Land Registry

	
	
	 
	Land Registry becomes important whenever there is a change in the ownership title of a property. It is a process through which the local administrative authority keeps track of the property transaction that occurs within the boundary of its governing area. The ownership record of an immovable property is kept lying at the local authority of a region, state or country, which needs to be updated whenever a property change hands in ownership. When you register a property or a piece of land, you become a legal owner of the same, thus greatly reducing the chance of fraud and also helping you out at times of land disputes. 

Land Registry in India

Land Registry in India is a subject mainly dealt by the individual state's authorities. Most of the state has their own property registration authority which sets rules and regulation regarding the forms and charges of land registration process. Though there might be some differences in the amount of registration fees chargeable, the procedure remains more or less the same for many states in India. The important stages of land registration in India are as follows: 

I. To start with, you need to go to the office of Sub-Registrar of Assurance for the purpose of searching documents pertaining to the property concerned. You must check the location details of the property and also make a note of the time period to be checked. It may cost you Rs 10,000 and may take up to 5 days to go through this stage. 

II. Next stage involves the preparation of sale documents by the purchase lawyers which may take seven days at the most and may cost you Rs 18,000 to 21,000. 

III. After that the payment for Stamp Duty on the final Sale Deed is made and the amount is deposited at a bank which may take hardly a day to finish. The amount you pay for the cost of Stamp Duty is five percent of the value of property concerned. 

IV. In the next step the, the execution of final sale deed occurs wherein you are required to submit the documents verifying the real estate transaction that occurs between the buyer and the seller of the land. The fees and other charges you pay at the office of Sub-Registrar of Assurance may go up to Rs 30,000 in addition to the cost you pay for the scanning of the sale deed. 

V. The final stage allows you to move to the municipal authority for mutation of the Title of the property, which usually takes 30 days and costs around Rs 300.


Actual process and formalities involved in buying land 

Once all the initial checks are made and the land to be bought is properly examined and the negotiation of the price is done, comes the process of actually buying the land.

The first step of actually buying the land is to draft an agreement between the parties involved in the transaction. An agreement is made to make sure that none of the parties involved in the transaction change their mind and go back on what has been decided about the transaction.

This agreement has to be made on Rs.50 stamp paper.

The agreement should cover the following basic things:

· Agreed cost of the land between seller and buyer 

· Advance amount given by the buyer 

· Time span in which the actual sale should take place 

· What procedure has to be adopted if any of the parties default on the agreement 

· How the losses have to be covered if any of the parties default 

· Particulars of the land 

An experienced lawyer should carefully draft this agreement. Many a times, because of an agreement that is not well drafted it becomes possible for one of the parties to default and get away with it.

A long with this agreement, the agreed advance has to be paid by the buyer. After the document is drafted and verified it has to be signed by both parties and two witnesses.

The next step is to prepare a title deed. You could get the title deed written by a government licensed “Document Writer”.

Even lawyers can prepare the deed, but the document can only be computer printed or typed, not handwritten. Only those who hold the “scribe license” can prepare handwritten documents. Make sure all the details mentioned are accurate.

After the agreement is prepared, the next step is “Registration”

The land is to be registered in a sub registrar office. If there is incorrectness in the documents after registering, new documents with the correct details have to be registered and depending on the incorrectness, the registration expenses will have to be repeated.

Make sure that the title deed is registered within the time limit mentioned in the agreement.

Along with the title deed, the other documents that are required for registration are:

· Original title deed 

· Previous deeds 

· Property/House Tax receipts 

· Torence Plan (optional) etc. plus two witnesses are needed for registering the property. 

What is a Torence plan?
Torence plan is a detailed plan of the property prepared by a licensed surveyor that will have accurate details of the measurements including width, length, borders etc. This plan is needed only in some specific areas.

For land costing more than 5 lakhs, the seller should submit either his Pan card or Form Number 16 during registration.

The Expenses Involved

The expenses involved during registration include Stamp Duty, registration fees, Document writers/lawyers fees etc.

The stamp duty will depend on the cost of the property and varies from location to location. 2% will be charged as the registration fees. Document writers fees also depend on the cost of the property and varies with individuals. There is a percentage prescribed by the government as Document writers fee and they cannot charge more than the prescribed limit.

The actual process of registration at the sub-registrars office:

· Take all the documents mentioned above. 

· Submit the document along with “input form” at the token window and get the token number. 

· Wait till the token number is announced. 

· On token number being announced, all parties to the document must present themselves before the sub-registrar to admit execution of the document, photographed, thumb impression and signature taken on additional sheet of paper in presence of sub-registrar. 

· Pay the required registration fees and computer service charges in cash as per the receipt (Computer service charges are @ Rs.20 per page) 

· The document will be returned within 30 minutes of getting the receipt 

Note: 
Please deal only with Officers and staff of the Registration Department who always display government identity card with Government Seal.

Having completed all the above formalities, your land is now registered in your name. Congratulations!

In case of sale of agricultural land outside the city limit or panchayat of population of 10,000 or more , what is the tax implication.

The assessee is using the land for agricultural purpose. As per IT Act, Capital asset is one which is within the limit of municipal limit which is more than 10,000 population or more.

In case the sale of land is outside the limit, the profit on sale of agricultural land is to be grouped under Agricultural income ? If not how to treat the income.

