Mohan Reddy and they 

have 4 children named Mala, Venkatesh Babu, Vani and Rajanna 

4. H.S.Vishalakshamma 

5. H.S.Savithramma 

6. H.S.Anantharam Reddy 

7. H.S.Pramila 

8. H.S.Nagarathna. 

 

7. We have been furnished with the Mutation Registrar Extract bearing M. R 

No.H112/2011-12 in respect of Survey No.226/2 measuring 5 Acres 1 

Gunta, which records that on the death of H.M.Shamanna Reddy, the 

revenue records of the property stands in the name of his H.S. 

Anantharamaiah. 

 

8. The legal heirs of H.M.Shamanna Reddy viz., H.S. Sujayamma wife of Late 

H.N. Janardhana Reddy, H.S. Vijayamma wife of Srinivasa Reddy, Mohana 

Reddy husband of Late H.S. Jayalakshmamma and son of Sidda Reddy, 

Venkatesh Babu son of Late H.S. Jayalakshmamma, Rajanna son of Late 

H.S. Jayalakshmamma, Mala daughter of Late H.S. Jayalakshmamma, Vani 

daughter of Late H.S. Jayalakshmamma, H.S. Vishalakshamma wife of 

Earappa Reddy, H.S. Savithramma wife of Shamanna, H.S. Anantharama 

Reddy son of H.M. Shamanna Reddy, H.S. Pramilamma, H.S. 

Nagarathanamma wife of Guruprasad have effected partition of joint 

family properties vide registered Partition Deed dated 10.09.2014, wherein 

property bearing Survey No.226/2 measuring 5 Acres 1 Gunta was allotted 

to the share of H.S. Anantharama Reddy and the said partition was 



 

Page 8 of 13 
 

recorded in revenue records vide Mutation Registrar Extract bearing M.R 

No.H60/2014-15.  

 

9. Pursuant thereto, the said H.S. Anantharama Reddy along with his family 

members namely H.N.Manjula wife of H.S. Anantharama Reddy, Karthik 

Anantharam represented by his general power of attorney holder 

H.S.Ananthram Reddy, Vidya Anantharam wife of Satish Chandra M, 

Savitha Anantharam wife of Akarsh  all children of H.S. Anantharama 

Reddy entered into a Joint Development Agreement (JDA) dated 25.01.2024 

with M/s.Urbanise Land Holdings Private Limited, represented by its 

managing Director H.R.Ravichandra authorizing them to develop the 

property and under the said JDA it is agreed that owner shall convey 30% 

share of saleable area to the developer and remaining 70% share shall be 

the owners share. 

 

10. H.S. Anantharama Reddy and his family members also executed a General 

Power of Attorney dated 25.01.2024 in favour of M/s.Urbanise Land 

Holdings Private Limited, represented by its managing Director 

H.R.Ravichandra.  

 

11. Further, we have been furnished with official memorandum dated 

18.03.2024, issued by Deputy Commissioner of Bangalore, vide which the 

land bearing Survey No.226/2 measuring 5 Acres 01 Guntas excluding 10 

Guntas of kharab was converted from agricultural to non-agricultural 

residential purposes and the said transaction came to be recorded in the 

revenue records vide mutation register extract bearing MR No.T177/2023-

24.  

 

12. We have been furnished with Relinquishment Deed dated 01.08.2024 

executed by H.S. Ananthrama Reddy, represented by his GPA Holder M/s. 

Urbanize Land Holdings Pvt. Ltd., represented by its Managing Director 

H.R. Ravichandra in favour of Bangalore Development Authority, vide 

which a portion of land measuring 8134.06 Sq. meters was relinquished for 

park, open space and 16665.88 Sq. meters was relinquished for roads out of 

Survey No.226/2, 227/2 and other portions totally measuring 13 Acres 13 

Guntas; 
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13. We have been furnished with the Record of Rights, Tenancy and Crops/ 

Pahani, for the period 1969-70 to 2024-25 in respect of Survey No.226/2 for 

the extent measuring 5 Acres 11 Guntas including 10 Guntas A Kharab and 

the details reflected in the RTCs are extracted below: 

 

Period Column no. 9 Column no. 12 Column no. 

10 

Column 

no. 11 

1969-70 

to  

1978-79 

Busaya Reddy @ 

Manchaiah 

Shamanna Reddy   

1979-80 

to 1983-

84 

Busaya Reddy @ 

Manchaiah 

 

Shamanna 

Reddy 

H.M.Shamanna 

Reddy 

Ancestral 

 

IHC4/79-80 

 

1984-85 

to 2010-

11 

H.M. Shamanna 

Reddy son of 

Busaya @ 

Manchaiah 

H.M.Shamanna 

Reddy 

IHC4/79-80  

2011-12 

to 2013-

14  

H.S. 

Anantharamaia

h son of Late 

H.S. Shamanna 

Reddy  

H.M.Shamanna 

Reddy 

H.S. 

Anantharamaiah 

son of Late H.S. 

Shamanna Reddy 

MR 

H112/11-12 

– 27.03.2012 

– inheritance  

 

2014-15 

to 2023-

24 

H.S. 

Anantharamaia

h son of Late 

H.S. Shamanna 

Reddy  

H.S. 

Anantharamaiah 

son of Late H.S. 

Shamanna Reddy 

MR H60/14-

15 Partition – 

29.01.2015 

 

2024-

2025 

H.S. 

Anantharamaia

h son of Late 

H.S. Shamanna 

Reddy – land 

conversion 

H.S. 

Anantharamaiah 

son of Late H.S. 

Shamanna Reddy 

– land conversion 

MR 

T177/23-24 

Residence – 

15.04.2024 
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14. We have been furnished with the Tippani in respect of Survey No.226, 

which reflects the shape. 

 

15. We have been furnished with the Survey Sketch in respect of Survey No. 

226, which reflects the boundaries of Survey No.226/2 as East by Survey 

No.155, West by Survey No.227, North by Survey No.226/1 and South by 

Road. 

 

16. We have been furnished with Karnataka Revision Settlement Akarbandh 

in respect of Survey No.226/2, which reflects the extent as 5 Acres 11 

Guntas including 10 Guntas kharab. 

 

17. We have been furnished with Village Map of Hulimangala Village and it 

reflects the boundary of Survey No.226 as East by Survey No.155, West by 

Survey No.227, North by Survey No.225 and South by Road. 

 

18. We have not been furnished with latest Tax Paid Receipts and the same is 

recommended to be obtained. 

 

19. We have been furnished with Encumbrance Certificate for the period 

01.04.1960 to 31.03.2004 in respect of Survey No.226/2 measuring 05 Acres 

11 Guntas which reflects no transaction for the relevant period. 

 

20. We have been furnished with Encumbrance Certificate for the period 

01.04.2004 to 18.05.2023 and Encumbrance Certificate for the period 

01.04.2004 to 07.08.2023 in respect of Survey No. 226/2 measuring 5 Acres 

1 Gunta, which reflects the Partition Deed dated 10.09.2014. 

 

21. We have been furnished with Encumbrance Certificate for the period 

01.04.2004 to 08.01.2024 in respect of Survey No.226/2, which reflects the 

partition deed dated 10.09.2014. We have also been furnished with 

Encumbrance Certificate for the period 01.04.2004 to 08.04.2024 in respect 

of Survey No.226/2 and 227/2, which reflects the Joint Development 

Agreement dated 25.01.2024.   
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22. Further, we have also been furnished with the Encumbrance Certificate 

from the period 18.03.2023 to 03.07.2024 in respect of Survey No.226/2 

measuring 05 Acres 01 Guntas and it reflects the Joint Development 

Agreement dated 25.01.2024.   

 

23. We have been furnished with Encumbrance Certificate from the period 

01.04.2004 to 18.09.2024 in respect of Survey No.226/2 measuring 05 Acres 

01 Guntas, and it reflects 1) Relinquishment Deed dated 01.08.2024, 2) Joint 

Development Agreement dated 24.01.2024 and 3) Partition Deed dated 

10.09.2014.  

 

24. We have been furnished with Endorsement dated 06.09.2023 and dated 

10.06.2024 issued by the Tahsildar of Anekal Taluk in respect of Survey No. 

226/2 measuring 5 Acres 1 Gunta stating that no tenancy applications are 

filed in respect of property. 

 

25. Upon our review of Endorsement dated 06.05.2024 issued by the Karnataka 

Industrial Areas Development Board (KIADB), it is seen that the property 

has not been acquired by KIADB. 

 

26. We have been provided with an Endorsement dated 22.05.2024 issued by 

the Karnataka Housing Board stating that the property has not been 

acquired by them for any project. 

 

27. We not been furnished with an Endorsement dated 23.05.2024 issued by 

the Assistant Commissioner stating that there are no proceedings initiated 

under the provisions of The Karnataka Scheduled Castes and Scheduled 

Tribes (Prohibition of Transfer of Certain Lands) Act, 1978, with respect to 

property. 

 

28. We have not been furnished with the Endorsement issued by the Special 

Land Acquisition Officer/ NHAI/State Highway Authority, confirming 

that the Property is not acquired or proposed to be acquired for any 

acquisition proceedings. 
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IV. CONCLUSION  

 

1. On the basis of the examination/perusal of the above-mentioned 

documents and subject to the production of the documents, we are of the 

opinion that H.S. Anantharama Reddy son of H.M. Shamanna Reddy is the 

khatedar in possession of property bearing Survey No.226/2 measuring 5 

Acres 11 Guntas including 10 Guntas A Kharab.  

  

2. M/s. Urbanise Land Holdings Private Limited have the developing rights 

by virtue of Joint Development Agreement dated 25.01.2024 and under the 

said JDA it is agreed that owner shall convey 30% share of saleable area to 

the developer and remaining 70% share shall be the owners share. 

 

3. We have been informed that there are no litigations pending in respect of 

the Property in any Revenue Court or in any other Court of law.  

 

4. Since the property is an agricultural property, it is mandatory to convert 

the Property from agricultural use to non-agricultural use, before 

commencing any development/commercial activity on the Property. 

 

We trust the above report clarifies the position on the marketability in respect 

of the Property. If you require any further clarification, please do feel free to 

revert. 

 

Yours truly, 

 

 

 

___________________ 

M/S. AGRAA LEGAL 

Advocates & Consultants 

 

 

Disclaimer: 
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This report is to be accountable for the period 40 years and subject to the following 

disclaimer. Our report is prepared and drafted based on the documents and information 

provided to us and on the basis of the existing laws. The documents are analyzed based 

on the year of its execution and the law prevailing at the relevant point of time. We 

presume that the documents furnished to us are true photocopies of the originals and 

that the certified copies supplied to us are from the original extracts maintained in the 

government/ revenue offices. Where we have opined on the basis of any oral 

information, like the existence of litigation on the property, etc., we believe, in trust, 

that the said information furnished to us is true and correct and we could not have been 

furnished with any documents to support the said information. 

 

1. No comment with regard to the adequacy of the approvals, licenses, registrations 

obtained or to be obtained for the development and construction over the 

properties has been offered.  

 

2. This report does not comment upon the adequacy of stamp duty paid on 

instruments and/or documents in accordance with the applicable rates at the time 

of execution of the documents and valuation of the documents and/or transactions 

for the purposes of payment of stamp duty.  

 

3. This report may not be regarded as absolute and should not be relied upon as a 

substitute for a full set of indemnities, representations and warranties, conditions 

precedent, conditions subsequent and others that could be amenable and achieved 

from the respective owners of the properties.  

 

4. The information provided in this report is subject to change based on any 

additional information that may be received subsequent to the date of this report.  

 

5. Notwithstanding that any efforts may have been made to carry out an accurate 

search and inspection of records of the government and statutory authorities 

mentioned above, it is recommended that appropriate and suitable indemnities, 

representation and warranties are incorporated in the transaction documents.  

 

6. We presume that there have been no changes in the title of the current owners to 

the immovable properties since the disclosure of documents and information 

furnished to us and we have not sought to update the information contained in 

this report. 



 
 

TITLE SEARCH REPORT 

 

Date: 30.09.2024 

To, 

M/s Urbanize Developers India Pvt. Ltd., 

No. 9/2-2, Purshotham Layout,  

Off SBI Road, St. Marks Road,  

Bengaluru – 560085. 

 

Subject: Title report in respect of residentially converted property bearing 

Survey No.227/2 measuring 2 Acres 14 Guntas, situated at Hulimangala 

Village, Jigani Hobli, Anekal Taluk, Bangalore Urban District. 

 

I. DESCRIPTION OF THE PROPERTY: 

 

All that piece and parcel of residentially converted property bearing Survey 

No.227/2 measuring 2 Acres 14 Guntas, situated at Hulimangala Village, Jigani 

Hobli, Anekal Taluk, Bangalore Urban District and bounded as follows: 

 

East by : Survey No.226; 

West by : Survey No.228; 

North by : Survey No.227/1; 

South by : Road; 

 

(boundaries mentioned as per conversion order) 

 

The aforesaid immovable property is hereinafter referred to as the “Property”. 

 

II. DOCUMENTS EXAMINED: 

 

In connection with the title scrutiny of the Property, we have examined 

photocopies of the following documents: 
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SL.  

NO 

                               PARTICULARS OF DOCUMENTS 

1.  Death Certificate of H.M.Shamma Reddy dated 02.12.2011 issued by 

Chief Registrar of Births and Deaths, Hulimangala Village 

Panchayath; 

 

2.  Affidavit dated 07.08.2024 sworn by Vidya Ananthram wife of 

Satishchandra detailing the Genealogical Tree of Dodda Venkataiah; 

 

3.  Partition Deed dated 10.09.2014 executed between H.S. Sujayamma 

wife of Late H.N. Janardhana Reddy, H.S. Vijayamma wife of 

Srinivasa Reddy, Mohana Reddy husband of Late H.S. 

Jayalakshmamma and son of Sidda Reddy, Venkatesh Babu son of 

Late H.S. Jayalakshmamma, Rajanna son of Late H.S. 

Jayalakshmamma, Mala daughter of Late H.S. Jayalakshmamma, 

Vani daughter of Late H.S. Jayalakshmamma, H.S. Vishalakshamma 

wife of Earappa Reddy, H.S. Savithramma wife of Shamanna, H.S. 

Anantharama Reddy son of H.M. Shamanna Reddy, H.S. 

Pramilamma, H.S. Nagarathanamma wife of Guruprasad, registered 

as Document No. 2705/2014-15, Book-I, stored in CD no. ANKD380, 

in the office of Sub- Registrar of Anekal, in respect of Survey No. 

227/2 measuring 2 Acres 14 Guntas and other properties; 

 

4.  Affidavit dated 02.09.2014 sworn by H.S.Anantharam Reddy son of 

late H.M.Shamanna Reddy detailing the Genealogical Tree of 

H.M.Shamanna Reddy; 

 

5.  Development Agreement dated 25.01.2024 executed by H.S. 

Anantharama Reddy son of H.M. Shamanna Reddy along with 

H.N.Manjula wife of H.S. Anantharama Reddy, Karthik Anantharam 

represented by his general power of attorney holder H.S.Ananthram 

Reddy, Vidya Anantharam wife of Satish Chandra M, Savitha 

Anantharam wife of Akarsh  all children of H.S. Anantharama Reddy 

in favour of M/s. Urbanize Land Holdings Private Limited 

represented by its managing director H.R.Ravichandra son of late 

Rajashekar Reddy registered as Document No.ANK-1-11451-2023-



 

Page 3 of 13 
 

24, Book I, in the office of Sub Registrar, Anekal in respect of Survey 

No.226/2 measuring 05 Acres 01 Guntas; 

 

6.  General Power of Attorney dated 25.01.2024 executed by H.S. 

Anantharama Reddy son of H.M. Shamanna Reddy along with 

H.N.Manjula wife of H.S. Anantharama Reddy, Karthik Anantharam 

represented by his general power of attorney holder H.S.Ananthram 

Reddy, Vidya Anantharam wife of Satish Chandra M, Savitha 

Anantharam wife of Akarsh  all children of H.S. Anantharama Reddy 

in favour of M/s. Urbanize Land Holdings Private Limited 

represented by its managing director H.R.Ravichandra son of late 

Rajashekar Reddy registered as Document No.ANK-4-000604-2023-

24, Book 4, in the office of Sub Registrar, Anekal in respect of Survey 

No.226/2 measuring 05 Acres 01 Guntas; 

 

7.  Official memorandum dated 18.03.2024 bearing no. 644607, issued by 

Deputy Commissioner of Bangalore, in respect of Survey No.227/2 

measuring 2 Acres 14 Guntas; 

 

8.  Relinquishment Deed dated 01.08.2024 executed by H.S. 

Ananthrama Reddy, represented by his GPA Holder M/s. Urbanize 

Land Holdings Pvt. Ltd., represented by its Managing Director H.R. 

Ravichandra in favour of Bangalore Development Authority, 

registered on 02.08.2024 as Document No. BDA-1-01370-2024-25, 

Book I, in the office of the Sub-registrar at Bangalore Development 

Authority, in respect of Survey Nos.226/2, 227/2 and other portions 

totally measuring 13 Acres 13 Guntas (excluding 13 Guntas of 

kharab); 

 

9.  Record of Rights, Tenancy and Crops/ Pahani, for the period 1969-70 

to 1978-79, 1984-85 to 1992-93 to 2024-25 in respect of in respect of 

Survey No. 227/2 measuring 2 Acres 14 Guntas; 
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10.  Mutation Registrar extract bearing M.R No.H112/2011-12 in respect 

of Survey No.227/2 measuring 2 Acres 14 Gunta; 

 

11.  Mutation Registrar extract bearing M.R No.H60/2014-15 in respect 

of Survey No.227/2 measuring 2 Acres 14 Gunta; 

 

12.  Mutation Registrar extract bearing M.R No.T178/2023-24 in respect 

of Survey No.226/2 measuring 2 Acres 14 Guntas; 

 

13.  Moola Survey Tippani in respect of Survey No. 227; 

14.  Hissa Survey Tippani in respect of Survey No. 227; 

15.  RR Balabagada Nakalu in respect of Survey No. 227; 

16.  Karnataka Revision Settlement Akarband in respect of Survey 

No.227/2; 

 

17.  Village Map of Hulimangala Village; 

18.  Encumbrance Certificate for the period 01.04.1960 to 31.03.2004 in 

respect of Survey No.226/2 and 227/2; 

 

19.  Encumbrance Certificate for the period 01.04.2004 to 08.01.2024 in 

respect of Survey No. 227/2 measuring 2 Acres 14 Guntas; 

 

20.  Encumbrance Certificate for the period 01.04.2004 to 08.04.2024 in 

respect of Survey No.226/2 and 227/2; 

 

21.  Encumbrance Certificate from the period 01.04.2004 to 18.09.2024 in 

respect of Survey No.227/2 measuring 02 Acres 14 Guntas; 

22.  Endorsement dated 06.09.2023 issued by the Tahsildar of Anekal 

taluk in respect of Survey No. 227/2 measuring 2 Acres 14 Guntas. 
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23.  Endorsement dated 22.05.2023 issued by Tahsildar of Anekal stating 

that Inheritance Registrar bearing No. 4/1979-80 is not available in 

respect of Survey No. 227/2; 

 

24.  Endorsement dated 06.05.2024 bearing No. Bengaluru/Special 

acquisition-2/53/2024-25 issued by the Karnataka Industrial Areas 

Development Board in respect of Survey No.227/2 measuring 02 

Acres 14 Guntas; 

 

25.  Endorsement dated 22.05.2024 bearing No. KHB/land 

acquisition/Anekal/10/2024-25 issued by the Karnataka Housing 

Board in respect of Survey No.227/2 measuring 02 Acres 14 Guntas; 

 

26.  Endorsement dated 23.05.2024 bearing No. P.T.C.L (A)/C. 

R:95/2024-25 issued by the Assistant Commissioner, in respect of 

Survey No.227/2 measuring 02 Acres 14 Guntas; 

 

27.  Endorsement dated 10.06.2024 issued by the Tahsildar, Anekal Taluk 

in respect of Survey No.227/2 measuring 02 Acres 14 Guntas; 

 

III. COMMENTS ON THE DOCUMENTS EXAMINED  

 

Our perusal/ examination of the above documents provided to us indicates 

that Survey No.227/2 measuring 2 Acres 14 Guntas, situated at Hulimangala 

Village, Jigani Hobli, Anekal Taluk, Bangalore Urban District is an agricultural 

property. The flow of title to the Property as can be gathered from the 

examination of the aforementioned documents is noted as under: 

 

1. The land bearing Survey No.227/2 measuring 2 Acres 14 Guntas, situated 

at Hulimangala Village, Jigani Hobli, Anekal Taluk, Bangalore Urban 

District, was owned by Busaya Reddy @ Manchaiah as gathered from 

Record of Rights, Tenancy and Crops/ Pahani for the period 1969-70 to 

1978-79.  
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2. On the death of Busaya Reddy @ Manchaiah, the revenue records of the 

property was mutated in the name of his son H.M.Shamanna Reddy vide 

Inheritance Certificate bearing  IHC No.4/1979-80 as gathered from RTCs 

for the period 1979-80 to  1983-84.   

 

3. We have been furnished with the Affidavit dated 07.08.2024 sworn by 

Vidya Ananthram wife of Satishchandra detailing the Genealogical Tree of 

Dodda Venkataiah and it discloses that Dodda Venkataiah had a son 

named Bussa Reddy alias Busayya Reddy. Further Bussa Reddy alias 

Busayya Reddy has a son named H.M. Shamanna Reddy. The said H.M. 

Shamanna Reddy is married to Eerammma and they have 8 children 

namely; 

1.   H.S.Sujayamma 

2. H.S.Vijayamma  

3. H.S.Jayalakshmamma 

4. H.S.Vishalakshmamma 

5. H.S.Savithramma 

6. H.S.Ananthram Reddy – he is married to H.N.Manjula and they have 

3 children namely Karthik Annanthram, Vidya Ananthram, Savitha 

Ananthram 

7. H.S.Nagarathnamma 

8. H.S.Pramilamma 

 

4. We have not been furnished with Inheritance Register Extract bearing IHC 

No.4/1979-80, however, we have been furnished with Endorsement dated 

22.05.2023 issued by Tahsildar of Anekal stating that Inheritance Certificate 

bearing IHC No. 4/1979-80 is not available. 

 

5. We have been furnished with Death Certificate of H. M. Shamma Reddy 

dated 02.12.2011 issued by Chief Registrar of Births and Deaths, 

Hulimangala Village Panchayath, which discloses that he died on 

26.11.2011. 

 

6. We gather from the Affidavit dated 02.09.2014 sworn by H.S.Anantharamy 

Reddy that H.M.Shamanna Reddy (D) was married to Eramma (D) and 

they had 8 children namely; 
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1. H.S.Sujyamma 

2. H.S.Vijayamma 

3. H.S.Jayalakshmamma (D) – was married to Mohan Reddy and they 

have 4 children named Mala, Venkatesh Babu, Vani and Rajanna 

4. H.S.Vishalakshamma 

5. H.S.Saviahramma 

6. H.S.Anantharam Reddy 

7. H.S.Pramila 

8. H.S.Nagarathna. 

 

7. We have been furnished with the Mutation Registrar Extract bearing M.R 

No.H112/2011-12, in respect of Survey No.227/2 which records on the 

death of H.M.Shamanna Reddy, the revenue records of the property stands 

in the name of his H.S. Anantharamaiah. 

 

8. The legal heirs of H.M. Shamanna Reddy, viz., H.S. Sujayamma wife of Late 

H.N. Janardhana Reddy, H.S. Vijayamma wife of Srinivasa Reddy, Mohana 

Reddy husband of Late H.S. Jayalakshmamma and son of Sidda Reddy, 

Venkatesh Babu son of Late H.S. Jayalakshmamma, Rajanna son of Late 

H.S. Jayalakshmamma, Mala daughter of Late H.S. Jayalakshmamma, Vani 

daughter of Late H.S. Jayalakshmamma, H.S. Vishalakshamma wife of 

Earappa Reddy, H.S. Savithramma wife of Shamanna, H.S. Anantharama 

Reddy son of H.M. Shamanna Reddy, H.S. Pramilamma, H.S. 

Nagarathanamma wife of Guruprasad have effected partition of joint 

family properties vide registered Partition Deed dated 10.09.2014 

registered as Document No. 2705/2014-15, Book-I, stored in CD no. 

ANKD380, in the office of Sub- Registrar of Anekal, wherein property 

bearing Survey No.227/2 measuring 2 Acres 14 Guntas was allotted to the 

share of H.S. Anantharama Reddy and the said partition was recorded vide 

Mutation Registrar Extract bearing M.R No.H60/2014-15.  

 

9. Pursuant thereto, the said H.S. Anantharama Reddy along with his family 

members namely H.N.Manjula wife of H.S. Anantharama Reddy, Karthik 

Anantharam represented by his general power of attorney holder 

H.S.Ananthram Reddy, Vidya Anantharam wife of Satish Chandra M, 
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Savitha Anantharam wife of Akarsh  all children of H.S. Anantharama 

Reddy entered into a Joint Development Agreement (JDA) dated 25.01.2024 

with M/s. Urbanise Land Holdings Private Limited, represented by its 

managing Director H.R.Ravichandra authorizing them to develop the 

property and under the said JDA it is agreed that owner shall convey 30% 

share of saleable area to the developer and remaining 70% share shall be 

the owners share. 

 

10. H.S. Anantharama Reddy and his family members also executed a General 

Power of Attorney dated 25.01.2024 in favour of M/s.Urbanise Land 

Holdings Private Limited, represented by its managing Director 

H.R.Ravichandra.  

 

11. Further, we have been furnished with official memorandum dated 

18.03.2024, issued by Deputy Commissioner of Bangalore, vide which the 

land bearing Survey No.227/2 measuring 2 Acres 14 Guntas was converted 

from agricultural to non-agricultural residential purposes and the said 

transaction came to be recorded in the revenue records vide mutation 

register extract bearing MR No.T178/2023-24.  

 

12. We have been furnished with Relinquishment Deed dated 01.08.2024 

executed by H.S. Ananthrama Reddy, represented by his GPA Holder M/s. 

Urbanize Land Holdings Pvt. Ltd., represented by its Managing Director 

H.R. Ravichandra in favour of Bangalore Development Authority, vide 

which a portion of land measuring 8134.06 Sq. meters was relinquished for 

park, open space and 16665.88 Sq. meters was relinquished for roads out of 

Survey No.226/2, 227/2 and other portions totally measuring 13 Acres 13 

Guntas; 

 

 

13. We have been furnished with the Record of Rights, Tenancy and Crops/ 

Pahani, for the period 1969-70 to 1978-79, 1984-85 to 1992-93, 1994-95 to 

2024-25 in respect of in respect of Survey No. 227/2 measuring 2 Acres 14 

Guntas and the details reflected in the RTCs are extracted below: 
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Period Column no. 9 Column no. 12 Column 

no. 10 

Column 

no. 11 

1969 - 70  

to  

1978-79 

 

Busaya Reddy @ 

Manchaiah 

 

 

 

Shamanna Reddy   

1984-85  

to     1993-

94 

(Busaya Reddy @ 

Manchaiah) 

 

H.M. Shamanna 

Reddy son of 

Busaya @ 

Manchaiah 

H.M. Shamanna 

Reddy 

IHC4/79-

80 

 

1994-95 to     

2011-12 

H.M. Shamanna 

Reddy son of 

Busaya @ 

Manchaiah 

H.M. Shamanna 

Reddy 

IHC4/79-

80 

 

2012-13 

2013-14 

H.S. 

Anantharamaiah 

son of Late H.S. 

Shamanna Reddy  

H.S. 

Anantharamaiah 

son of Late H.S. 

Shamanna Reddy 

 

MR 

H112/11-

12 – dated 

27.03.2012 - 

inheritance 

 

 

2014-15 to  

2023-24 

H.S. 

Anantharamaiah

son of Late H.S. 

Shamanna Reddy  

H.S. 

Anantharamaiah

son of Late H.S. 

Shamanna Reddy 

 

MR 

H60/14-15 

Partition 

dated 

29.01.2015 

 

2024-2025 H.S. 

Anantharamaiah

son of Late H.S. 

Shamanna Reddy  

H.S. 

Anantharamaiah

son of Late H.S. 

Shamanna Reddy 

 

MR 

T178/23-24 

Residence – 

15.04.2024 

 

 

We have not been furnished with Record of Rights, Tenancy and Crops/ 

Pahani, for the period 1979-80 to 1983-84, in respect of property bearing 

Survey No.227/2 measuring 2 Acres 14 Guntas, since the land is converted 

we are not insisting on the same. 
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14. We have been furnished with the Tippani in respect of Survey No.227, 

which reflects the shape. 

 

15. We have been furnished with Hissa Survey Tippani and RR Balabagada 

Nakalu in respect of Survey No. 227, which reflects the phodi of Survey 

No.227 as 227/1 and 227/2 and portion measuring 2 Acres 14 Guntas held 

by Busaya Reddy @ Manchaiah was allotted with Survey No.227/2. 

 

16. We have been furnished with Karnataka Revision Settlement Akarbandh 

in respect of Survey No.227/2, which reflects the extent as 2 Acres 14 

Guntas and there being no kharab. 

 

17. We have been furnished with Village Map of Hulimangala Village and it 

reflects the boundary of Survey No.227 as East by Survey No.225 and 226, 

West by Survey No.228, North by Survey No.224 and South by Road. 

 

18. We have not been furnished with latest Tax Paid Receipts and the same is 

recommended to be obtained. 

 

19. We have been furnished with Encumbrance Certificate for the period 

01.04.1960 to 31.03.2004 in respect of Survey No. 227/2 measuring 02 Acres 

14 Guntas which reflects no transaction for the relevant period. 

 

20. We have been furnished with Encumbrance Certificate for the period 

01.04.2004 to 18.05.2023 and Encumbrance Certificate for the period 

01.04.2004 to 07.08.2023 in respect of Survey No. 227/2 measuring 2 Acres 

14 Guntas, which reflects the Partition Deed dated 10.09.2014. 

 

21. We have also been furnished with Encumbrance Certificate for the period 

01.04.2004 to 08.04.2024 in respect of Survey No.226/2 and 227/2, which 

reflects the Joint Development Agreement dated 25.01.2024.  

 

22. We have been furnished with Encumbrance Certificate from the period 

01.04.2004 to 18.09.2024 in respect of Survey No.227/2 measuring 02 Acres 

14 Guntas, and it reflects 1) Relinquishment Deed dated 01.08.2024, 2) Joint 
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Development Agreement dated 24.01.2024 and 3) Partition Deed dated 

10.09.2014.  

 

23. We have been furnished with Endorsement dated 06.09.2023 and dated 

10.06.2024 issued by the Tahsildar of Anekal Taluk in respect of Survey No. 

227/2 measuring 2 Acres 14 Guntas stating that no tenancy applications are 

filed in respect of property. 

 

24. Upon our review of Endorsement dated 06.05.2024 issued by the Karnataka 

Industrial Areas Development Board (KIADB), it is seen that the property 

has not been acquired by KIADB. 

 

25. We have been provided with an Endorsement dated 22.05.2024 issued by 

the Karnataka Housing Board stating that the property has not been 

acquired by them for any project. 

 

26. We been furnished with an Endorsement dated 23.05.2024 issued by the 

Assistant Commissioner stating that there are no proceedings initiated 

under the provisions of The Karnataka Scheduled Castes and Scheduled 

Tribes (Prohibition of Transfer of Certain Lands) Act, 1978, with respect to 

property. 

 

27. We have not been furnished with the Endorsement issued by the Special 

Land Acquisition Officer/ NHAI/State Highway Authority, confirming 

that the Property is not acquired or proposed to be acquired for any 

acquisition proceedings. 

 

IV. CONCLUSION  

 

1. On the basis of the examination/perusal of the above-mentioned 

documents and subject to the production of the documents, we are of the 

opinion the H.S. Anantharama Reddy son of H.M. Shamanna Reddy is the 

khatedar in possession of property bearing Survey No.227/2 measuring 2 

Acres 14 Guntas.  
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2. M/s. Urbanise Land Holdings Private Limited have the developing rights 

by virtue of Joint Development Agreement dated 25.01.2024 and under the 

said JDA it is agreed that owner shall convey 30% share of saleable area to 

the developer and remaining 70% share shall be the owners share. 

 

3. We have been informed that there are no litigations pending in respect of 

the Property in any Revenue Court or in any other Court of law.  

 

4. Since the property is an agricultural property, it is mandatory to convert 

the Property from agricultural use to non-agricultural use, before 

commencing any development/commercial activity on the Property. 

 

We trust the above report clarifies the position on the marketability in respect 

of the Property. If you require any further clarification, please do feel free to 

revert. 

 

Yours truly, 

 

 

 

___________________ 

M/S. AGRAA LEGAL 

Advocates & Consultants 

 

Disclaimer: 

 

This report is to be accountable for the period 40 years and subject to the following 

disclaimer. Our report is prepared and drafted based on the documents and information 

provided to us and on the basis of the existing laws. The documents are analyzed based 

on the year of its execution and the law prevailing at the relevant point of time. We 

presume that the documents furnished to us are true photocopies of the originals and 

that the certified copies supplied to us are from the original extracts maintained in the 

government/ revenue offices. Where we have opined on the basis of any oral 

information, like the existence of litigation on the property, etc., we believe, in trust, 

that the said information furnished to us is true and correct and we could not have been 

furnished with any documents to support the said information. 
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1. No comment with regard to the adequacy of the approvals, licenses, registrations 

obtained or to be obtained for the development and construction over the 

properties has been offered.  

 

2. This report does not comment upon the adequacy of stamp duty paid on 

instruments and/or documents in accordance with the applicable rates at the time 

of execution of the documents and valuation of the documents and/or transactions 

for the purposes of payment of stamp duty.  

 

3. This report may not be regarded as absolute and should not be relied upon as a 

substitute for a full set of indemnities, representations and warranties, conditions 

precedent, conditions subsequent and others that could be amenable and achieved 

from the respective owners of the properties.  

 

4. The information provided in this report is subject to change based on any 

additional information that may be received subsequent to the date of this report.  

 

5. Notwithstanding that any efforts may have been made to carry out an accurate 

search and inspection of records of the government and statutory authorities 

mentioned above, it is recommended that appropriate and suitable indemnities, 

representation and warranties are incorporated in the transaction documents.  

 

6. We presume that there have been no changes in the title of the current owners to 

the immovable properties since the disclosure of documents and information 

furnished to us and we have not sought to update the information contained in 

this report. 

 

 


