
DEMYSTIFYING TITLE SCRUTINY 
 
 

Any immovable property, rural or urban, must be scrutinized as to its ownership before 
purchasing the same. The title of the owner is derived from various deeds relating to the 
property. The title deeds vary from property to property, depending on whether it is 
urban or rural and also different States have their legislations with regard to the same. 
The Transfer of Property Act, 1882 governs the over all law relating to immovable 
property and must be considered along with the State legislations where the immoveable 
property is situated.  
   
Title deed has been defined to mean a legal document that proves a person’s right to the 
property. Business dictionary defines title deed as a legal document (instrument) 
executed and acknowledged under the seal and in the presence of a Notary, evidencing 
the right of ownership to the property described therein. 

 
Why Title Scrutiny 
 
Title scrutiny should be done so as to ensure the passing of title and ownership in favor 
of the purchaser. On scrutiny of the title deeds, defect in the title, if any, is revealed and 
the purchaser is not put into any undue hardships which would otherwise arise due to 
defect in title such as action, proceedings and suits , third party claims, claims by legal 
heirs and others with regard to the property. The purchaser should see to it that he gets 
the absolute title and ownership on purchase of the property. 
 
Documents to be scrutinized to establish title for immoveable properties in the 
State of Karnataka 
 
State legislations relating to immoveable properties are more often than not based on 
local customs and practice. Although there are no drastic differences between various 
legislations the state legislation must be borne in mind to ensure proper and correct title 
of immoveable properties. It is also to be noted that immoveable properties situated in 
urban areas and rural areas have different set of title deeds to establish title.  The 
different documents of title and their terminology are explained below for the 
understanding of all especially a potential purchaser.  
 
For the reasons aforesaid the documents to be scrutinized to establish title can therefore 
be considered under the following two heads-  
 
I. For Agricultural Land - Rural  

   
1. RTC (Record of Rights, Tenancy and Crop Inspection)/Phani 
 
It is issued by the Village Accountant. It contains details as to the Survey Number or Sub 
Survey Number, the extent of Kharab land, names of present and previous owners and 
their respective holdings, names of tenants, type of soil/crop, any mortgage or charge on 
the property, the status of land i.e., if Inam land or not, if the land is converted from 
agricultural to non-agricultural purpose the RTC will reflect the Conversion Order number 
and date of conversion and if there has been change in ownership it will reflect mutation 
and inheritance certificates. 
 



2. Mutation Extract 
 
It is issued by the Village Accountant or Tahsildar. It contains the extract from the 
mutation register or inheritance certificate with details of the present and previous 
owners, the mode in which property was acquired, the extent of the land and the order 
stating that Khatha can be transferred in the name of present owner.  

 
3. Record of Rights (ROR) and Index of Land Extract 
 
It contains details of the land owners, extent of land etc.  

 
4. Patta Book 

 
This book contains information with regard to the payment of land revenue and other 
Government dues and information regarding cultivation. 

 
5. Mother Deed/Sale Deed 

 
It could be various documents like a gift deed, partition deed, sale deed, settlement 
deed, court decree etc which enables one to trace the ownership of the land and the flow 
of title to the property upto the present owner.  

 
6. Family Tree 

 
It is certified by the Village Accountant/Revenue Inspector. It indicates the genealogical 
tree in the form of a flow chart. It reflects the names and age of the family members, the 
present and past owners of the land and also indicates whether the members are living 
or dead. This also ensures that all the claimants to the property are identified. 

 
7. Akarbandh 

 
It is the land topography sketch which is issued by the Survey Department. It reflects the 
survey number, total extent of the land, the boundaries and classification of the land and 
also the revenue assessment details. 

 
8. Encumbrance Certificate 

 
It reflects the encumbrance on the property (if any) like mortgage, lien, charge etc. It also 
discloses the title documents registered in respect of the property, the parties to the 
deed, the registered number of the document, the Book Number, volume and pages.   

 
9. Hissa Tippani Extract 

 
It is a survey record clearly showing the sketch of the entire survey number, its total 
area, the extent of Kharab land and net cultivable area along with its bifurcated portions 
and the names of the owners of each sub survey number and the relevant entry in 
mutation register pertaining to each owner.  

 
 
 
 



10. Tippani 
 

It is issued by the Survey Department. It is a sketch of the property comprised in a single 
survey number without any bifurcations into sub survey numbers.  

 
11. Podi Extract 

 
It is issued by the Survey Department. It reflects the property partition among members 
of a family, if any.  

 
 

II. For Urban Land   
 

Acquisition of immoveable properties in urban areas could be either plots/sites, 
residential house or an apartment. Each of the properties require certain specific 
document to ensure not only title but also peaceful possession of the property. The basic 
documents to be procured are examined as below: 

  
(i) Residential Plots/Sites 

 
1. Khatha 
 
It is a document to evidence title/ownership of a person who has property in a city. It is 
issued by the jurisdictional municipality or corporation where the property is situated. It 
consists of all details of the property like the name of the owner, size of the 
plot/site/building if any, location of the property etc.  
 
Khatha is of two components: 
 

a. Khatha Certificate – it is a document providing only the name of the owner of the 
property and is handed over to the owner or his family members.  

 
b. Khatha Extract –provides all the details from the assessment register like name 

of the owner, size of the property, use of the property (residential, commercial), 
annual value, when the property was last assessed etc.  

 
2. Encumbrance Certificate 
 
It reflects the encumbrance on the property (if any) like mortgage, lien, charge etc. It also 
discloses the title documents registered in respect of the property, the parties to the 
deed, the registered number of the document, the Book Number, volume and pages. 

 
3. Mother Deed/Parent Deed 
 
As already stated it could be various documents like a gift deed, partition deed, sale 
deed, settlement deed, court decree etc which enables one to trace the ownership of the 
property and the flow of title to the property upto the present owner.  

 
 
 
 



(ii) Apartments/Flats 
 
When purchasing a residential flat or an apartment, the following documents are also to 
be scrutinized along with the documents mentioned above for residential plots/sites.  

 
1. Joint Development Agreement 
 
The agreement should be examined if it is a joint-development. The ratio of the built up 
area between the Developer and the land owner should be understood.  

 
2. Approved / Sanctioned Plan 
 
The approved building plan as obtained from the concerned Government authority. Any 
deviation from the approved plan can impact possession of the property.  

 
3. Occupancy Certificate 
 
This is issued to the Developer by the concerned municipality/corporation and is proof 
that there is no deviation from the approved plan.  

 
4. Other Approvals 
 
All approvals received from Electricity Board, Water Supply and Sewerage Boards, 
approval for installation and utilization of elevators, fire safety approvals etc.  
 
If the site has been allotted by any statutory authority like the Bangalore Development 
Authority (BDA), the receipts for payment made to the BDA, the allotment letter, 
possession certificate and the lease cum sale deed/sale deed issued by the BDA is 
required as part of title documents. 
 
Prior to purchase of an immoveable property it is always advisable to seek the services 
of an advocate well versed in property matters to ensure that no adverse impact ensues 
after completion of the transaction especially as relating to title and non compliances of 
statutory requirements which would not only prove cumbersome but also an expensive 
exercise.  
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