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SALE DEED

This Sale Deed (this “Deed”) is made and executed at Gurugram on this 4th day of February

2021.
BY

Ridgecraft Homes Private Limited (CIN: U70200HR2018PTC073851 and PAN
AAICR9212Q), a company registered under the Companies Act, 2013, having its registered
office at 3rd Floor, Next Door, U-Block, BPTP Parklands, Sector-76 Faridabad 121001,
acting through its authorized signatory, Mr. Virender Kumar (Aadhaar No. 480597638816)
S/o Shri R.P. Singh duly authorised vide board resolution dated January 27, 2021 (hereinafter
referred to as the ""Vendor", which expression shall, unless repugnant to the context thereof,
be deemed to mean and include its successors, representatives and permitted assigns) of the
FIRST PART;
AND

BPTP Limited (CIN: U45201HR2003PLC082732), a company registered under the
Companies Act, 1956, having its registered office at OT-14, 3rd Floor, Next Door, Parklands,
Sector-76, Faridabad 121004, acting through its authorized signatory, Mr. Virender Kumar
S/o Shri R.P. Singh duly authorised vide Letter of Authority dated February 02, 2021
(hereinafter referred to as the " Confirming Party", which expression shall, unless repugnant
to the context thereof, be deemed to mean and include its successors, representatives and
permitted assigns) of the SECOND PART;

IN FAVOUR OF

MRG Castle Reality LLP (formerly known as Truetrust Anaqlytics Pvt Ltd) (LLPIN:
AAU-2278), a limited liability partnership incorporated under the provisions of the Limited
Liability Partnership Act, 2008, and having its registered office at Unit No 131, First Floor,
Vatika Towers, Block A Wazirabad, Sector-54, Gurugram — 122003, through its authorised
signatory, Mr. Dinesh Singh Negi (Aadhaar No889794417686) vide resolution dated January
14, 2021 (hereinafter referred to as the "Vendee", which expression shall unless repugnant to
the context thereof, be deemed to mean and includes its successors and assigns) of the
THIRD PART.

Hereinafter the Vendor and Vendee are individually referred to as a “Party” and collectively
as the “Parties”.

WHEREAS:

A. The Vendor is the sole and absolute legal owner and in exclusive possession and
otherwise well and fully entitled to all interests, title and benefits in and to the
agricultural land admeasuring approximately 13 kanal 7 marla (approx.. 1.668 acres)
situated at Village Babupur, Sector 106, Gurugram, Haryana, more particularly
described in Schedule I hereof and delineated in site plin annexed herewith and
marked as Schedule II (hereinafter referred to as the “Land”). The Vendor has
acquired the said Land vide duly registered Sale Deed bearing Vasika No. 3258 dated
19.11.2020 with the office of Sub-Registrar, Gurugram.

B.  The Parties herein are executing 2 (two) other separate sale deeds whereby the Vendee
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herein is also purchasing from the Vendor adjacent land parcels which collectively with
the said Land aggregates to 57 kanal 7 marla (approx.. 7.168 acres) (“Total Land”).

The Vendor has represented that Rainbow Promoters Private Limited (CIN:
U74899HR 1996PTC080933), a company registered under the Companies Act, 1956,
having its registered office at OT-14, 3rd Floor, Next Door, Parklands Sector-75
Faridabad 121004 (hereinafter referred as “Rainbow”), has entered into a Perpetual
License Agreement dated July 05, 2017 (“License Agreement”) with Godrej Real
View Developers Private Limited (CIN U45309MH2016PTC285438), a company
registered under the Companies Act, 2013, having its registered office at Godrej One,
5t Floor, Pirojshanagar, Eastern Express Highway, Vikhroli-(East), Mumbai- 400 079
(“GRVDPL”), whereby Rainbow has granted perpetual license to GRVDPL and
GRVDPL Project (as defined herein below) to develop and use, on license basis and on
a non-exclusive, non-transferable, non-assignable and non-heritable basis, a 15 meters
wide road ("Road") through the said Total Land to (a) connect the adjoining land
parcels owned by GRVDPL (“GRVDPL Land”) to the 75 meters wide sector road
("Road") and (ii) pass the services beneath the Road with respect to the project
developed / to be developed by GRVDPL on the GRVDPL Land (“GRVDPL
Project”), on terms contained therein. The costs and expenses for construction and
development of the Road shall be shared between Rainbow ‘and GRVDPL in ratio of
1:3, i.e. 33.34% and 66.66%, respectively. Rainbow has paid its share of Rs.24,26,127/-
vide cheque number 000008 dated 29.11.2019 for an amount of Rs. 28,14,306/-
(including taxes) drawn on RBL Bank Ltd. The Vendor further represents that Rainbow
has not transferred the title and/or legal possession of the land beneath the Road or any
part thereof to GRVDPL and the Vendor is also entitled for FAR available for the land
beneath the Road.

The Vendor has represented that, except as disclosed herein, the Land is free from all
encumbrance, mortgages, charges, injunction, court orders, decrees, legal flaws, claims,
demands, dues and notices and the Vendor has the exclusive right to deal with the Land
in any manner whatsoever.

The Vendee acknowledges that the Vendor has furnished all information, clarifications
etc., as demanded by the Vendee with regard to the said Land and the Vendee has
executed this Deed with the Vendor after having carried out the detailed due diligence
to its satisfaction including but not limited to perusal of the ownership record of the
said Land and title of Vendor in the said Land, and all other documents relating to
competence of Vendor to sell and transfer the said Land to the Vendee. The Vendee
further acknowledges that the Vendee has done the site inspection and satisfied itself
with possession and title of the Vendor and physical and other condition with regard to
the said Land and the Vendee is agreeing to purchase the said Land on as is where is
basis. The Vendee has relied solely on its own judgment and investigation while
deciding to execute this Deed. There is no other oral or written representation or
statement, made by the Vendor / Confirming Party or any person claiming under them,
which may be considered to be part of this Deed.

The Vendee has approached the Vendor to purchase the Land together with all rights,
liberties, privileges, easements, appendages and advantages whatsoever attached to the
Land and the Vendor has agreed to sell and transfer the said Land and the Vendee has
agreed to purchase the same from Vendor for a total consideration of Rs. 17,51,40,000/-
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(Rupees Seventeen Crores Fifty One Lakhs and Forty Thousand only) (“Sale
Consideration”) on the terms and conditions contained hereinafter.

NOW THIS SALE DEED WITNESSETH AS FOLLOWS:

1. That for and in lieu of the Sale Consideration of Rs. 17,51,40,000/- (Rupees Seventeen
Crores Fifty One Lakhs and Forty Thousand only) paid / to be paid by the Vendee to the
Vendor in the manner stated hereinafter, the Vendor hereby irrevocably, on as is where is
basis, sell, grant, convey, transfer, assign and assure unto the Vendee, by way of absolute
sale the Land together with possession, all right, title and interest into and upon the same
and every part thereof what-so-ever appertaining to the Land belonging to or in any way
usually held, enjoyed or reputed to be known as part and parcel thereof, and their entire
right, title and interest whatsoever therein unto and upon the Land absolutely free from all
encumbrances, charges, liens, lis-pendens, injunctions, mortgages and attachments.

2. That the Vendee has paid and agreed to pay the Sale Consideration to the Vendor in the
manner stated herein below:

a. Simultaneously with the execution of this Deed, the Vendee has paid Rs.
12,53,74,770/- (Rupees Twelve Crores Eighty Fifty Three Lakhs Seventy Four
Thousand Seven Hundred and Seventy only) (“Part Sale Consideration”) to the
Vendor, after deducting an amount equivalent to 0.75% of the aforesaid Part Sale
Consideration, as TDS i.e. Rs. 13,13,550/- (Rupees Thirteen Lakhs Thirteen
Thousand Five Hundred and Fifty only) towards tax deduction at source as
prescribed under the applicable laws, in the manner stated herein below. The said
TDS amount of Rs. 13,13,550/- (Rupees Thirteen Lakhs Thirteen Thousand Five
Hundred and Fifty only) shall be deposited by the Purchaser with the Income Tax
Authorities, on behalf of the Vendor, within 2 (two) days from the execution date
hereof and shall handover TDS certificate to the Vendor within the said timeline.

Particulars Dated Drawn on Amount (in Rs.)

Demand draft | 03.02.2021 AU Small Finance Bank |4,13,53,740
bearing no. 000257

Demand draft | 03.02.2021 | AU Small Finance Bank |4,13,53,740
bearing no. 000258

Demand draft | 03.02.2021 | AU Small Finance Bank |4,13,53,740
bearing no. 000259

TOTAL | 12,40,61,220

b. The Vendee shall pay the balance Sale Consideration of Rs. 4,97,65,230/- (Rupees
Four Crores Ninety Seven Lakhs Sixty Five Thousand Two Hundred and Thirty
only) (“Balance Sale Consideration™) to the Vendor on or before the expiry of
the 6 (six) months period commencing from the execution date hereof.
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¢. With regard to the due payment of the Balance Sale Consideration as per aforesaid
timelines, the Vendee has issued post-dated cheque in favour of the Vendor
(“Post-Dated Cheque™), details of which are provided herein below.

Cheque Dated Drawn on Amount (in Rs.)
Number

000016 03.08.2021 AU Small Finance Bank,|4,97,65,230
Urban Estate, Gurugram

TOTAL | 4,97,65,230

d. That the Vendee has agreed and confirmed that the Vendor shall be entitled to
deposit their respective Post-Dated Cheque on their respective due dates without
further confirmation or approval from the Vendee. The Vendee further assures and
confirms that the Post-Dated Cheque shall not be dishonoured/returned unpaid for
whatever reason or on whatever account. That the Vendee undertakes not to close
its account in the drawee bank under any circumstances or for whatever reason till
all the Post- Dated Cheque towards the Balance Sale Consideration are encashed
as per payment schedule provided herein above. The Vendee further undertakes
and assures that it shall not act in any manner that may render the drawee bank to
refuse payment against the respective Post-Dated Cheque issued to the Vendor.
The Vendee is fully aware that it shall be liable for all consequences for any
failure to encash the Post-Dated Cheque on the appointed date(s) and it shall never
raise any dispute in relation to any action taken by the Vendor in accordance with
applicable laws, in case of dishonor of any of their respective Post-Dated Cheque
provided by the Vendee.

3. Notwithstanding anything provided under this Deed, Parties hereby agree and
acknowledge the transfer of right, title and interest in the Land from the Vendor to
Vendee is subject to the realization of the entire Sale Consideration by the Vendor and
which includes encashment of their respective Post-Dated Cheque. It is further clarified
that irrespective of the execution and registration of this Deed, the Vendee will only
become an owner/ title holder of the Land when the payment under the respective Post-
Dated Cheque are realized by the Vendor. However, if the Post-Dated Cheque issued to
the Vendor gets dishonored for any reason whatsoever then the Vendee shall make the
payment of the Balance Sale Consideration equivalent to the amount mentioned in such
respective Post-Dated Cheque issued to the Vendor (“PDC Balance Consideration™)
within 10 (ten) days from the date of dishonor of such respective Post-Dated Cheque
(“Grace Period”). In the event the Vendee fails to pay the respective PDC Balance
Consideration on or before the expiry of the Grace Period then this Deed shall stand
automatically stand terminated and any -amount received by the Vendor in terms of this
Deed shall stand forfeited, to which the Vendee shall have no objection. The Vendee
acknowledges that the aforesaid forfeiture by the Vendor is not by way of penalty, but it
is a genuine pre-estimated losses suffered/to be suffered by the Vendor. The Parties
acknowledge that upon such termination the possession of the said Land shall stand
reassumed by the Vendor and the Vendee shall cease to have any right, title or interest in
the said Land and the Vendor shall be free to deal with the said Land in any manner as
they may deems fit in their sole and absolute discretion. Any and all costs and expenses
as may be required to be incurred for reconveyance of the{.__%&}i‘p«l_1 Land,inrfaveursofithe,|.~
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Vendor shall be solely borne and paid by the Vendor. The Vendee agrees and
acknowledges that upon such termination, neither the Vendee nor any person claiming
under it shall make / raise any claim, by whatever name, against the Vendor / Confirming
Party / said Land and the Vendee shall keep indemnified the Vendor and Confirming
Party in this regard.

4. Simultaneously with the execution of this Deed, the Vendor has handed over actual, legal,
physical unencumbered, unhindered, unfettered, undivided and vacant possession of the
said Land to the Vendee, and the Vendee hereby acknowledges the receipt of the same
from the Vendor to its complete satisfaction and upon execution of this Deed, the Vendee,
shall have unfettered right of access to the said Land and ingress and egress rights,
without any hindrance of any kind from the Vendor or any other person claiming under
the Vendor.

5. That the Vendee hereby agrees and undertakes to adhere to the terms of the License
Agreement entered with GRVDPL and shall, at all times after the execution date hereof,
ensure that rights of GRVDPL under the said License Agreement are not jeopardize in
any manner whatsoever. Further, the Vendee hereby agrees and undertakes that neither it
nor any person claiming under it shall at any time take / initiate any action which in any
manner affects the (a) said Road and/or (b) perpetual rights of GRVDPL and/or GRVDPL
Project and/or (c) ingress egress through said Road and/or (d) services laid / to be laid
down beneath the Road and in this regard the Vendee shall keep indemnified and hold
harmless Rainbow and Vendor. Further, the Vendee acknowledges that it has received a
copy of the License Agreement and it has read and understood all rights and obligations
of the GRVDPL and Rainbow/ Vendor (including the transferee(s) of the said Total
Land) contained therein.

6. Subject to the disclosures made by the Vendor under this Deed, the Vendor hereby
represents and warrants to the Vendee:

(a) That the Vendor has full right and absolute authority, and legal competency to sell,
convey and transfer the said Land to the Vendee and receive the Sale Consideration.

(b) That it shall be lawful for the Vendee from time to time and at all times to enter into
and upon, hold, possess and enjoy the Land and every part thereof without any
hindrance, interruption, disturbance, impediment, claim or demand whatsoever from
or by the Vendor and/or by any person or persons lawfully or equitably claiming by,
from, through, under or in trust for the Vendor and make payment of Sale
Consideration to the Vendor without any legal impediments.

(c) That the Land is free from all encumbrances, charges, liens, and the Vendor has
clear, absolute, marketable title arid indefeasible ownership rights to the Land.

(d) That there is no legal impediment or bar whereby the Vendor can be prevented from
selling, transferring and vesting the absolute title in the said Land in favour of the
Vendee and the Vendor has full power and authority to execute this Deed and to
perform its obhgatlons and to make the representations and warranties as contained
in this Deed.

That there is no subsisting agreement for sale in respect of the Land hereby sold to
For MRG CASTLE REALITY LLP
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the Vendee and the same has not been disposed off or transferred to or in favour of
any other person or persons under any exchange or any other arrangement etc.,
except with the Vendee.

(f) The Vendor agrees that in case the Land or any part thereof is ever notified for
acquisition by the State Government or any other authority either for any reason
whatsoever, then the entire compensation from the State Government or any other
authority shall be sole entitlement of the Vendee.

(g) The execution, delivery and performance of this Deed and all instruments or
agreements required hereunder does not contravene, violate or constitute a default
of any applicable law, any agreement or instrument to which it is a party or by
which it is or may be bound.

(h) There are no pending litigations or proceedings in any court of law or tribunal or
arbitration or any lis-pendens, nor is there any attachment or injunction on the Land.

(i) There is no prohibitory order or order of attachment of any department of income
tax for taxes or of any department of the Government, Central and/or State, local
body, public authority, court or tribunal for taxes, levies, dues and cesses including
any contingent liabilities, guarantees or undertaking in respect of the Land or any
part thereof and/or preventing or restraining the Vendor from entering into this
Deed. There is no proceeding pending under the Income Tax Act, 1961 in respect of
the said Land or which could affect the transaction hereunder.

() No person/s other than Vendor has any right, claims or demand in respect of the
said Land. The Vendor has the absolute right, and authority to enter into and
execute this Deed and have not done and in future shall not do any act of
commission or omission or allow any person or party to do any act of commission
or omission whereby the sale of said Land to Vendee under this Deed may be
prejudicially affected.

(k) There has been no proceedings initiated or to the knowledge of the Vendor; no
notices to the knowledge of the Vendor has been served on and/or received by the
Vendor; and no orders affecting or relating to the said Land or any part thereof, nor
has the Vendor been in breach or in violation of any land ceiling legislations, as
applicable in the State of Haryana, under applicable law, in relation to the said
Land.

7. The Vendee at its own costs and expenses can get the Land transferred and mutated in its
own name as owner in the records or of any concerned authority on the basis of this Deed
or its true copy without any further act or consent of the Vendor. However, if so required
by the Vendee and at the cost of the Vendee, the Vendor shall also appoint, if so required
by the Vendee, any person to represent the Vendor before any governmental authority and
delegate due authority to such person to do all such acts, deeds and things to facilitate and
ensure the mutation of the said Land in favour of the Vendee as contemplated above.

8. The Vendee shall be entitled to hold, possess, use and enjoy the said Land in the manner
permitted by the competent authorities without any hindrance or claim from the Vendor.
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10.

11.

12.

13.

The Vendee shall be solely responsible and liable for any contravention of laws, rules
regulations and policies applicable to the said Land after execution of this Sale Deed.

The Vendor has paid and shall pay all taxes, dues, demands, charges, duties, liabilities,
and shall be solely responsible and liable for any contravention of laws, rules regulations
and policies applicable with respect to the said Land existing up to the date of execution
of this Deed. The Vendee agrees and undertakes to pay, from the date of execution of this
Deed, directly to the competent authority(ies) all taxes, dues, demands, charges, duties,
liabilities, if any, levied or leviable in respect of the said Land.

The Vendee has borne all expenses for the execution and registration of this Deed
including the cost of stamp duty, registration and other incidental charges. Further, the
Vendee shall also in respect of this Deed bear the expenses/charges if there is any
shortfall/deficiency/additional levy on the stamp duty, as a consequence of any order of
government / statutory or other local authority, the same, if applicable, shall also be
payable by the Vendee. Similarly, the Vendor shall be liable for any
shortfall/deficiency/additional levy on the stamp duty, as a consequence of any order of
government / statutory or other local authority before execution of this Deed.

That, this Deed constitutes the entire agreement among the Parties hereto with respect to
the subject matter hereof, and supersedes all prior and contemporaneous
correspondence(s), report(s), project report(s), agreement(s), negotiations, discussion(s),
representations(s), promise(s), or understandings, both written and oral, among the
Parties, with respect to the subject matter hereof. The preamble and recitals to this Deed
shall form an integral part of this Deed.

This Deed shall be governed by, and interpreted in accordance with the laws of India and
the courts of Gurugram shall have exclusive jurisdiction in relation to all matters arising
out of this Deed.

For BPTP LIMITE .
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IN WITNESS WHEREOF the parties have executed these presents at the place, day, month
and year as first above written in the presence of the undernoted witnesses:

FOR AND ON BEHALF OF THE FOR AND ON BEHALF OF THE

VENDOR . VENDEE
For Ridgecraft Hornes Prixate € For MRG CASTLE REALITY LL/F;,

-
\

./
uthorised Signatory

Director! Authorised Sign

Virender Kumar Dinesh8ingh Negi
Authorised Signatory Authorised Signatory
FOR AND ON BEHALF OF THE

CONFIRMING PARTY

Director/Authorised Signalory
Virender Kumar

Authorised Signatory
o
WITNESSES: /IV
ll\I.ame: 2N.ame:. M MNESW VARV
Address: Address: 5 2R, }L w_’(m N
\
o Felian Shomaeg S Ly aan

Advocate 1'\!&?/»- ﬂ—ﬁzfn -4 -

Distt. Courts, Gurugram
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SCHEDULE 1
DESCRIPTION OF THE SAID LAND

Agricultural land admeasuring 13 kanal 7 marla (approx.. 1.668 acres) situated at village
Babupur, Sector 106, Tehsil and District Gurugram, Haryana as per Jamabandi year 2018-19
through mutation no. 1294.

-
Village | Khewat no. Rectangle Killa Area (Kanal —
Number Number Marla)
Babupur 166 20 20/1 2-13
166 20 11 8-0
166 20 12/1 2-8
166 19 15/1 0-6
Total 13-7 (1.668 acres)
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SCHEDULE 1I

SITE PLAN / SIZRA PLAN
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