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- This AGREEMENT FOR DEVELOPMENT & CONSTRUCTION is made at
Panaji, Taluka Tiswadi and Registration Sub-District of Ilhas, State of Goq on this

1.\ 
"-'] 

duy of i'.:,.' 2021

<"€'\a dt.rl BY AND BETwEEN\-*.\. ()
t-\'rJ \i v--- I ItI Ai\U tlf, MI-I!I\

\a*,\', ()
\f"rt

r \ /,11

;,?a.,^llF\FR. NETRAVALKAR UPENDRA, son of Mr.Vinayak Netravalkar, aged 82
--l 1t- .c I t,

'.!:i"" /W #. married, business, holding Pan card bearing No,: --- 
and Aadhar

-<{ ,/ /1
/ *:%ta bearing No ,. . and his wife.{w\Wd bearingNo , and his wife,

tffzl MRS.vAsANii upnffil NETRAvALKER @ NETRAvALKAR, daughter

of Mr.Govind Prabhu & wife of Mr.Upendra Netravalkar, agel82" years, marrie4

nou11l*, aotdtltan card bearing No-- 

-and 

Aadhm Card bearing

3, both Indian Nationals, residing at Nr.Syndicate Bank, Keran!

-"jl

Caranzalem S.O, Panaji, Tiswadi, North - Gaa, 403002, hereinafter referred to as the

"OWNERS" (which expression shall unless repugnant to the context or meaning

thereof deemed to include their respective heirs, legal representatives and assigns) of
the FIRST PART

AND

STALWART REALTY, incorporated under Companies Act 1956,, holding PAI\I

Card bearins No. i'-, having its office at 5ft Floor, "Adwalpalkar Smith

Vandan" St. Inez, PrrGji,G;403001, duly represented in this act by its partners, 1.

MR. SAilL alias SERIPAD M. ADWALPALKAR, son of Mr.Mahesh R.

Adwalpalkar, 34 years of age, married, business, holding PAN Card bearing

No,--,, Aadhaar card No. t, Mobile No.9g2244zLB0,
,;:::: -_11J. - r: :

,f'r Indian National, resident of "Indira Horizon Residency" Dona Paula, Goa, and,

2" MR. VAMAN SIJBRAI NADKARNI, son of Mr. Subrai raturyJallqq#
years of age, married, business, holding PAN Card bearing No.

Aadhaar Card No. a-,*_ ,- ,Mobile No.,8390944385, Indian National, resident

of Chinchwada Chimbel, panaji- Goa,'403005, hereinafter referred to as the
*DEVELOPER' (which expression unless repugnant to the context shall mean and

include its successors andpermitted assigns) of the SECOND PART

WHEREAS there exists entire property admeasuring an area of26'i.6 Sq. Mtrs., beadng
Chalta No.39 of P.T. Sheet No.l49 of the City survey Panaji.siurated within the
jurisdiction of Panaji Municipal Council, Taluka Tiswadi, Disfict of North Goa" Stafe

of Goa, and registered under inscription No.21,040 at page No.111(reverse) of Book

No

ft'l,
V U. rV!,turJt{*<.,
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No.B-56 (nerv series) and described under No.21,040 at page lll(reverse) of Book

No.B-56 (nerv series) enrolled in the Taluka Revenue Office oI llhas at Panaii under

@co.491(l49l),hereinafterreferredtoasthe..SaidEntireProperty''and
be ibed in Schedule - I herein under.

lvn-
':, ill

rr'

'C;!: the OWNERS. are seized and possessed of or otherwise well and

entitled to as absolute and exclusive owner of part of the entire property

gOitp1i&./ring an area of 1063.62 Sq. Mtrs., forrning part of the Entire property,

referred to as the "Said Properfir" and better described in Schedule - II
herein under.

As per Portuguese Deed of sale, Discharge and withdrawals dated 3010510996 Matnz

Number is 491 and as per Deed ofPartition datedrc/A2ngg?MatrizNumber isl491.

AND WHEREAS the said Property was purchased by Mr.Upendra Netravalkar alias

Netravolcar & Mr.Sitacanta Netravalkar alias Netravolcar from the landowners

Mr.Vital Francisco Paulo de Mendonca and his wife Maria Antonia Santana Alvares

vide Deed of Sale, Discharge and withdrawals dtd. 3010511963 executed before the

Office of Judicial Division of llhas of Goa in the city of Goa.

AND WHEREAS aforesaid Mr. Sitacanta Netravalkar alias Netravolcar expired on

25/10/1991 and vide Deed of Relinquishment of Rights and succession

dtd.10/0211992 executed before the sub-Registrar cum Notary and Ex-officio panaji

and vide Deed of Partition dtd. l0/021lg92 executed before the Sub-Registrar Ilhas,

Panaji under Reg. No.882/92, Book I, Vol-185 dtd.14/9/1992, the said properfy was

allotted to OWNERS herein.

AND WHEREAS the Owner are now interested to develop the said propetf.

AND WHEREAS DEVELOPER is a real est4te developerof repute, engaged in

property developnent in Goa.

AND WHEREAS the DEVELOPER approached the OWNERS for the devc:lopment

of the Said Property and in pursuance of negotiations successfully concludecl lrctween

the Parties, they have agreed to develop the said Property on the following tenns and

conditions. Fz

fl/f/4/f,u-*- A\/ , {. \., il\ \-N-N's\z.4", \'
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NOW THIS AGREEMENT FOR DEVELOPMENT AND CONSTRUCTION

WITNESS AS UNDER:-

INTERPRETATION

Agreement will be interpreted in accordance with the settled canons of

ion of contracts subject to the following:

Use ofany gender shall include all genders.

B. References to the singular number shall include reftrences to the plural

number and vice versa.

C. References to persons mean and include natural and artificial persons,

including corporate bodies, and vice versa.

D. Save where the context otherwise requires, all obligations given or undertaken

by more than one person in the same capacity are given or undertaken by them jointly

and severally.

E. The division of this Agreement

of headings in this Agreement are only

and will not impact ffre construction

Asreement.

into clauses and schedules, and the insertion

for the purpose ofreference and convenience,

or interpretation of any provision of this

'T'

F. The expression "FAR" shall mean Floor Area Ratio also known as Floor

Space Index as defined and understood under The Town and Country Planning Act,

1974 of Goa or any statutory modification or amendmentttrereof or as accepted in

common technical parlance.

2. The Owners have agreed to allow the Developer to develop the above said

properly in consideration of Rs.195,00,000/- (Rripees One Crore Ninety Five Lakhs

Only) of the Said Proper{y, which will paid by the DEVELOPER to the OWNERS in

the following marmer:

a) That out of Rs.1,95,00,0001- (Rupees One Crore Ninety Five Lakhs On$)" an

amount of Rs.60,00,0004(Rupees Sixty Lakhs Only) will paid by the DEVELOFER

to the OWNERS in the following manner:

Uf&/"'LF
^ I.-

tr , t N"!io-q'altt"*
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L An amount of Rs10,000000/-(Rupees Ten Lakh only) will be paid at the tirne of
s ign ing this Agrerment.

Il. Remaining amount of Rs.50,00,000/-(Rupees Fifty Lakh onty) will be paid in l0
:\ instalments of Rs.5,00r000/-(Rupees Five Lakhs only) each after every month from{i ^\' ,

of obtaining necessary licences.

balance consideration amount of Rs.1,35,00,000/- (Rupees One Crore Thirfy
Lakhs only) will be paid to owNERS in kind wherein DEvELopERwill allot

flat admeasuring an area of 160 Sq. Mtrs. each in the project to be

constructed in the said property and one small bungalow admeasuring an area

of 160 sq. Mtrs., to be constructed in the said properfy adjacent to project

building to be constructed in the Said Property (all together 2 flats and one

bungalow total adrneasuring an area of 480 Sq. Mtrs.) hereinafter referred to as the

Said Area.

3. The owNERS have agreed to allow the DEVELopER to develop the said

Property by constmcting Project/complex consisting of different buildings/blocks

thereon and DEVELOPER has agreed to develop the same at its own cost and

expense. ?

4. The DEVELOPER shall have the absolute, sole and unfettered discretion to

conceptualize the Project/complex to be constructed on the said Property including,

but not limited tq residential andlor commercial complexes, and/or star or non-star

category hotel buildings, and/or multi-user buildings, and/or shopping complexes,

and/with parking spaces and all related and associated amenities, facilities, services

and infrastructure etc. (hereinafter collectively referred to as the "the said Project ).

5. The DEVELOPER shall have the sole, absolute and unfettered discretion to

appoint the Architects, Engineers, structural Engineers, Town Planner, Landscqre

Architects, urban Designer and other professionals, consultant, agencies and persons

for the yid ProJect and to take all decisions wilh respect to the lay-out, desis,

aesthetics, planning, quality, amenities, facilities, lay-out infrastructure etc in respect

ofthe said Project amd said Properfy.

I
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6. The DEVELOPER shall obtain all approvals including Construction License,

Sanad, and all necessary sanctions and pemrissions from the concemed authorities for

commencement and comptretion of the entire development on the said Properly.

7. It is"agreed by the Parties herein that DEVELOPER shall complete the

f\struction of the Project on t}re seid Property and hand over possession of the

Area to the OTfiINERS, within 36 (Thirty Six) months from the date of
g necessary apprcvals and constructions license. However, the DEVELOPER

entitled to a grace period of 6 (six) months over the aforementioned 36 (Thifty

Occupancy Certificate of the OWNERS Areawill be handed over to the

immediately after receiving the same from competent authority.

8. If there is any residual FAR and/or other development potential or benefits in

respect the said Properfy, that is not consumed in the construction of the Project,

and/or other Transferable Development Rights (TDR) orland any development

potential and/or benefits can be utilised and/or consumed upon the said Property, such

residual FAR and TDR and other development potential and benefits, rights to utilise

and exploit such additional FAR and TDR and other development potential and

benefits, shall be consumed by the DEVELOPER.

g. If at any time frd for any reason, including in punuance of a survey carried

out by any authority, it is found that the area offlie said Property is greater than the

area specified herein, then such increased area shall be deemed to be included in and

form part of the said Proper{y on and from the date hereo{ and Owners and

DEVELOPER shall be entitled to share any benefits arising ftom such increased area

in terms contained herein.

10. The DEVELOPER will incur the entire costs, charges and expenses incurred

during the construction of the Project on the said Property including (i) charges

towards water and electicity consumed in construction, sewerage chmges levied

during construction period and any tax that might be payable to the Town and

Country Planning Departrnent, PDA, Municipality, PWD, Electricity Department (ii)

fees, costl and other charges and expenses to Architects, structural engineers and other

professionals employed (iii) fees, deposits and other amounts payable to the

Municipality and other concerned statutory authorities and ftv) all licences and out-oi
pocket expenses and sanad payments.

/t/7rt(,'a="--
n
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I l. The DEV€LOPER shall bear and pay scrutiny fees, deposits and all other

costs, charges and expenses (including premiums, if any) incurred in having building
plans sanctioned by the PDA, Town and country planning Department and for

obtaining the construction license and occupation certificate/s and any renewals,

extensions or endorsement thereoflthereon, costs, charges and expenses

frorn all concernecl authorities, all approvals, sanctions, permissions,

orders and Nocs that shall or may be required for and in respect of such

and development and all amendments, modifications and variations

and all extensions, renewals, revalidations and reinstatements thereof,

obtained by DEVELOPER alone, at its own costs and expenses.

12. The DEVELOPER shall, subject to the other provisions herein, be fully
entitled and at liberty, from time to time and at any time hereafter to enter into and

execute Agreements for sale/ownership Agreements/sale Deeds/Deed of
Rectification/Deed of Ratification, and/or any other agreements, deeds, documents and

writings with the prospective purchasers in respect of the remaining

atealflatslapartments/shops in the Projec/complex to be constructed on the said

Property and appropriate the proceeds therefrom without any reference to the

OWNERS. And the Developer as well as the prospective purchaser of the rernaining

arca/flats/apattments/sh5ps in the Project/complex are allowed to mortgage their said

portion in favour of any Banks or financial institutions. But the Developer is not

entitled to moftgage the said area agreed to be given to the Owners.

13. That the OWNERS right, title, benefit or interest thererr, is not subject to or in

any manner affected by any lease, sub-lease, tenancy, sub-tenancy, license, adverse

possession, easement or litigation, and/or any &taebrnent before or after judgment,

injunction, lis pendens, directive, or any decree or order made or issued by any court,

tribunal, revenue authority and/or quasi-judicial body or authority, No judicial or

quasi-judicial proceedings are pending in fbspect of the said property or any part

thereof, oi which may affect in any manner, the said proper{y or fte owner/vendss

right, title, benefit or interest therein, or the development, sale otr transfer therec{

before any court, kibunal or quasi-judicial body or authority or any other authority.

14. That the owNERS has not created or caused to be creatsd any third party

rights, claims, encumbrances, etc. nor are there any charges, pledges, liens, lis pendens

frril,ft-d- -/ , \ oN),A,.
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in respect ofthe said Property or any portion thereof and other than the OWNERS, no

other person(s) has any share, right, titie, claim or interest in the said Property or any

part or portion thereof.

t5. There is no prohibitory or injunction order of any court or authority,

or restraining the OWNERS from entering into this Agreement.

ing over possession of the OWNERS Area to the OWNERS they

separate Deeds/documents with the DEVELOPER.

PER and the OWNERS shall each be liable to respectively bear and

lncome Tax, Capital gains, and other tax liabilities arising in pursuance

18. Failure to take delivery of Said Area will not exonerate the Owners from

hislher liability to pay the outgoings such as Municipal Taxes, etc from the date of
occupancy certificate.

19. From the date of occupancy certificate for the Said Area, the

responsibilitylliability for maintenance of the premises shall be of the respective

owner and the responsibility/liability with respect to common amenities and looking

after the upkeep thereofohall be solely that of the respective owner.

20. The Developer shallnot incur liability if they are unable to deliver the Said

Area to the Owner by the date stipulated, if the completion of the scheme is deiayed

by reason of war, civil commotion or any act of God or if non-delivery is as a result of

any Notice, Order, Rule or Notification of the Government and/or any Court/Forum or

any other public or competent authority and in any of the aforesaid events, the

Developer shall be entitled to reasonable additional extension of time for completion

of the said construction only upon written communication from Developer mentioning

the exact cause. Ifthe construction is stopped or stayed by Courts or by any above said

authoritie-s or concerned departments on account of non-ftlfillment of the approved

plans while constructing the building by the Developer then the extension of time will

not be granted by the Or,vners.

21. The Owners shall fiom the date of possession maintain the Said Area, the

walls, partition walls, sewers, drains, pipes and appurtenances theretq at cos! in good

,T
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or to the said Area and lor colrmon passages, or the compound or any other common

areas, which may be against the conditions or rules or bye laws of the Municipal

Council or any other Authority and shall attend to and answer and will be responsible

for all actions for violation or any such condition or rules or bye laws.

In case the delivery of the Said Area as agreed hereinabove is not taken by the

intimation of completion of the samg tlen the Developer shall not be

claims raised by the Owners in respect of any item of work in the Said

may be alleged not to have been carried out or completed. 
"

'&y The Developer shall be entitled to revise the plans and/or specification

relating to the exterior of the project and all common structure/amenities in and around

the complex, including adding/modifying/deleting/relocating any such

structure/areas/amenities only after obtaining wriffen consent of the same from the

Owners.

24. The Owners shall assist the Developer and the other flatlshop/office

premises/garage holder in fonning a society, limited company, association of persons

or such other entity for owing andlor maintaining the said property and/or the complex

alongwith them. It shall be entirely at the discretion of the Developer to decide

whether the premises owner should form a Society, a Limited Company an

Association ofpersons or any other entity.

25. The Developer shall have a right to change the zoning of the said property at

his own costs.

26. The Developer is hereby allowed to carryout any construction or development

on the said properfy at any time hereafter.

27. All notices and correspondence between the par,ties hereto shall be in writing

and shall be deemed to have been duly delivered and received, if: (i) addressed to their

respective registered office addresses mentioned hereinabove, or to such other address

as the pdrties may from time to time designate in writing, and (ii) sent by hand

delivery, Registered Post A.D., courier or any other nrsde of recorded delivery, and

(iii) in any of the aforesaid modes of delivery, with a written acknowledgernent

obtained thereof.
',

2/ rril,raz--"'-
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28. This Agreement supersedes all previous agreements, memorandunr. ivritings.

negotiations and representaticns, if any, whether written or oral, between the

owNERS and the DEVEL0PER. This Agreement, including all attachments and

annexures, constitutes the entire agreement and understanding between the parties in

of the subject matter hereof. Any modifications, changes or alterations to the

conditions hereof, shall be valid and effective and be binding on the parties

ly if they are reduced to writing and signed by ttre parties hereto.

the event of breach by any party herein, the aggrieved parties shall be

specific performance. The aggrieved parties shall also be entitled to recover

and expenses incurred as a consequence of such breach from the party

committing breach if the breaching parfy has not corrected any breach within 30 days

from the notice of the enforcing party who has complied with all the provisions of this

Agreement and the Parties shall make their sincere endeavorr to discharee their

respective obligations.

30. In the event that any dispute(s) or difference(s) arises between the Parties in

respect of this Agreement and/or the interpretation of the temrs and provisions hereof

or thereof the matter shatl be referred to an arbitrator under Indian Arbitration Act

1940 and its later amendments.

31" The Owners shall allow free access to the Developer" their agents and/or

employees, contractors or their labourers or suppliers for the purpose of allowing the

Developer to carry out the necessary development of the said properties and to

construct their own cost and expenses.

32. The Owners have handed over the possession of the said properfy to the

Developer upon execution of tle present Agreement for Development and

construction

33. No change, variation or modification of any of the tersns and conditions set

forth herein valid unless incorporated as an amendment to this'agreement and slsed

by both the parties to the agreement or the duly authorized repri:smtative/s of both the

parties.

flyf/,/rrl/'z^ ^
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34. The owners agree and undertake to make, execute and sign, personally or

through their Power of Attomey, all papers and documents whatsoever as may be

necesqary or requisite to be signed, made or executed for obtaining any licenses,

permission cr authorization, N.oc's conversion of'land etc. in respect of the proposed

development or the said project.

$cHEDtiLE -I u

(Hereinabove referred to as the Said Entire property)

property admeasuring an area af 2616 sq. Mtrs., bearing chalta No.39 of p.T.

,{*.

Sheet No.l49 of the City survey Panaji situated within the jurisdiction of Panaji

Municipal Council, Taluka Tiswadi, District of North Go4 State of Goa, and registered

under inscripion No.21,040 at page No. I I l(reverse) of Book No.B-56 (new series) and

described under No.21,04a at page l ll(revene) of Book No.B-56 (new series) enrolled

in the Taluka Revenue office of Ilhas at Panaji under Matriz No. 491 (1491) ancl

bounded as under:-

East . : by Panaji Dona Paula road

West : by portion of the same property

North : by access road

South : byproposed road

A SCHEDULE'II
I

(Hereinabove referred to as the Said Property)

All that property admeasuring an areaof 1063.62 Sq- forming part of the entire property

and bounded as under:-

East : by Panaji Dona Paula road

West : by portion of the same property

North : by access road

South :.by paposed road. ,

IN WIT|I-ESS WHEREOF the parties hereinabove have set and subscribe their

respective hands on the day, month and year hereinabove mentioned. 
\{{ffif . s\{N*estf,

6lv -
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SIGNED AND DELIVERED by the Within-named OWNER/VENDOR NO.l MR.

NETRAVALKAR UPENDRA

./'
/ t/4/ //(-'-^' u,

MR NETRAVALKAR UPENDRA

&
RIGHT HAND FINGER PR.INTS

,$

-.;rf

f.-5.

al
I

=:
I ::t:::

T

9z Uffu,frl-t--

l:{

HAND FINGERPRINTS

# # #

,ffi # #

$ $' N'Lfi'-ls\"-
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SIGNED AND DELIVERED by the Within-named OWNER/VENDOR NO.2

MRS.VASANTT U P ENDRA NETRAVALKER @ NETRAVALKAR

,//t,

Y U. [6T*adttr'x-

MRS.VASANTT UPENDRA NETRAVALKER @ NETffiv;LitAH"'-

".j
'4-q

,/ 4.
,Al

'i"'

.Kii:':

f

//lfilrth+--
{' lL'Y'ba)v*"- ry

LEFTHAND FINGERPRINTS

# # # #
&

RIGTIT HAND FINGER PRINTS

,% ,

w ffi % s'

. &S-r . -/
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SIGNED AND DELIVERED, by the within named PURCHABR/DEVELOPER

STALWART REALTY. through its Partner MR. SAIIIL atias SHRIPAD M.

ADWALPALKAR

\

'F.------------
MR. SAIIIL SHRIPAD M. ADWALPALKAR

LEFT HAND FINGERPRINTS

%1ffi ffil* A

2/z4'{'zr^-- '/ rsNNV
I t tl M*E+^a'd'lt+\-
V. vu"

RIGHT IIAND FNNGER PRINTS

ffi € ffi W @

. aJ-."-u
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SIGNED AND DELIVERED by the wittin named PURCITAER/DEVELOPER

STALWART REALTY. through irs partner MR. VAMAN sugRAr
NADKARNI

)

)"

\$$"N$,L
MR. VAMAN SUBRAI NADKARNI

RIGHT HAND FINGER PRINTS

In the preseuee of witnesqes:

, H /MttO,<z-^-

z.V V,N"h"dt&'<--

LEFT HAND FINGER PRINTS

,ffi
m, ffi ffi

,%

ffi ffi ffi #
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