“-. I_M Complaint Nos. 715 of 2025 and
foeta Tl GURUGR}E\M others

BEFORE THE HARYANA REAL ESTATE REGULATORY
AUTHORITY, GURUGRAM

Date of decision: 30.09.2025

NAME OF THE M/s Renuka Traders Private Limited
BUILDER
S. No. Case No. ~ Casetitle
715-2025 Ramesh Gugarwal Vs Renuka Traders Pvt. Ltd
1.
2. | 712-2025 Sudhanshu Agrahari Vs Renuka Traders Pvt. Ltd

3. | 7172025 | Shekhar Sachdeva Vs Renuka Traders Pvt. Ltd

4. 31 5-2ﬂ2_5 M_;hesh Chand Vs Renuka Traders Pvt. Ltd.

5. | 502-2025 |Chankey Kumar Goyal and Laveena Jain Vs
| Renuka Traders Pvt. Ltd.

6. 823-2025 Awadesh Kumar Mishra Vs Renuka Traders Pvt.

Ltd.
B 7 ?30-2&2% Pradeep and Vandana Sharma Vs Renuka Traders
Pvt. Ltd. )
8. 682-2025 Rohit Verma and Pooja Mahesh Vs Renuka
Traders Pvt. Ltd B -
9, 449-2025 Gajendra Kumar Vs Renuka Traders Pvt. Ltd

i{l. 57?-2“[]25 | .Sumar;:‘.ingh and Arvind Kumar Singh Vs Renuka
| Traders Pvt. Ltd

E_Shri AshES_angwén = L B B - Member
 APPEARANCE:

—
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GURUGRAM

Complaint Nos. 715 of 2025 and
others

Il Sh. Kanish Bangia Agvacaté for the complainant

| Sh. Shubham Mishra

Advocate for the respondent

ORDER

The above complaints have been filed by the complainant/allottees under
section 31 of the Real Estate (Regulation and Development) Act, 2016 (in short,
the Act) read with rule 28 of the Haryana Real Estate (Regulation and
Development) Rules, 2017 (in short, the Rules) for violation of section 11(4)(a)
of the Act wherein it is inter alia prescribed that the promoter shall be
responsible for all obligations, responsibilities and functions under the
provision of the Act or the Rules and regulations made there under or to the
allottees as per the agreement for sale executed inter se.

The core issues emanating from them are similar in nature and the
complainant(s) in the above referred matters are allottees of the project,
namely, “Aashiyara” situated at Sector-37C, Gurugram being developed by the
respondent/promoter i.e., Renuka Traders Private Limited. The issue involved
in both these cases pertains to failure on the part of the promoter to deliver
timely possession of the units in question and the complainants are seeking
nossession and delay possession charges at prescribed rate ol interest and
other related reliefs.

The details of the complaints, reply status, unit no., date of agreement,
possession clause, due date of possession, total sale consideration, total paid

amount, and relief sought are given in the table below:

Sr. | Complain | Reply | Unit | Date Due Total Relief '
No t No,, statu | No. of date Considerati | Sought
Case s | execut of on /
Title, and | ion of | possess Total
! Date of agree ion, Amount
| filing of | ment | offer of | paid by the |
complain for possess | complainan |
t e sale ion ts (In Rs.) |
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y HAR ER/\ \ Complaint Nos. 715 of 2025 and
= GURUGRAM others

1. | CR/715/2 | Reply | 503, [ 10.01.2 [ 31.07.20 TSC: - 1. Allow the Complain,

: directimg. the
025 receiv 5th 020 23 RSZE,SQ,ZQ]. Respondent Lo hand
Case titled | ed on | floor, ( as per /- S8 Uk apaner
: & apartment, L, A,
as tower | (page | possessi | [page no.38 | nan Floor,
Ramesh |23.07.| :T6 | 330of |on of E:?E"‘*E‘W‘E ke
: . pe-B), with the
Gugarwal | 2025 compla | clause complaint] | amenities and
VS [Page | int) |page 44 soeclemiony &
promised in AFS in al
Renuka no. 37 of AP: - completeness  without
Traders of complai | Rs.24,52,738 | 21 tfj”rh'ﬂﬁf ';1;:335 .w_f'lfi
Private compl nt ,r" the possession  for
Limited aint] includin | [page 29 of | certain unwanted and
: iNegitimate reasnns and
g complalnt] nat 1o force (o deliver

Area: extensio Aanincemplete wiit
2 Direet the
D.OF: 2 ETES nof 6 Respondent to pay the
17.02.202 54 4. l'ﬂﬂl'lths Interest nn/ the (el
amint  paid by the
5 ft in lieu of Complaimine at the
i preseeibed  rate ol
qud] imerest as per RERA
from due date of
Offer of possesiddion Gl date of
actual physical
pPoOssess possession as  the
i . possession is  heinp
IO DG denied tn the
offered Complaimant by the

respondent in spite ol
fhe  lact  that  the
Complainant has: paid
Hs. 24.52,738/ -apainst
the total <ales
congideration of the
aald  wnit Ge, Hs |
7350201/

3.0t i T
respeetiully prayed
that  this  Hon'hle
| | Authoricy be pleased to

oprder the Respondent
mot o cliarge anyihing
which et the pait al
the payment plan as
agrood upon

4.0 15 most respeect fully
priayed that this Hon"ble
Authority be pledsed to
direct the respondent
not ot cancel  the
allateent ol the
Complatnant of the sald

it

S.lrect the
Respondent to pet the
Convevanoe Bleed
exected without

raising libegal demands
fromm the Complainan,

I
Dt 1l
respondent o change
\ the douors fom M5
|
i

ANGLT 1o wonden door
l feames did the main

thoker shall be laminatod
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f HARER

GURUGRAM

Complaint Nos. 715 of 2025 and

others

from both sides as per
the specifications,

T.Direct L
respondent o replace
the iptermal wall from
Ash Bricks 1o 90mm
RCC thick internal and
150mm thick exteraal
witll,

BiDirect the
respandent o provide
sliding doors 1 the
baloony.

Q. Direct thi
respondent Lo provide
REG chajja on the top
floar buildings.

10 Mrect the
respondent to use good
guality material for the
construction.  of  the

project  and  follow
T al thie
copstruction  as  per
approved  draswelngs,
submitted at  HRERA

form REP-PART H.

11. Direct  the
respondent o spécily
as  whether they are
providing  parking as
per the smicndment in
the Affordable Housing
rolicy. 8B,

CR/712/2
025

Sudhansh
u
Agrahari
V/s
Renulka
Traders
Pvt. Ltd.

Date of
Filing of
complaint

17.02.202
5

Reply
receiv
ed on

24.07.
2025

504,
Sth
floor,
tower
/bloc
k: T9
[Page
no. 37
of
compl
aint]

Area:
_548.':1

vl

sq.ft

09.10.2
020
(page
33 of
compla
int)

31.07.20
23
(as per
possessi
on
clause
page 43
of
complai
nt
includin

g "
extensio
nof 6
months
in lieu of
Covid)

Offer of
POS5ES5S
ion: not
offered

TSC: -

Rs.22,34,014

!I’-

[page no. 38

of

complaint]

AP: -

Rs.23,48,332

i

i’
[page 29 of
complaint]

LAllewy the Complaint,
directing the
Respomdent  to hand
over the possession of
the apartment, i, 504,
Gih: Floor,
Blocle/Tower- TS, 2
HHE [Type-B), with the
amenities ol
speciflcatinns as
promised in AFS in all
completeness  without
any further delay and
not to hold dalivery of
the  jossession  for
certaln wawanted and
iNegitimane roasans and
not 1o force te deliver
aincomplete wnit

Z: [irect the
Respondent to pay the
interest on the iotal
ameuit  paid by the
Complainant  at  the
preseribed  rate  of
interiest ps per RERA
from  due  date  of
passession Ul date of
actual physical
possession a8 the
possession s being
desied Lo thin
complainant by the
raspondent in gpite of
the  factk  thaet  the
Complalnent has paid
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T

HARERA
GURUGRAM

Complaint Nos. 715 of 2025 and
others

Rs: 23A4B3327-against
the total sales
consideration of the
sald  unit  Be, R
2234014/,

Jalt i most respectfully
prived that this Hon'ble
Authority be pleased to
order the Respondent
not e charge anything
which not the part ol
the payment plan as
agread upor .

4,00 15 most respectiully
prrayed that this Hon ' hle
Authority he pleased 1o
direct the responden
not w0 cancel  the
allatment il the
Complainint of the satd

it

S.Drect the
Regpondent 1w pet the
Conveyance [endl
executed withaoil

raising legs! demands
fram the Complainant.

G 0irect thi
respoident o change
the dvors. from M5
ANGLE 1o wooden door
frames and the main
donr shall he hinated
Irom both sides as per
the specificntions,

T.Dirwc the
respondent to replice
the internal wall from
Ash Bricks e 90mm
REC thick Internal and
150mm thick external

wiall,

Balipect the
respondaent te provide
sliching,  dloars 0 the
bty

et the

cespondent to provide
REC chajja on the top
finnr huildings:

10.birect the
respondent 1o use good
guality material for the
construction of  the
project  and  follow
10 of the
construction . as  per
approved drawings,
submitted ar - HEERA
form REP-FART 1

11. Direct  the
respondent o specify
as . whather Lhey are
provuding  parking. as
per the amendment in
the Alfordable Housing
Policy.
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Complaint Nos. 715 of 2025 and
others

3. [CR/717/2 [ Reply | 403, [06.03.2[31.07.20 [ TSC:- | LAlow the Complain
Rk | erlang [I§
025 receiv | 4t 020 23 Rs.23,59,291 | Respondent o hand
. o over the possession of
Ed Ry ﬂﬂur' [p_age [a“. pﬂl”i "f e apartment, e, 403,
Shekhar tower | 360f | possessi | [page no. 38 | fousth Floar,
Sachdeva | 23.07. | /bloc | compla on of E}T}‘;‘*ﬂf;‘:ﬁ] DA
V/s 2025 | k:T? int) clause complaint] | amenities ~ and
E¥s specilieations as
Renulz E d_ge page 46 priomdsed 1 AFS in all
| Traders RILLEE 37 of AP: - eomplitensas | without
I Pyt Ltd. of complai | Rs.24,77,257 | any further delay and
| cnmpl I ) f nl::ll. ti hold dt.-lweryrul
[ ' the pussession  for
Date of aint] includin | [page 29 of | wrain unwanted and
i PRILImALE fEason [
Filing of . g complaint] | not to force w deliver
. i 3 1 an ihcomplete unit,
complaint extensio S
- Area: nof 6 Respondent to pay the
17.02.202 | 578.5 | months il
g amount  paid by the
5 54 v in lieu of Complainant  at  the
% : preseribed . rate of
bq'ﬂ." COWd] interest as per RERA
from  due  date of
Offer of possession il date of
actual physical
possess possessioe a5 the |
ion: not possession 5 being
% diened o the
offered Complairant by the

respondent in spite af
the fiee  that  the
Complanane has  paid
Rg.. 3477267/ -against
the tatal sales
conzideration  of  the
sold  unit e, Rs
23,50,291/-,

3.1t |5 most respectfully
prayed that this Hon'ble
Authority ke pleased to
order the Respondent
not e eharge anything
which not the parnt of
the ' payment plan as
dppreed upon

4.0t is mist
reepectiilly prayed
that, this.  Hon'hie
Antharity be pleased to
direct the responden
not  lo  cancel  the
alletment of the
Complainant of the sald

TH
S.Direct the
Resppadent to get the
Convevance [l
executegd without

raising illegal demantds
from the Complainant,

&.Direct th
respondent to change
the doors from  MS
ANGLE Lo wonden door
frames and the main
dooe shall e lminaied |
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HARERA

Complaint Nos. 715 of 2025 and

others

from bath siles as per
the specificiations.

7..Direct the
respomdent o replace
the dntermal wall frivm
Ash Bricks to 90mm
RCC thick internal and
150mm  thick external
wall

B.Direct the
respandent to provide
sliding doors i the
halcony.

9.0irect Lhe
respondent 1o provide
RCC chajju an the wop
esearr budldhireps.

10.Direct the
resspondent t use good
quality material for the
constructlon of  the
project  and  follow
1000 of the
constructlon. as  per
approved drawings,
submitted  at HRERA
form REP-PART H

11. [Hrect the
respondent o specily
s whether they are
provifding parking  as
per the ameéndment n
the Alferdable Housing
Prslicss

CR/315/2
025

Mahesh
Chand
Vis
Renuka
Traders

Pvt. Ltd.

Date of
Filing of
complaint

19.02.202
5

Reply
receiv I
ed on

23.07.
2025

107,
J
floor,
tower
/bloc
k: T6
[Page
no. 35
of
compl
aint]

Area:
578.5
54

sq.ft.

09.01.2
020
(page
32 of
compla
int)

31.07.20
23
(as per
possessi
on
clause
page 38
of
complai
nt
includin
g
extensio
nof 6
months
in lieu of
Covid)

Offer of
POSSESS

ion: not
offered

15C: -
Rs.23,59,291
i
[page no. 35
of
complaint]

AP: -
Rs.24,77,256
FE
[page 29 of
complaint]

LANGw the Complaint,
direrting thi
Respondent  th hand
over the possession of
the apartment, Le, 117,
first Hloor,
Block/Tower- Th, 2
BHE [Type-R), with the
amenities i
specifications s
promized in AFS in all
completeness Witk
any further delay and
not Lo hold detévery of
the possessioa  for
certain  unwanted and
Hlegitimate reasons and
not to force to defiver
an ingomplete unit.

2 [Yirect the
Rezpondent 1o pay the
interest on the total
amount  paid by the
Compiainant ol the
preseribed  rate  of
intervst as per RERA
frgm diae:  date  of
possession 1l date of
el prhy=ical
possesgion a5 the
possession 5 heing
denlel to ,  the
Complainant by the
T!:1|'H1rHJI-"I|. i .‘.'l'||l|.l ol
the fact that the
Complalnant | has  paid

Page 7 of 39
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&b GURUGRAM

Complaint Nos.

715 of 2025 and

others

Ra. Z#T7 256/ -apalnst
the total sales
congideration  of  the
saul umt ke, Rs
23,54 201/,

Faltis mosr respoctiully
prayed that this Hon'hle
Authority e pleased o
arder the Respondent
nat toocharge anything
which not the part of
the payment plan as
agrecd upon .

&0 15 most respectiully
prayed that this Hon'hle
Authority be pleased to
direect the respondem
net to  cancel  the
allotment.  of e
Complainant of the said
it

5.Direct the
Respondent to pet the
Conveyanor Beed
L exeruled willout

raigig el demands
froan the Complainint.

8. [Mrect Lhe
respondent ko change
the doors from M5
ANGLE ta wounden door
frames and the mnin
duer shali be laminated
feam both sides as per
the specificaliong

FoDipect the
respondent ko replace
thie Internal wall Team
Ml Bricks to 90w
RCE thick internal and
150mm thick external
wall,

B..[hrect thi
respanident oo proiide
shiding  doors in the
haicoss,

9. [Hpecr the
respandent to prowvide
RO chajjp on the (op
oot buildings-
10.Direct the
respondent to ase grod
guality matecial for the
constructlon of  the
project  and [ollow
10044 ol the
canstruction s per
approved  diawings,
submitted at HAERA
form REP-PART H,

11, [Nrect  the
peaponident to specly
ds whether they are
providing  parking - as
per the amendment in
the Affordalile Housing

Policy.

Page 8 of 39
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HARERA
GURUGRAM

CR/502/2 |
025

Chankey
Kumar
Goyaland |
Laveena |
Jain
V/s
Renuka
Traders

Pyt Ltd.

Date of
Filing of
complaint

19.02.202
.y

J

Complaint Nos. 715 ol 2025 and
others

Reply
receiv
ed on

24.07,
2025

906,
th
floor,
ower
/bloc
T?
|Page
no. 37
of
compl
aint]

Area:
578.5
54
sq-ft.

28.07.2
021
(page
33 of
compla
int)

31.01.20
23
(as per
possessi
on
clause
page 44
of
complai
ntj

Offer of
possess

ion: not
offered

TSC: -
Rs.23,59,291
[page no. 38

of
complaint]

AP: -
Rs.24,77,252
‘g’-
[page 28 of
complaint]

LAlow the Complalnt,
directing the
Respondent  to  hand
over the possession of
the apartment, | ., S8,
ath Floar,
Block/Tower- T7, 2
BHE (Type-A} with thr
anriiitieg ard
specifleations 4
promised. (0 AFS-n all
complettness  withos
any further delay and
not e hold delivery of
the  possession  for
certup unwanted and
iHegitimate reasons and
not to foree 1o deliver
andncomplete unil.

o Direet thi
Respondent o pay the
interest an the total
amount paid by the
Complalnant at . the
prescribed  rate  of
interest -as per RERA
from - due date  of
poszezsion il date of
actual physical
possessing as  the
possession’ s bemng
denied i the
Complaimant by the
pespondest in spite of
the fact that the
Complainant has paid
Ra. 2477252 -bpainst
the total sales
consideration of  the
said  unit  Ley B
23,559,291,/

30t as must respectiully
prayed that ehls Hon'ble
Authority be plensed to
order e Bespondent
nol to eharge anvthing
which not the part of
the payment plan as
agreed-upon .

4.1\ s most respectiully
prayed Elist this Hon'ie
Authority be pledsed 1o
dirert the respondent
not o opancel  the
allotment o the
Complainant of the sad
unit

T hrect the
Respontdent 1o get the
Conveyance Deed
executed witheut
ralsing iHegal demands
from the Complainunt

6. Direct this
respondent te change
the doors: from M5
ANGLE to wooden door
frames and the main
door shall he laminated
firom both sides oz per
the specifications.

Page 9 of 39




Complaint Nos. 715 of 2025 and

others

7. Direct thi
respondent o replace
the internal wall Irom
Ash Bricks 1o 90mm
REC thick internal and
150mim thick external
wall,

BaDirect the
respondent 1o provide

sliding  doors. in  the
haléony,
9.Direct the

respandent to provide
RCC chajfa on the top
floar buildings.

L. Dipeet the
resportdent tiase good
guality material for the
constrwctlon  of  the
priject  and  follow
TIvN il the
comstructlon as  per
approved drawings;
submitted ot HRERA
form REP-PART 1.

11. Direct.  the
reipondent tw specify
a% whether they are
providing parking  as
per the amendment In
the Affordable Housing

Palicy,
6. | CR/823/2 | Reply | 803, | 09.01.2 | 31.07.20 TSC: - jl"i‘:]::’l“;;““ "“"‘l"'“;'l'.:_;
{]‘25 I"ECEiV Bu' GZ'D 23 R.‘:.23,.59.291 Responden.  to hand
; ¥ avir e possession of
edon | floor, [page (as p&l'. ; the apartment, 1., RO,
Awadesh tower | 32of | possessi | [pageno. 35 | e Flaor,
Kumar | 22,07. | /bloc | compla on of J'I:‘]’g"[f;;”;f){i il
Mishra 2025 | ki Té int) clause complaint] | amenities ant
spacifications as
‘\'FfS [PHEE' page 28 promised dn AFS I all
Renuka no. 35 of AP: - completéness  withou
: any lurther delay and
Traders of Cﬂmlillﬂl Rs.24.77,256 ot o lold délivery of
Pvt, Ltd. compl nt with /- the  possession  for
i cortaln unwanted and
amt] il ; [[]Elgﬂ 2‘9 of illegitimnate reasons and
Date of extensio | complaint] | not w free w deliver
Filing of Area: nof6 Al e il
: 2 Direct the
complaint 578.5 months Respondent 1o pay Wie
Hoo interest on the total
i : 54 m IiE}J of amaunt  paid by the
19.02.202 sq.ft. Covid Complaimant &t the

q P
5 prescribed  rte { of
[nterest as o per EERA
from  due dote  of
pssession il date of

Offer of

actugl physical
POsSsess possession ps the
- . possession s being
ton: not denien Les L
offered Complainant by the

respondent in spite of
the fact. that  the
Complainam  has  paid
He 2477256 <against
the toral sales |

Page 10 of 39




if HARERA
GURUGRAM

Complaint Nos, 715 of 2025 and
others

consideration  of the
said  wupiv  iey  Rs
23.59,291/-

3. it i most

| respectfully prayed

that  this © Hon'ble
Authority be pleased
(] arder the
Respondent not to
charpe anything
wihich not the part of
the payment plan as
apred upon

4, It is  most
respectfully  prayed
that this  Hon'ble
Authority be pleased
to dirpct the
respondent  not o
cancel the allotment
of the Complainant of
the said unit

5 Direct the
Respondent to pet
the Conveyance Deed
execiten without

riising ilepal
demands from  the
Complanant,

6. Direct the re
spondent to chanpe
the doors from MS
ANGLE Lo wooden
door frames and the
main door shall be
laminated from both
sides us per the

specifications.
7..Direct the
respondent to

replace the infternal
wall Tfromm Ash Bricks

| 90mm RCC thick

interaal and 150mm
thicl axteraae wall:

B.. et the
respondent to provide
sliding doors  in the
balcony,

9. Direct he rogpondént
to provide HI_::(.‘ chajp
o the top  fleor
huildings,

1k et thi
respondent to tise good
quality material for the
construction  of  the
project  and  ollow
1O, ol the
construction . as’ per
nppn{w_'d drawings,
submilted at HRFRA
form REI'-PART H,

11, Direct  the
respondent o specily
a5 whether they are

Page 11 of 39




P HARER”

Complaint Nos. 715 ¢f 2025 and

oM ~ . ;
=2, GURUGRAM Others

providing  parking as

per the amendment. in

the Aflordable Housing

Poligy.

7 | CR/730/2 | Reply | 103, | 01.07.2 | 31.07.20 TSO= [ GAseie copiane

4 . B

025 receiv | 1% 019 23 Rs.26,19,300 | pespondent to  hand
edon | floor, | (page | (asper /- il “‘:hg‘-zf“m"l‘ufj’f |

apartment, L, |
Pradeep | tower | 700f | possessi | [pageno. 74 | i« Eiior !
an 2 .D?+ | | Block/Tower- T2, 3 |

d 3 ‘fhlUL rEF!“?] by of reply] BHE, with the amenitles

Vandana | 2025 | k: T2 clause amd  spocifications as

Sharma [Page page 38 AP:- oo e

: completeness  witlou

V;’S no. 74 of Rs.27,50,2606 any further delgy and

Renuka of mmplai ?L nuat b hold delivery of

; ) the  possesglon  Tor

Traders I‘Upl}'f nt with [page 29 of | certain unwanted and

Pyt Ltd an Cﬂmpiaint] iHlepitimate reasons and

A t ] mot tn force o, deliver

rea: extensio an incamplete unit,

Date of 644.2 nofé 2 Direct  the

i ' Respopdent to pav the

Filing of 0o months interest an the totl

complaint sq.ft. in lieu of amount i by the

3 Complaiaant ot the

= Cﬂ\-’lﬂ] preseribed . e of

19.02.202 :;llteresllns p-ll:ir HF.R."F

rom  due it o

5 possession til date of

actual physical

Offer of possession | as  the

possess possession  is  being

iamn: denizil o the

108 6Pt Complamant by the

offered responddnt in spite af

the Tact that the
Comglainant hos  paid
Rs. 37.50.266/-against

the tital waley
consideration ol the
said unit

3 It 15 mast

respectiully  prayed
that this Hon'blé
Authority be pieased
to order the
Respondent not to
charge anything
which not the part of
the payment plan as
agreed upon

4 It is most
respectfully  prayed
that this  Hon'ble
Authority be pleased
to direct the
respondent not  to
canesl the allotment
of the Complainant of
the said unit

5. Direct P
Respondent to pet
the Conveyinee Doed
executed withuout
raising Hlegal
demands from  the

Complainont.

Page 12 ot 39
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i HARERA
GURUGRAN

Complaint Nos. 715 of 2025 and

others

i, Direct Ll
respondent b
change the doors
from M5 ANGLE to
wonden daor frames
and the main door
shall be  laminated
from hoth sides as

per the
specilications.

7..Direct the
respundent o

replace the internal
wall from Ash Bricks
to 90mm RCC thick

internal and 150mm
thick external wali,

#..Direct e
respoadent o provide
sliding doors (0 the
Baleony.

9. 00rect the respondent
to provide RCC chajin
uln the top floor
hutldings

1L irect th
responilunt to use pood
qisality meaterial lor the
construction  of  the
privect  and follow
AT of the
construetion  ag  por
approved . drawings,
sutinitted  al. HRERA
foren REPRART H,

11. Direct  the
respondent to specily
ax ‘whether they ire
providing. parking . as
por the amendiment ih
the Aflordable Housing
Policy.

CR/682/2 | Reply | 601, | 10.012[31.07.20 |  TSC:- [ kallow tho Campizies

025 receiv Gth 020 23 Rs.22.34.014 Hespondent  ta hand

edon | floor, | (page | (asper /- roogltind it

Rohit tower | 34 of | possessi | [page no.39 | e Floor

Verma | 22.07., /bloc | compla on of it Trh":';:'m:"r’;“ 2

and Pooja 2025 k: T8 int clause Cﬂmmaiﬂt] and  speeifications . as

: I

promised o AFS in @

M?}}ES}I A pagﬂf45 AP completeness  without

5 Tea; 0 = any further delay and

Renuka 548.9 complai | Rs.23,45,717 | ot o Waif fehery

Traders 21 nt with f‘ certan 1.I11'_|1.v._':|nl.rd anil

Pvt. Ltd. sg.ft. an [page 28 of 'ﬂllt;tf‘r‘;”;;‘r::";f“:;:';‘:

extensio compiaint] an-incomplete unit,

2 Bipect (ETH

Date ul"‘ nofb R T
Filing of months interect on the tolal |

‘ : - i id by the

Eﬂmplalnt f?llﬁ}é;t_ Enmr:;-lrﬂdnx:l at  the

- LOV] proseeibed  Fate of

. interest s per RERA

21,02.202 from  due dare  al
5 prssession il date af
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HARERA

Complaint Nos. 715 of 2025 and

: others
== GURUGRAM
: Offer of aclual phiyslcal
possession  as  Lhe
possess possessinn s helng
ion: not denied  t6 the

offered

Complainant by the
respondent in spite ol
the fagt  that the
Complainant has patd
R A4A5717 fsaing

the total salps
consideratlon  of  the
said  umit e, Rs
2234014,

2. It & most
respectfully  prayed
that this Hon'bla
Authority be pleased
ko order the
Respondent oot to
charge anything
which not the part of
the payment plan as
agrecd upon.

& I 15 mast
respectfully  prayved
that  this  Hon'ble
Authority be pleased
e direct the
respondent mat  to
cancel the, allotment
af the Complaimant of
the said unit

5 [irect L
Respondent  to get
the Conveyanee Deod
execuled  without
raising ifepal
demands (rom  the
Complamart.

& Direct| the re
spondent to chanpe
the doors from M3
ANGLE to wooden
door lrames and the
main door shall be
laminated from both
sides as per the

specifications.
T.Direct the
respondent 1o

replace the internal
wall from Ash Bricks
to 90min REC thick
internal and 150mm
thick external wall.

B..hirect i
respondent to provide
sliding  doors: In e
balcony,

A Hrect the respondent
to provide RCC chaja
on  the top ook
builidings. l
10 Direct this
respandent to use pood
quality material for the
constructon__ ol the

Pape 14 0of 39

&



& HARERA

GURUGRAM

Complaint Nos.

715 of 2025 and

others

' CR/449/2
025

Gajendra
Kumar
V/s
Renuka
Traders
Pvt. Ltd.

Date of
Filing of
complaint
21.02.202
5

Reply
receiv
ed on

22.07.
2025

201,
2nd
floor,
tower
/bloc
kT3
[Page
no. 34
of
compl
aint]

Area:
644.2
00
sq.ft.

01.07.2
019
(page
33 of
compla
int)

31.07.20 TSC: -

23 Rs.26,19,300
(as per /-
possessi | [page no. 74

on of reply]
clause
page 80 AP: -
of reply | Rs.27,50,268
with an /-
extensio | [page 29 of

nofé complaint]
maonths
in lieu of
Covid)
Offer of
poOssess
ion: not
offered

praject and  follow
TUHMH ol the
ml'l‘.i“'uﬁ'iﬁll'l A% I]Er
apprived drwings,
submitted ot HRERA
form REP-PAKT H.

11, Dirget the
respondent o specify
as whether they are
providing  parking s
por the amendment in
the Affordable Howsing

[attey B DL
LAllow the Complaint,
directing the

Respondent o hand
over the possession of
the apartment, Le, 201,
¥ i Floar,
Block/Tower-  TF 3
BHE: with the amenities
amd  specificatinns as
promised in AFS (o all
completeness  without
any lurther detay and
not to hald delivery af
the  pussession  for
certain unwanted and
illeaitimate reasons ond
not 1o force to deliver
an incomplete unit,

P Ditect thu
Respondent Lo pay the
interest on , the total

amount paid by the
Complainant . at  the
prescribed  rate of
interest -as. per RERA
from  dide  date  of
possesson Uil date of
actual physical

possession oS th
possessing 18 being
deded i3 the
Complainam by the
respondest in spite of
the [act that  the
Comprainant  hay  paid
Rx, 27500268 -against
the lanal sales
copslderation of  the

which not the part of
the payment plan as
agrecd upon,

4 It I8 most
respectiully  proyed
that this Hon'ble
Authority be pleased
to direct the
respondent not 1o

cancel the allotment

safd . unit  in,  Rs
26,10 300 -,

0t s omiost |
resprctiully  prayed
that ‘this Hon'ble
Anthority by pleased
10 order the
Respondent not 1o
charge anything

Fage 15 0f 39
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GURUGRAM

Complaint Nos. 715 of 2025 and
others

of the Complainant of
the said unir

o Direct the
Respondent to  get
the Conveyance Deed
executed without
raising illegal
demands  rom  the
Complainant

6, Direct the e
spondent 1o change
the doors from M5
ANGLE  to wooden
door frames and the
mam  door shall be
laminated from both
slles as  per the

specifications.
T.Direct the
respondent to

replace the mternal
witll from Ash Bricks
o 90mm RCC thick
internal and 150mm
thick external wall,

8..0irect the
respondent 1o provide
sliding doors in e
haleony,

9.Direct the responde it
to provide RCC chajjo
o the  top  floor
buildings.

10, 0irect the
respoiident to use pogd
quality material for the
construction  of  the
project  and - Tollow
1000 nf the
construction  as  per
approved  drawings]
submitted at  FIRERA
form REP-PART H.

11 [Hrect thi
respondent 1o specily
a5 whether they are
providing  parking o=
per the amendment (i
the Alfordiable Housing
Policy,

LAl the Complaint,

10 | CR/577/2 | Reply | 902, |10.07.2 | 31.07.20 |  TSC:- [ Al i

025 receiv gth 019 23 R523,59,291 Respondent o hand

At over the possission af

ed on ﬂDDF. [page [3.5 ik "{ the apartment, e, 902;

Suman tower | 34 of | possessi | [page no.37 | an Floor,

Singhand | 22.07. | /bloc | compla on of reply] E'ITIL{'“L ,-rﬁf'{ﬁ'u'....ﬂ'm,i

Arvind 2025 | k: T8 int] | clause and - specifications  as

Kumar [Page pagedd | AR oo ariel

Singh no. 36 of Rs.24,79,378 | any runh;fr dd:;!;y Lunﬂr

Vs of Sl E e i o

Renuka tumpl nt with [page 29 of certai uipwanted  and

Traders aint] an complatnt] | Uesiimasammeroieatt
Pvt. Ltd. extensio an incomplele unil.
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Complaint Nos. 715 of 2025 and

&2, GURUGRAM s

Area: | nofé 2 Dbea  thel

7 Respondent to pay the

Date of 578.5 months intereat on the talal

h . amaunt  pail by the

Flllﬁg Of 54 L ]lE.U of Compldimant  at the

complaint sq.ft. Covid) prescribed  rate  of

= interpst as per RERA

from dioe date  of

21.02.202 possesslon Ul date of

actual physical

5 Offer ﬂf possession A the

possess 5{1’55{‘.:’510[1 is nelll'.g

" ol b the

ion: not Complaimant by the

offered respondent in spite of

the fact that the
Complainant has. paid
Hs: 2479378/ -against
the tatal sales
eonsideration of  the
gsald: unit le, Rs
23.59.2914-,

L. v | s omgst
respuctiully  prayed
that this Hon'hle
Authority be pleased
ko order the
Respondent mot to
charye anything
which not the part of
the peyment plan as
agrecd upon.

4 It iz most
respectiully prayed
that this Hon'ble
Authority be pleased
Lo direct the
respontdent not  to
cancel the aliotment
of the Complainant of
the said unit

5 Ihrect the
Rospondent o get
the Conveyance Deed
exvarutad withiour
raising illegal
demands  From the
Complaimant.

6 Dircct the e
apondent Lo change
the doors from M5
ANGLE to wooden
door [rames and the
main door shall e
laminated from both
sides as per  the
specifications,
7.Direct the
respuandent L3
replace the internal
wall from Ash Bricks
to Y0mimy REC thisk
internal snd 150mm
thick external wall,

8..lires the
respondent 1o provide

Page 17 of 39 7



J HARER‘ ‘_ Complaint Nos. 715 of 2025 and
&2 GURUGRAM others

sliding duors [n ithe
halcony,

9.Direct the respondent
to provide ROC chagjn

an the top floor
buildings.

L Direct Lhe
reapondent o use good
guality material for the
comstruction of  the
project  and  follow
1005, ol the
consbructlon  as  per

dpproved drawings,
submitted at  HEERA
furm REP-PART H.

11. Mirect  the
respondent to specify
as whether they are
providing  parking as
pee the amepdiment in
the Aflordable Housing
Policy. I

Note: In the table referred above certain abbreviations have been used. They are
elaborated as follows:

Abbreviation Full form

TSC- Total Sale consideration

| AP- Amount paid by the allottee(s) ke h

The aforesaid complaints were filed against the promoter on account of

violation of the agreement to sell against allotment of units in the upcoming
project of the respondent/builder and for not handing over the possession by
the due date, seeking award of possession along with delayed possession
charges and other reliefs.

It has been decided to treat the said complaints as an application for non-
compliance of statutory obligations on the part of the promoter/ respondentin
terms of section 34.(0 of the Act which mandates the authnfity to ensure
compliance of the obligations cast upon the promoters, the allottee(s) and the
real estate agents under the Act, the rules and the regulations made thereunder.
Out of the above-mentioned cases, the particulars of case CR/715/2025 titled
as Ramesh Gugarwal V/S Renuka Traders Pvt. Ltd. are being taken into
consideration as lead case for determining the rights of the allottee(s) qua
delayed possession charges along with interest and others,

A. Project and unit related details

Page 18 of 39
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@ HARER Complaint Nos. 715 of 2025 and
o o GURUGRAM others

The particulars of the project, the details of sale consideration, the amount paid
by the complainant(s), date of proposed handing over the possession, delay
period, if any, have been detailed in the following tabular form:

CR/715/2025 titled as Ramesh Gugarwal V/S Renuka Traders Pvt. Ltd.

S.No. | Heads I Information
1; Project name  and | "Aashiyara”, Sector- 37C, Gurugram.
location
2. Project area 5 acres 'l
3, Nature of t}Tt:::_p;ijE-F_ Affordable Group Housing Project _:
4. |DTCP license no and |15 of 2018 dated 13.02.2018 valid upto
validity status 12.02.2023
I Name of licensee Renuka Traders Private Limited
RERA Registered/ not | Registered vide no. 26 of 2018 dated
registered 28.11.2018
7. | RERA registration valid | 31.01.2023 i
up to I|
8. Unit no. 503, 5% ﬂoar,_awer)b]ncl;: T6 i
[Page no. 37 of complaint]
9. |Unit measuring 578.554 sq. ft. |

[page 37 of complaint]

10. Date of execution of | 10.01.2020
buyer’s agreement (page 33 of complaint)

11. | Possession clause 7.1 Schedule for possession of the said
Unit/ Apartment - is on or before 31-
Jan-2023. The Promoter agrees and
understands that timely delivery of
possession of the Unit/ Apartiment along
with parking (if applicable) to the
Allottee(s) and the common areas to the
association of Allottee(s) or the
competent authority, as the case may be,
as provided under Rule 2(1](f) of Rules,
2017, is the essence of the Agreement. |
Page 19 of 39




Complaint Nos, 715 of 2025 and

s g GURUGRAM others

The Promoter assures to hand over
possession of the Unit/ Apartment along |
with parking (if applicable) as per agreed
terms and conditions unless there is
delay due to "Force Majeure”, Court
orders, Government policy/ guidelines,
decisions  affecting the  regular
development of the real estate project. If,
the completion of the Project is delayed
due to the above conditions, then the
Allottee(s) agrees that the Promoter
shall be entitled to the extension of time
for delivery of possession of the Unit/
Apartment. The Allottee(s) agrees and
confirms that, in the event it becomes
impossible for the Promoter to
implement the project due to Force
Majeure and  above  mentioned
conditions, then this allotment shaill
stand terminated and the Promoter shall
refund to the Allottee(s), the entire
amount received by the Promater from
the Allottee(s) within ninety days. The
promoter shall intimate the Allottee(s)
about such termination at least thirty
days prior to such' termination. After
refund of the money paid by the
Allottee(s), the Allottee(s) agrees that
he/ she shall not have any rights, claims
etc. against the Promoter and that the
Promoter shall be released and
discharged from all its obligations and |
. - L4 liabilities under this Agreement.

12. | Due date of possession | 31.07.2023

(as per possession clause page 43 of
complaint including grace period of 6
months in lieu of Covid]

13. _Payment pla-n ‘Time linked payment Plan

Page 20 of 39
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[1.

HAR ER Complaint Nos. 715 of 2025 and
£ GURUGRAM others

14. | Total consideration | Rs.23,59,291/-
[page no. 38 of complaint]
15. | Total amount paid hles.24,52,?38f-
the
complainant
16. | Occupation certificate

Not obtained

17. | Offer of possession Not offered

Facts of the complaint

The complainants have made the following submissions: -

That in the year 2019, the real estate project "Aashiyara” situated at the
revenue estate of Village Gadauli Khurd, Sector 37C, in sub-tehsil Kadipur &
District Gurugram, Haryana [hereinafter referred to as “Project”] came to the
knowledge of the complainant, through the authorized marketing
representatives of the respondent, making tall claims, assurances, and
warranties in regard to the project being developed by it, lured by the claims,
the complainant convinced to book a residential unit/flat in the project being
developed by respondent.

That the representatives of the respondent further represented that varicus
sizes of the units are available in project keeping under consideration the
different financial capacity of the customers. It was further represented that
since the project is primarily characterized under the affordable group
housing schéme, 2013 of the Haryana Government, hence the complete and
easy financial assistance are being offered by various NBFC's and banking
companies as well.

That relying upon the assurances and representations of the respondent, the
complainant agreed tﬁ buy an apartment/unit in the aforesaid projectin order

to make his dream true of owing a unit in the aforesaid preject. Thereby, the
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VL.

i HARER* Complaint Nos. 715 of 2025 and
(LR

o GUEUGRAM others

complainant booked a unit bearing no. 503, FIFTH Floor, Block/Tower- T6, 2
BHK {Type-A), having an area of 578.554 sq. ft. in the said project and paid an
amount of Rs. 1,17,965/- at the time of booking.

That the respondent executed agreement for sale dated 19.12.2019 with the
complainant for the above-mentioned unit. Despite making timely payments
in response to every demand letter, the complainant was hopeful of receiving
possession of their apartment by the delivery date specified in the clause 7.1
of the Agreement for sale, i.e., on or before 31.01.2023. However, dutl'ing
regular site visits, the cumpléinant noticed significant delays, as the
construction was not progressing according to the approved plan and
timeline. concerned by this, the complainant repeatedly brought the issue to
the respondents’ attention through personal visits, formal letters, and emails,
requesting clarity on the delay. '

That the respondents, however, merely offered vague assurances that the
apartment would be delivered as per the dates stipulated in the agreement,
without addressing the evident lack of progress on the site. Despite these
repeated promises, the respondents continuously failed and neglected to
deliver possession of the apartment within the agreed-upon timeline, causing
considerable distress and frustration for the complainant, who had acted in
good faith based on the respondents' assurances. This delay not only impacted
the Complainant's plans for securing accommodation but also led to financial
strain due. to the prolonged waiting period.

That having lost all hope in the respondents regarding the possession of the
apartment and the interest owed due to the delay of more than two years since
31.01.2023, and with their dreams of timely delivery of the flat as per the
Agreement for sale, shattered, the complainant have éppmached the

Authority seeking redressal of their grievance.

Page 22 of 39
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Ak HARER Complaint Nos. 715 of 2025 and ‘
€2 GURUGRAM i |

That the complainant have paid a substantial sum of Rs. 24,52,738/- being
more than 100% of the total sale price i.e., Rs. 23,59,291/-.

That the respondent deliberately delayed the construction of the project and

misused the complainant's hard-earned money, thereby causing them

financial and mental harassment. In the present case, the respendent

intentionally and with malafide intent delayed the delivery of the apartment

in order to extract more money from the complainant.

Relief sought by the complainants:

The complainants have sought following relief(s):

ii.

il

iv.

Allow the complaint, directing the respondent to hand over the
possession of the apartment, i.e., 503, FIFTH Floor, Bloek/Tower-
T6, 2 BHK (Type-A), with the amenities and specifications as
promised in AFS in all completeness without any further delay
and not to hold delivery of the possession for certain unwanted
and illegitimate reasons and not to force to deliver an
incomplete unit.

Direct the Respondent to pay the interest on the total amount
paid by the Complainant at the prescribed rate of interest as per
RERA from due date of possession till date of actual physical
possession as the possession is being denied to the complainant
by the respondent in spite of the fact that the complainant has
paid Rs. 24,52,738/- against the total sales consideration of the
said uniti.e, Rs. 23,59,291/-.

It is most respectfully prayed that the Authority be pleased to
order the respondent not to charge anything which not the part
of the payment plan as agreed upon.

It is most respectfully prayed that the Authority be pleased to
direct the respondent not to cancel the allotment of the
complainant of the said unit.

Direct the respondent to get the conveyance deed executed
without raising illegal demands from the complainant,

Page 23 of 39
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vi.
Vil.

viii.
ix.

Xi.

Direct the respondent to change the doors from MS ANGLE to
wooden door frames and the main door shall be laminated from
both sides as per the specifications

Direct the respondent to replace the internal wall from Ash
Bricks to 90mm RCC thick internal and 150mm thick external
wall.

Direct the respondent to provide sliding doors in the balcony.
Direct the respondent to provide RCC chajja on the top floor
buildings.

Direct the respondent to use good quality material for the
construction of the project and follow 100% of the construction
as per approved drawings, submitted at HRERA form REP-PART
H.

Direct the respondent to specify as whether they are providing
parking as per the amendment in the Affordable Housing Policy.

. On the date of hearing, the authority explained to the respondent/ promoter

about the contraventions as alleged to have been committed in relation to

section 11(4) (a) of the Act to plead guilty or not to plead guilty.

. Reply by the respondent.

. The respondent has contested the complaint on the following grounds.

That the respondent was granted with the registration certificate for the

subject project under section 5 of the RERA Act, on 28.11.2018, by the Haryana

Real Estate Regulatory Authority in pursuant to a development of the

affordable group housing project namely “AASHIYARA". The said registration

is valid up to 29.07.2025, in accordance with the statutory timeline prescribed

under the RERA Act.

That the present complaint arose out of an allotment made to the complainant

under the said project which is governed and regulated as per the Affordable

Housing Policy, 2013, notified by the Government of Haryana vide Notification

No. PF-27/4821 dated 19.08.2013, and amended vide Memo No. ZP-
1238/AD(RA)/2018/28705 dated 08.10.2018. The respondent, M/s Renuka
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HARER Complaint Nos. 715 of 2025 and
GURUGRAM vl

Traders Pvt. Ltd,, is the licensed promoter of an affordable group housing
project titled "AASHIYARA", situated in Sector 37-C, Gurugram, and has
undertaken the said development strictly in compliance with the policy
framework, licensing conditions, and approvals granted by the competent
authorities.

That it is most pertinent to mention that the complainant, desiring to purchase
a house, approached the respondent and after being fully aware of the nature,
category, and regulatory regime governing the project, submitted an
application form dated 29.12.2020, seeking allotment of a residential flat in the
said project. In the said application, the complainant expressly acknowledged
that they had independently confirmed the respondent’s statutory permissions,
including HARERA Registration No. 26 of 2018 dated 28.11.2018 and License
No. 15 dated 13.02.2018 issued by the Director General, Town and Country
Planning, Haryana, vide Endorsement No. LC-3014-PA(B)-2018/5969-80
dated 15.02.2018.

That furthermore, it is submitted that along with the application form, the
complainant also submitted a duly sworn affidavit (Page No. 9 of the application
form) declaring that they do not own any other unit, flat, or plot in any colony
developed by the Haryana Urban Development Authority (HUDA}), as per the
eligibility conditions stipulated under the Affordable Housing Policy, thereby
affirming their qualification and eligibility under the said policy. Thus, the
complainant knowingly and voluntarily opted for a unit in the project after full
disclosure and without any coercion or misrepresentation.

That in pursuance to the application, the complainant was allotted a unit in T-
6, Unit - 503, and were informed about the same vide letter dated 30.12.2019,
wherein it was mentioned that the Complainant has been allotted the unit

having area 578.554sq. ft. for a total sale consideration amount of Rs,

23,59,291/-.
Page 250f39 .
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|

That the respondent, in compliance with the applicable provisions of RERA and
the Affordable Housing Policy, 2013, made consistent efforts to ensure the
timely execution of the Agreement to Sale. Consequently, the said Agreement
was duly executed between the parties on 08.01.2021. It is respectfully
submitted that the agreement clearly defines the rights and obligations of both
parties. In particular, Clause 1.2 ef the agreement stipulates that the total price
of the unit is Rs. 23,59,291/-. It is pertinent to note that the complainant has
paid a total sum of Rs. 24,52,738/-, which includes the applicable service tax.
Therefore, the complainant’s allegation that he has paid an amount exceeding
the total sale consideration is not only incorrect but also amounts to a
deliberate concealment of material facts. Such misrepresentation appears to be
a blatant attempt to mislead this Hon'ble Authority and must be viewed
seriously. The complainant is liable to be penalized for making such false and
misleading statements.

That the respondent,'acting in absolute good faith and in full compliance with
the terms of the agreement, submits that the complainant has consistently
failed to make timely payments as per the agreed payment schedule. Initial
reminders were issued on 17.01.2020, 10.02.2020, and 24.02.2020
pursuant to the Allotment-cum-Demand Letter. This was followed by a demand
raised on 01.06.2020, which also went unanswered,. necessitating a further
reminder on 24.06.2020. Subsequently, a fresh demand was raised on
27.05.2022, following which a series of reminder letters were sent on
03.08.2022, 22.09.2022, 18.10.2022, 17.11.2022, 25.05.2023,
08.01.2024, 09.05.2024, 14.02.2025, and 07.04.2025.

That however, despite these repeated and extraordinary follow-ups over a span
of nearly three years, a sum of Rs. 37,817 /- continues to |'emaiﬁ outstanding
since 2022. This prdfunged delay, even in settling such a relatively nominal

amount, clearly reflects the complainant’s continued disregard for financial
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GURUGRAM others

:

discipline and contractual obligations. It is also pertinent to highlight that the
rest of the payments made by the complainant were also significantly delayed
and were only released after persistent reminders. This conduct demonstrates
a chronic and deliberate pattern of non-compliance, undermining the
contractual framework and causing undue inconvenience and financial strain
to the respondent.

That it is respectfully submitted that the complainant himself has failed to
adhere to the timely payment schedule as stipulated under the agreement. The
agreement between the parties is premised on a mutually enforceable
understanding that timely disbursement of payments by the allottees is crucial
for the uninterrupted and scheduled prugréss of construction activities. It is
pertinent to note that even a short delay of a few months in payment by
multiple allottees can severely affect the fund-flow necessary for the execution
of an affordable housing project. Such projects are typically execured on a "no
profit, no loss” or minimal margin basis, with financial planning in.tricately
dependent on scheduled inflows from the allottees. Thus, any deviation from
the agreed payment schedule causes a ripple effect on the working capital cycle
and construction schedule of the entire project. In the present case, not only
have the Complainants defaulted in making timely payments, but a number of
other allottees have also failed to fulfill their respective financial obligations.
These cumulative defaults have directly resulted in disruptions in the planned
construction activities and 'h:we. from time to time, necessitated adjustments in
the timelines originally envisaged. Therefore, in light of the foregoing, it is
submitted that attributing the entirety of the delay in project completion solely
to the Respondent Company is both factually erroneous and ethically
untenable. The delays, in significant part, have been cccasioned due to the

complainants’ and other allottees’ own defaults, which materially affected the
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respondent’s ability to execute the project in accordance with the pre-
determined schedule.

That the respondent has scrupulously complied with all statutory conditions
and has obtained all requisite approvals for the project. These include approval
for building plans under License No. 15 0f 2018 dated 13.02.2018, Environment
Clearance from the State Environment Impact Assessment Authority, Haryana,
vide Memo No. SEIAA/HR/2018/1105 dated20.08.2018, and a Fire Safety
Certificate for the residential towers exceeding 15 meters in height, issued by
the Fire Services Department, Haryana, vide Memo No. FS/2024/1033 dated
26.09.2024. [
That moreover, the respondent has also filed an application for occupancy
certificate for towers 1 to 11 on 11.09.2024, duly acknowledged under seal by
the Director, Tcwn & Country Planning Department, Haryana,
dated16.09.2024, demonstrating the respondent’s sincere efforts to achieve
project completion in a lawful manner.

That, instead of complying with his own obligations i.e., timely payment,
execution of the Agreement, and conclusion of registry, the complainant has
filed the present complaint before the authority, raising speculative and
baseless demands, including unjustified claims for interest and a.r?bitrar}f
requests for structural modifications that are wholly alien to the Agreement
and the Affordable Housing framework. The complaint is a clear attempt to
mislead the Authority and to pressurize the Respondent into granting
concessions that are not contractually or legally owed to them.

That the respondent, being a responsible and compliant promoter under the
Affordable Housing Policy, 2013, has acted with complete transparency,
financial discipline, and adherence to regulatory norms, and continues to
remain willing to hand over possession upon the complainant’s full compliance.

The present complaint, however, is not a bonafide grievance but a calculated
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litigation designed to bypass contractual obligations and to misuse the
remedial jurisdiction of the Authority.

That the complainant has repeatedly defaulted in making timely payments as
per the agreed payment schedule. While the complainant has selectively
referred to the ‘targeted time-frame’ for project completion in the complaint,
she has conveniently failed to disclose her own.

That the complainant has repeatedly defaulted in making timely payments as
per the agreed payment schedule. While the complainant has selectively
referred to the ‘targeted time-frame’ for project completion in the complaint,
she has conveniently failed to disclose her own consistent delays in fulfilling
financial obligations. The respondent raised multiple demands vide letters
dated 31.12.2019, 01.06.2020, 01.12.2020, 01.06.2021, 23.11.2021, and
27.05.2022 at different intervals. However, the complainant chose to ignore the
saic demands and failed to make timely payments even after the demands.
That it is respectfully submitted that the complainants themselves have failed
to adhere to the timely payment schedule as stipulated under the Agreement.
The agreement between the parties is premised on a mutually enforceable
understanding that timely disbursement of payments by the allottees is crucial
for the uninterrupted and scheduled progress of construction activities. It is
pertinent to note that even a short delay of a few months in payment by
multiple allottees can severely affect the fund-flow necessary for the execution
of an affordable housing project. Such projects are typically executed on a “no
profit, no loss” or minimal margin basis, with financial planning intricately
dependent onscheduled inflows from the allottees. Thus, any deviation from
the agreed payment schedule causes a ripple effect on the working capital cycle
and construction schedule of the entire project. In the present case, not only
have the Complainants defaulted in making timely payments, but a number of

other allottees have also failed to fulfill their respective financial ohligations.
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These cumulative defaults have directly resulted in disruptions in the planned
construction activities and have, from time to time, necessitated adjustments in
the timelines originally envisaged. Therefore, in light of the foregoing, it is
submitted that attributing the entirety of the delay in project completion solely
to the Respondent Company is both factually erroneous and ethically
untenable. The delays, in significant part, have been occasioned due to the
complainants’ and other allottees’ own defaults, which materially affected the
Respondent’s ability to execute the project in accordance with the pre-
determined schedule.

That it is pertinent to rﬁenriﬂn that the complainant has not made any payment
in a timely manner upon the issuance of demands, norwithin the stipulated
time prescribed under the payment schedule. it is further submitted that
several other allottees have similarly defaulted in meeting their payment
obligations, which has collectively hindered and delayed the progress of
construction from time to time. In such circumstances, attributing the delays
solely to the respondent is neither factually correct nor ethically justifiable.

All the averments made in the complaint were denied in toto.

Copies of all the relevant documents have been filed and placed on the record.
Their au.thfi'r.ltin:ityr is not in dispute. Hence, the complaint can be decided on the
basis of these undisputed documents and submission made by the parties.

E. Jurisdiction of the authority

The authority observes that it has territorial as well as subject matter
jurisdiction to adjudicate the present complaint for the reasons given below.

E.l  Territorial jurisdiction

As per notification no. 1/92/2017-1TCP dated 14.12.2017 issued by Town and
Country Planning Department, the jurisdiction of Real Estate Regulatory
Authority, Gurugram shall be entire Gurugram District for all purpese with

offices situated in Gurugram. In the present case, the project in question is
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situated within the planning area of Gurugram District, therefore this authority
has complete territorial jurisdiction to deal with the present complaint.

E.Il Subject matter jurisdiction

Section 11(4)(a) of the Act, 2016 provides that the promoter shall be
responsible to the allottee as per agreement for sale. Section 11(4)(a) is

reproduced as hereunder:

Section 11

(4) The promoter shall-

{a) be responsible for all obligations, responsibilities and functions
under the provisions of this Act or the rules and regulations made
thereunder or to the allottees as per the agreement for sale, or to
the association of allottees, as the case may be, till the convevance
af all the apartments, plots or buildings, as the case may be. to the
allottees, or the common areas to the association of allottees or the
competent authority, as the case may be;

Section 34-Functions of the Authority:

34(f) of the Act provides to ensure compliance of the obligations
cast upon the prometers, the allottees and the real estate agents
under this Act and the rules and regulations made thereunder.

So, in view of the provisions of the Act quoted above, the authority has complete
jurisdiction to decide the complaint regarding non-compliance of obligations
by the promoter leaving aside compensation which is to be decided by the
adjudicating officer if pursued by the complainants at a later stage.

F. Findings on the chjection raised by the respondent.
F.l Objection regarding force majeure conditions.

In CR Neo. 715/2025, 712/2025, 717/2025, 315/2025, 823/2025,
730/2025, 682/2025, 449/2025 and 577/2025, the authority has gone
through the possession clause of the agreement and observed ‘that the
promoter has proposed to hand over the possession of the subject unit on or
hefore 31.01.2023. Therefore, the due date of possession comes out to be
31.01.2023. As per HARERA notification no. 9/3-2020 dated 26.05.2020, an

extension of 6 months is granted for the projects having completion date on or
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after 25.03.2020. The completion date of the aforesaid project in which the
subject unit is being allotted to the complainants is after 25.03.2020, Therefore,
an extension of 6 months is to be given over and above the due date of handing
over possession in view of notification no. 9/3-2020 dated 26.05.2020, on
account of force majeure conditions due to outbreak of Covid-19 pandemic. As
such the due date for handing over of possession comes out to 31.07.2023.
InCR Neo. 502/2025, the builder buyer agreement was executed on
28.07.2021, it is reasonable to assume that the respondent was aware of the
prevailing circumstances and agreed to the designated timeframe for
possession accordingly. Consequently, any extension in timeframe for
handover of possession in lieu of Covid-19 cannot be granted and the due date
for handover of possession remains unaltered i.e. 31.01.2023
G. Findings on the relief sought by the complainants.

G. 1 Allow the complaint, directing the respondent to hand over the
possession of the apartment, i.e., 503, FIFTH Fioor, Block/Tower-
T6, 2 BHK (Type-A), with the amenities and specifications as
promised in AFS in all completeness without any further delay and
not to hold delivery of the possession for certain unwanted and
illegitimate reasons and not to force to deliver an incomplete unit.
G.I1 Direct the respondent to pay the interest on the total amount paid
by the complainant at the prescribed rate of interest as per RERA
from due date of possession till date of actual physical possession as
the possession is being denied to the Complainant by the
respondent in spite of the fact that the complainant has paid Rs. Rs.
24,52,738/-against the total sales consideration of the said unit i.e.,
Rs. 23,59,291 /-. ' '
The above mentioned reliefs no. G.I & G.II as sought by the complainant is being

taken together and these reliefs are interconnected.
In the present complaint, the complainants intend to continue with the project
and are seeking delay possession charges as provided under the proviso to
section 18(1) of the Act. Sec. 18(1) proviso reads asluﬁder.

‘Section 18: - Return of amount and compensation
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18(1). If the promoter fails to complete or is unable to give possession
of an apartment, plot, ar building, -
Provided that where an allottee does not intend to withdraw from
the project, he shall be paid, by the promoter, interest for every
month af delay, till the handing over of the passession, at such rate
as may be prescribed."”

(Emphasis supplied)

Clause 7.1 of the agreement for sale dated 10.01.2020 provides for handing

over of possession and is reproduced below:

"Schedule for possession of the said Unit/ Apartment - is on or
before 31-Jan-2023. The Promoter agrees and understands that
timely delivery of possession of the Unit/ Apartment along with
parking (if applicable} to the Allottee(s) and the common areas to
the association of Allottee(s) or the competent authority, as the case
IYIH_}-’ be, as provided under Rule 2(1)(f) of Rules, 2017, is the essence
of the Agrecment. The Promoter assures to hand over possession of
the Unit/ Apartment along with parking (ifapplicable ) as per agreed
terms and conditions unless there is delay due to "Force Majeure”,
Court orders, Government policy/ guidelines, decisions affecting the
regular development of the real estate project. If, the completion of
the Project is delayed due to the above conditions, then the
Allottee(s) agrees that the Promoter shall be entitled to the extension
of time for delivery of possession of the Unit/ Apartment. The
Allottee(s) agrees and confirms that, in the event it becomes
impossible for the Promoter to implement the project due to Force
Majeure and above mentioned conditions, then this alietment shall
stand terminated and the Promoter shall refund to the Allotree(s),
the entire amount received by the Pramoter from the Allottee(s)
within ninety days. The promoter shall intimate the Allottee(s) about
such termination at least thirty days prior to such termination. &fter
refund of the maoney paid by the Allottee(s), the Allottee(s) agrees
that he/ she shall not have any rights, claims etc. against the
Promoter and that the Promoter shall be released and discharged
from all its obligations and liabilities under this Agreement.”
Due date of handing over possession: In the present case, the promoter has

proposed to hand over the possession of the subject unit on or before
31.01.2023. Therefore, the due date of possession comes out to be 31.07.2023
including grace period of 6 months in lieu of Covid-19.

Admissibility of delay possession charges at prescribed rate of interest:
Proviso to section 18 provides that where an allottee does not intend to

withdraw from the project, he shall be paid, by the promoter, interest for every
Page 33 0f 39 »



29,

26.

27.

TH HARER;’JE Comnplaint Nos. 715 of 2025 and

I

=2 GURUGRAM others

month of delay, till the handing over of possession, at such rate as may be
prescribed and it has been prescribed under rule 15 of the rules. Rule 15 has

been reproduced as under.

Rule 15. Prescribed rate of interest- [Proviso to section 12, section 18

and sub-section (4) and subsection (7) of section 19]

(1)  For the purpose of proviso te section 12; section 18; and sub-
sections (4) and (7] of section 19, the “interest at the rate
prescribed” shall be the State Bank of India highest marginal cost
of lending rate +2%.:

Provided that in case the State Bank of India marginal cost of
lending rate (MCLR) is not in use, it shall be replaced by such
benchmark lending rates which the State Bank of India may fix
from time to time for lending to the general public.

The legislature in its wisdom in the subordinate legislation under the provision
of rule 15 of the rules, has determined the prescribed rate of interest. The rate
of interest so determined by the legislature, is reasonable and if the said rule is
followed to award the interest, it will ensure uniform practice in all the cases.
Consequently, as per website of the State Bank of India i.e., https://sbi.co.in, the
marginal cost of lending rate (in short, MCLR) as on date i.e, 30.09.2025 is
8.85%. Accordingly, the prescribed rate of interest will be marginal cost of
lending rate +2% i.e., Iiﬂ.BS%.

The definition of term ‘interest’ as defined under section 2(za) of the Act
provides tha‘lr; the rate of interest {.'hlurgeahle from the allottees by tfle promoter,
in case of default, shall?be equal to the rate of interest which the promoter shall
be liable to pay the allottees, in case of default. The relevant section is

reproduced below:

“(za) "interest" means the rates of interest payable by the promoter or the

allottee, as the case may be.

Explanation. —For the purpose of this clause—

(i) the rate of interest chargeable from the allottee by the promaoter,
in case of default, shall he equal to the rate of interest which the
promater shall be liable to pay the allottee, in case of default;

(ii)  the interest payable by the promaoter to the allottee shall be from
the date the promoter received the ameunt or any part thereaf till
the duate the amount or part thereof and interest thercon is .
refunded, and the interest payable by the allottee to the promoter
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shall be from the date the allottee defaults in payment to the
promoter till the date it is paid;”
Therefore, interest on the delay payments from the complainant shall be

charged at the prescribed rate i.e., 10.85% by the respondent /promoter which
is the same as is being granted to the complainants in case of delayed
possession charges.

On consideration of the documents available on record and submissions made
by both the parties, the authority is satisfied that the respondent is in
contravention of the section 11(4}(a) of the Act by not handing over possession
by the due date as per the agreement. By virtue of clause 7.1 of the agreement
for sale executed between the parties on 10.01.2020, the possession of the
subject unit was to be delivered by 31.07.2023 including grace of 6 months in
lieu of Covid. It is important to note that till date respondent-promater has not
obtained occupation certificate from the competent Authority. The authority is
of the considered view that there is delay on the part of the respondent to offer
physical possession of the subject unit and it is failure on part of the prlum{:ter
to fulfil its obligations and responsibilities as per the buyer’s agreement dated
10.01.2020 to hand over the possession within the stipulated period.

Section 19(10) of the Act obligates the allottee to take possession of the subject

unit within 2 months from the date of receipt of occupation certificate. This 2
months' of reasonable time is being given to the complainant keeping in mind
that even after intimation of possession practically he has to arrange a lot of
logistics and requisite documents including but not limited to inspection of the
completely finished unit but this is subject to that the unit being handed over
at the time of taking possession is in habitable condition. It is further clarified
that the delay possession charges shall be payable from the due date of

possession ie, 31.07.2023 till valid offer of possession after obtaining
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occupation certificate from the competent Authority plus 2 menths or actual
handing over of possession whichever is earlier.

Accordingly, the non-compliance of the mandate contained in section 11(4)(a)
read with section 18(1) of the Act on the part of the respondent is established.
As such, the complainants are entitled to delay possession charges at rate of the
prescribed interest @11.10% p.a. w.e.f. 31.07.2023 till offer of possession plus
2 months or actual handing over of possession after obtaining occupation
certificate certificate from the competent authority m': whichever is earlier, as
per section 18(1) of the Act of 2016 read with rule 15 of the rules.

G. II1 It is most respectfully prayed that the Authority be pleased to order
the Respondent not to charge anything which not the part of the
payment plan as agreed upon.

As per the provisions of the Act, 2016, a promoter is bound to adhere strictly to

the terms and conditions agreed upon with the allottee. Any additional charges,
which are not mentioned in the builder buyer agreement cannot be unllﬂtera]l}f

imposed upon the allottee. Therefore, respondent-promoter is direct 'd not to

charge anything which is not part of buyer agreement.

GIV It is most respectfully prayed that the Authority be pieased to
direct the respondent not to cancel the allotment of the

complainant of the said unit
As per the documents on record it is evident that the complainant has already

paid more than the agreed sale consideration. It is important to note that till
date the respondent has neither obtained occupation certificate nor offered
possession to the complainant. [n view of the above submissions and findings
the respondent is directed respondents not create any third-party rights nor

cancel the allotment of the subject unit. |

G.V Direct the respondent to get the conveyance deed executed without
raising illegal demands from the complainant.
As per section 11(4)(F) and section 17(1) of the Act of 2016, the promoter is

under obligation to get the conveyance deed executed in favour of the
v
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complainant. Whereas as per section 19(11) of the Act of 2016, the allottee is
also obligated to participate towards registration of the conveyance deed of the
unit in question. The respondent is directed to get the conveyance deed of the
allotted unit executed in favour of the complainant in terms of section 17(1) of
the Act of 2016 on pavment of stamp duty and registration charges as
applicable

G. VI Direct the respondent to change the doors from MS ANGLE to wooden
door frames and the main door shall be laminated from both sides as
per the specifications.

G.VII Direct the respondent to replace the internal wall from Ash Bricks to
90mm RCC thick internal and 150mm thick external wall.

G.VIII Direct the respondent to provide sliding doors in the balcony.

G.IX Direct the respondent to provide RCC chajja on the top floor buildings.

G.X Directthe respondent to use good quality material for the censtruciion
of the project and follow 100% of the construction as per approved
drawings, submitted at HRERA ferm REP-PART H.

G.XI Directthe respuﬂldent to specify as whether they are providing parking
as per lihe amendment in the Affordable Housing Policy.

. The above- mEntmnEdurEhefs no. G.VI, G.VII, G.VII, G.IX, G.X & G.X1 as sought by

the complainant is bemg taken together and these reliefs are interconnected.

In the present case, the demand to replace MS angle door frames with wooden
door frames, substitute ash brick walls with RCC walls, provide sliding balcony
doors, RCC chajjas, and appropriate parking as per the amendéd-ﬁffurdabie
Housing Policy, all fall within the scope of construction quality, adherence to
apprnvéd plans, and pammised specifications. However, to date no occupancy
certificate/completion certificate has been received from the competent
Authority. The promoter is advised to adhere to the sanctioned building plan
and the specifications|provided in the buyer agreement as well as to comply
with the Affordable Housing Policy. If there are any structural defects or other
defects in workmanskip, quality, or provision of services within five years from
the date of possession,in such cases, as per Section 14(3) of the RERA Ac't, 2016,

the promoter shall be liable to rectify such defects without further charge,

v
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within 30 days of the intimation. If the promoter fails to do so, the allottee shall

be entitled to appropriate compensation as provided under the Act.

H.

Directions of the authority

Hence, the authority hereby passes this order and issues the following

directions under section 37 of the Act to ensure compliance of obligations cast

upon the promoter as per the function entrusted to the authority under section

34(f):

il

iii.

V.

The respondent is directed to pay interest to the complainants against
the paid-up amount at the prescribed rate of 10.85% p.a. for every
month of delay from the due date of possession i.e,, 31.07.2023 till offer
of possession plus 2 months or actual handing over of possession after
obtaining occupation certificate from the competent authority or,
whichever is earlier.

The arrears of such interest accrued from 31.07.2023 till the date of
order by the authority shall be paid by the respondent/promoter to the
complainant within a period of 90 days from date of this order and
interest for every month of delay shall be paid by the promoter to the
allottees before 10™ of the subsequent mﬂnfh as per rule 16(2) of the
rules

The complainants are directed to pay outstanding dues, if any, after
adjustment of interest for the delayed period.

The rate of interest chargeable from the allottee by the promoter, in
case of default shall be charged at the prescribed rate i.c,, 10.85% by the
respondent/promoter which is the same rate of interest which the
promoter shall be liable to pay the allottees, in case of default i.e., the
delayed possession charges as per section 2(za) of the Act.

The respondent is directed to handover the possession of the unit on

payment of outstjnding dues if any, within 30 days to rt:s
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unit executed in favour of the complainant in terms of section 17(1) of
the Act of 2016 on payment of stamp duty and registration charges as
applicable.

vi. The 1:esp-:}ndent shall not charge anything from the complainants which
is not part of the agreement for sale dated 10.01.2020.

vii. The respondent-promoter is not entitled to charge holding charges
from the complainant-allottees at any point of time even after being
part of the builder buyer's agreement as per law settled by Hon'ble
Supreme Court in civil appeal nos. 3864-3889/2020 on 14.12.2020.

This decisiﬁn shall mutatis mutandis apply to cases mentioned in para 3 of this
order. |
Complaint stands disposed of.

File be consigned to registry.

Member

_#_F__,_”"—'-'—‘.’_'_F.—
/ —
Ashok Sang ;

Haryana Real Estate Regulatory Authority, Gurugram

Dated: 30.09.2025
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