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name & Address of Braneh :

wame of Customer (s)

FORMAT OF VALUATION REPORT
(To be used for all praperties af value above Jix. 5 Crores)

STATE BANK OF INDIA, $ME Branch,

Rajpur Road, Dehradun {Untarnkhand)

Mis Oberai Eduentional Trust

Registered Office 2 A, Roce Course,

Dehradun {Uttarakhand)

i
1. Introduction

Sh. Rakesh Kr. Oberai w0 Sh. Sardari Lal

al Mame of the Property Owner
rrem Oberai
B [ TRSpERY M Chasra No. = 430 Mi, 441(New No. 1000),
099 Ka, 999 Kha 1001, 1002, 1004 Ka,
Mauza HarrawalaDistt. Dehradun
—— {Uttarakahnd)
°) Purpose of Valuation To assess [air market value for S.B.l, SME
Branch, Rajpur Road, Dehradun
(Uttarakhand)
d) | Date of Inspection of Property 58" June. 2018
&) Date of Valuation Report 177 July, 2018
f) | Nameof the Developer of Property The property is owned by individual

(in case of developer built properties)

2. Physical Characteristics of the Property

a) Location of the Property
i | Nearby landmark Property located on Haridwar Road, near
Shikhar Palace ( Hotel), in Harrawala,
Diehradun
ii | Postal Address of the Property Khasra No. — 440 Mi, 44 1( New No. 1000),
999 Ka, 999 Kha 1001, 1002, 1004 Ka,
Mauza Harrawala, Distt. Dehradun
{Uttarakahnd)
iii | Area of the plot/land Net Area 4433.50 Sq. Mirs
Iv | Type of Land: Solid, Rocky, Marsh land, Solid Land
reclaimed land, Water-logged, Land locked.
V | Independent access/approach to the property Yes independent approach road is available.
elc. On three side, Located onl5 Meter wide
Haridwar road.
Vi | Google Map Location of the Property witha | Attached at Annexure- IV
neighborhood layout map
Vii | Details of roads abutting the propery Haridwar Road on West side and on North
Side Road leading to village Nakrauda.
Viii | Description of adjoining property Mixed type properties.
Ix | Plot No. Survey No. Khasra No. — 440 Mi, 44 1(New No. 1000),

999 Ka, 999 Kha 1001, 1002, 1004 Ka,
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Mauza Harawala 1

—x | Ward/Village/Taluka
1 | Sut i ¢ hradun
= Sub-Regisiry/Block Dehira ND)
B :;: District DEHRADUN (UTTARAKHA
_'rl'l__-.rﬁn other aspect MIL — U site exeepl
h]I Plinth Area, Carpet Area, and saleable are 1o | Only Land. No construclio
be mentioned separately and clarified Boundary Wall — |
c) g:;:ndnrics of the Plots 5 per Sale Fhers Plot d
Haridwar Roa
:FL‘SII'I NA. Nakrauda Road &
ot Others Propenty
South Approach Road to
others plot
d) | Location Information N- 30-25-36.32
E -78-09-44.08

3, Town Planning parameters

Master Plan provisions related to property in
terms of land use

M.D.D.A. DEHRADUN Master Plan -
2005-25

li

FAR- Floor Area Rise/FSI- Floor Space
Index permitted & consumed

NO BUILDING CONSTRUCTED AT

-

Ii

Ground coverage

SITE

Iv

Comment on whether OC- Occupancy
Certificate has been issued or not

V | Comment on unauthorized constructions if
any
Vi | Transferability of developmental rights if
any, Building by-laws provision as
applicable to the property viz. setbacks,
height restriction etc.
Vii | Planning area/zone Mussoorie Dehradun  Development
Authority
Viii | Developmental controls Mussoorie Dehradun  Development
Authority
Ix | Zoning regulations Mixed
X | Comment on the surrounding land uses and | Mixed Land use
adjoining properties in terms of uses
Xi | Comment on demolition proceedings if any | No Comments
Xii | Comment on compounding / regularization | No Comments as no construction at site
|| proceedings
| xii | Any other Aspect Nil
4. Document Details and Legal Aspects of Property
2) | Ownership Documents
i. Sale Deed, Gift Deed, Lease Deed Sale Deed / Gift Deed / Family Settlement

Deed
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[ii. TIR of the Property wided .
'i,_]'_._r Name of the Owner/s t’q::l g:k:ﬁh Kr. Oberai s/o Sh. Sardari Lal
- . Oherni
c) F}“j'“ff"}' status of frechold or leaschold Free Hold nghts
including restrictions on wransler
) !"-.}_:rllr.‘t‘ml:'lm of casement il any MN.A.
¢) | Notification of acquisition il any No
il ani[‘.::miun u.l' rfiud widening if any No
ne Heritage restriction, if any Nil
h) | Comment on transferability of the property | Complete transferable rights
- ownership
i) | Comment on existing mortgages /charges / | The legal aspects were not considered in
encumbrances on the property, if any this valuation. In this valuation ownership
has been verified from the Sale Deed/
information provided by the Bank. Bank to
obtain legal opinion from Advocate
i) Comment on whether the owners of the Not Known
property have issued any guarantee (personal
or corporate) as the case may be
k) | Building plan sanction:
Authority approving the plan - MDDA
Name of the office of the Authority -
;]ny violation from the approved Building Not Applicable
an -
1) Whether Prqpeny is Agricultural Land if yes, | Yes, Considered Non Agriculture as per
any conversion is contemplated Master Plan.
m) | Whether the property is SARFAESI Yes
compliant
. |m | a All legal documents, receipts related to N.A.
| electricity, Water tax, Municipal tax and
other building taxes to be verified and copies
i as applicable to be enclosed with the report.
. b. Observation on Dispute or Dues if any in | N.A.
I payment of bills/taxes to be reporied.
0) | Whether entire piece of land on which the Bank to obtain Legal opinion from
unit is set up / property is situated has been Advocate
mortgaged or to be morigaged.
P) | Qualification in TIR/mitigation suggested if | Not Known
| any.
|9} | Any other aspect Nil
3. Economic Aspects of the Property
8) | i. Reasonable letting value N.A, =
ii. If property is occupied by tenant No
- Number of tenants
- Since how long (tenant- wise)
L | - Status of tenancy right

corParh Francd S dstid mwf G PRESCI
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- Rent rcr:i:ivcd per month (tenant-wise) with
A companison of existing market rent
il Taxes and other outings

i. School _

ii. Medical facilities

iii. Recreational facility in terms of parks and
open space

_ N.A.
. Propenty Insurance N.A.
v- Monthly maintenance charges MN.A.
vi. Security charges N.A.
vii. Any other aspect Nil
6. Socio-cultural Aspects of the Property
a) Dﬂﬁﬂﬁmi}'e account of the location of the The property is located on Dehradun
property in terms of social structure of the Haridwar Road. Lot of development
arca, population, social stratification, activities going on in the area.
regional origin, economic level, location
of slums, squatter settlements nearby, etc.
b) | Whether property belongs to social No
mfrastructure like hospital, schoal, old age
homes etc.
7. Functional and Utilitariap Aspects of the Property
a) | Description of the functionality and utility of
the property in terms of:
1. Space allocation N.A.
ii. Storage Spaces N.A.
iti. Utility spaces provided within the N.A.
building
iv. Car Parking facility N.A.
v. Balconies, etc, N.A.
b) Any other aspect Nil
8. Infrastructure Availability
a) Infrastructure Availability Description of
aqua infrastructure availability in terms of
1. Water supply Available
ii. Sewerage/sanitation System Underground | N.A.
or Open
|| iii. Storm water drainage N.A.
b) | Description of other physical infrastructure
facilities viz.
i. Solid waste management Yes
ii. Elech'icit}f Yes available
iii. Road and public transport connectivity Road Transport available
iv. Availability of other public utilities Bank, Market available
| nearby
¢) | Social infrastructure in terms of

Available nearby
Available nearby

It is Mix area all facilities are available,

FUPﬂFMﬂ!‘W E
=]
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[0, M Marketahility of the Property

) | M "Marketability of the property in terms of
i. Locational attributes Very Good
| it. Scarcity No
iii. Demand and supply of the kind of subject | Demand and supply is average.
propeny
iv. Comparable sale prices in the locality Nol available
(b) | Any other aspect w hich has relevance on the | NIL
value or marketability of the property
10. _Elnﬂ'ril_g and Technology Aspects of the Property
)| Type of construction No construction except boundary wall
E Material & technology used N.A.
¢) | Specifications, N.A.
d) | Maintenance issucs N.A.
I [e) | Ageofthe building N.A.
" [ | Total life of the building N.A..
[g) | Extent of deterioration, N.A.
" [h)__|Structural safety N.A.
" [0 [Protection against natural disaster viz. N.A.
- carthquakes,
i) | Visible damage in the building N.A.
k) | System of air-conditioning N.A.
. [ | Provision of firefighting N.A.
m) | Copies of the plan and elevation of the N.A.
building to be included
11. Environmental Factors
a) | Useof environment friendly building N.A.
materials, Green Building techniques if any
b) | Provision of rain water harvesting N.A.
¢) | Useof solar heating and lightening systems, | N.A.
elc.,
d) | Presence of environmental pollution in the | Normal Vehicle pollution is there.

vicinity of the property in terms of industry,
heavy traffic ete.

11. Architectural and aesthetic quality of the Property

Descriptive account on whether the building
is modern, old fashioned, plain looking or
decorative, heritage value, presence of
landscape elements etc,

N.A.

13. Valuation

Methodology of valuation — Procedures
adopted for arriving at the valuation. Valuers
may consider various approaches and state

explicitly the reason for adopting particular

As per local enquiry made and from web
site i.e. 99 Acres.com-, the average market
rate of land in the area is Rs. 18,000/- per
Sq. Mtrs depending on size / location of

approach and assumptions made, basis

Plot. Since this plot is on main road and is

For Path Fmammwmmjm PageGotly
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valuation proposed by the valuer and the
Guideline value provided in the State Govt,
notification or Income Tax Gazette
Justification on variation has to be given.

ii. Details of last two transactions in the
locality/area to be provided, if available.

adopted with supporting data, comparnble approachable from three side roads, rate of
sales, and reconciliation of various factors on | land has been taken as Rs, 20,000/ per 5q.
W]"Wh_ f_innl value judgment is arrived ot Mirs.

b) Pm‘*'ﬂ“lﬂg Market Rate/Price trend of the On 99acres.com only one property is
PTE'[‘-'EH}'_’ in the locality/eity from property available for sale @Rs18000/- per Sq. Mirs
search sites viz magickbricks.com,
ngcmf.cum. makaan.com ete. il available

¢) | Guideline Rate obtained from Registrar's Govt. rates obtained From Internet attached
Dfﬁ?ﬂ"Sli_ﬂt Govi. Gazelte/ Income Tax at Annexure-11
Notification

d) Smummy of Valuation Detailed at Annexure-1
1. Guideline Value
L&r.ld:_ Rs. 7.14 Cr.

Building: Rs. NIL
ii. Fair Market Value Rs. 9.40 Cr.
iii. Realizable Value Rs. 8.00 Cr.
%‘-". Forced/ Distress Sale value. Rs. 7.00 Cr.
e) i. In case of variation of 20% or more inthe | The Circle rate of land in the area is

Rs. 16,100/- per Sq. Mtrs.

As per local enquiry made and from web
site i.e. 99 Acres.com , the average market
rate of land in the area is Rs. 18,000/~ per
Sq. Mtrs depending on size / location of
Plot. Since this plot is on main road and is
approachable from three side roads, rate of

land has been taken as Rs, 20,000/- per Sq.
Mirs.

Mot available

14. Declaration

I hereby declare that:

i. The information provided is true and correct to the best of my knowledge and belief.
ii. The analysis and conclusions are limited by the reported assumptions and conditions.

lii. We have read the Handbook on Policy, Standard and Procedures for Real Estate Valuation by
Banks and HFIs in India, 2011, issued by IBA and NHB, fully understood the provisions of
the same and followed the provisions of the same to the best of my ability and this report is in
conformity to the Standards of Reporting enshrined in the above Handbook.

iv. We have no direct or indirect interest in the above property valued.

v. We have inspected the subject property on 28.06.2018.

vi. We are registered Valuer under Section 34AB of Wealth Tax Act, 1957.

vii. We have not been depanelled or remﬂ:vad from any Bank/Financial Institution/Government

ization at any point of time in the past.

‘h"iii.{:I %ﬁﬁ:iﬂhnﬁﬁgdpmc Valuation Report (s) directly to the Bank.

Name and address of the Valuer --- Parth Financial & Industrial Consultancy Services

Branch. Office- 15-B, New Cantt. Road, Dehradun

AT -

—
A

2]

Parin Financial & Industnal
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b}

—y
c)

— T adopted with supporting data, comparable

sales, and reconciliation of various factors on
which final value judgment is arrived o,

anproachable from three b
hm:l has been taken as Rs, 20,000/~ p

Mirs. i5

1 Prevailing Market Rate/Price trend of the

property in the locality/city from property
search sites viz magickbricks.com,
gogeres.com, makonn.com ele. il available
Guideline Rate obtained from Registrar's
office/State Govt. Gazetle/ Income Tax

anly one property

On 99pcres.com
. G@Rs 18000/~ per

available for sale

e afiachcd |

Ciovl, riles obtained From Inte
at Annexure-11

Sy, Mtrs

Notification I——
3 | Summary of Valuation Detailed at Annexure-|
i. Guideline Value
Land: Rs. 7.14 Cr.
Building: Rs. NIL
ii. Fair Market Value Rs. 9.40 Cr.
iii. Realizable Value Rs. 8.00 Cr.
iv. Forced/ Distress Sale value. Rs. 7.00 Cr. :
¢) |i.Incaseof variation of 20% or more inthe | The Circle rate of land in the area 18
valuation proposed by the valuer and the Rs. 16,100/- per Sq. Mtrs.
Guideline value provided in the State Govt. | As per local enquiry made and from web
notification or Income Tax Gazetie site i.e. 99 Acres.com , the average market
justification on variation has to be given. rate of land in the area is Rs. 18,000/- per
Sq. Mtrs depending on size / location of
Plot. Since this plot is on main road and is
approachable from three side roads, rate of
land has been taken as Rs, 20,000/- per 5q.
Mirs.
ii. Details of last two transactions in the Not available
locality/area to be provided, if available.
14. Declaration
I hereby declare that:
i. The information provided is true and correct to the best of my knowledge and belief.

ii. The analysis and conclusions are limited by the reported assumptions and conditions.
iii. We have read the Handbook on Policy, Standard and Procedures for Real Estate Valuation by

Banks and HFIs in India, 2011, issued by IBA and NHB, fully understood the provisions of
the same and followed the provisions of the same to the best of my ability and this report is in
conformity to the Standards of Reporting enshrined in the above Handbook.

Organization at any point of time in the past.

iv. We have no direct or indirect interest in the above property valued.

v. We have inspected the subject property on 28.06.2018,

vi. We are registered Valuer under Section 34AB of Wealth Tax Act, 1957,

vii. We have not been depanelled or removed from any Bank/Financial Institution/Government

viii. We have submitted the Valuation Report (s) directly to the Bank.
Name and address of the Valuer -— Parth Financial & Industrial Consultancy Services

Branch. Office- 15-B, New Cantt. Road, Dehradun
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R _______-—'———________-_
Name of Valuer association of which " ae
standing. .. Institution of Valyers e Hammers are bonafide member g

Wealth Tax Registration No Pramod Bhani
V-ﬂi"!ﬂﬂg-lﬂ

Rajesh Kr. Srivastava ~ Ajay Kr. Chaturvedi
LO.V. Fellow No.- V-02/2016-17

SjgnaturEﬂftheVaIUEr..__,_”“m"_mmmm F- 26407

Date ]Tmlu]y, 2018

Mobile No+91- 9953110041, 989129

0809, 98687
Email... parthfintech@gmail.com #0206

15. Enclosures m—
'a) | Detail Valuation , ——— -
b) | Land site Plan At Annexure-1

Al Annexure-V]
At Annexure-11
-stamping with date) At Annexure-111

¢) | Govt. Circle Rates
d) | Photograph _-:d' the property (including geo

e) | Centified copy of the approved / sanctioned plan wherever N.A.
applicable from the concemed offjce

|| Google Map location of the property

Annexure-IV
g Eg:d other relevant documents/ extracts Copy of Conveyance Available with Bank
h) | Price trend of the Property in the locality/city from property Annexure-V
search sites viz Magickbricks.com, 99 Acres.com, Makan.com ete
For Parth Financial & Industial Consuylizncy S
-4
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VALUATIO

A. LAND

{. Location

7
b

Land area

DETAILS

ANNEXURE-

. Khastn No. — 440 Mi, 441( New Khasra No.

|mm- i"'gq Ka"

999 Kha, 1001, 1002, 1004 Ka, Mauza Harrawala, Distt.
Delradun (Untarakahnd)

VALUATION OF LAND

The promoters / §.B.L has provided following documents toward co

proviﬂed by Sh. Rakesh Kr. Oberai:-

Sl.MNo.

: Net Area available 4433.50 Sq. Mtrs.

llateral security to be

Details Of Properties

Total Area
as per Deed
in Sq. Mirs.

Area as per
proposal

Remarks |

Sale Deed dated 17.11.1977
execute by Sh. Jai Prakash, Sh.
Satya Prakash, Sh. Dharam
Prakash, Sh. Gian Prakash and Sh.
Vijay Prakash all sons of Sh. Ram
Kishan in favour of Sh, Rakesh Kr.
Oberai for land detailed as under:-
a. Khasra No. 440 Mi
Area 0.11 Acres
b. Khasra No. 441
Area 0.77 Acres
Total Area 0.11 +0.77 =
0.88 Acres or say 3562
Sq. Mitrs,
( New Khasra Nos 1000 for these
plots)

3562

3120

Difference
442 Sq. Mts

Gift Deed dated 12.01.2015 Gift
given by Amrish Kr. Oberai to Sh.
Rakesh Kr. Oberai. Out of Khata
No. 35 following land has been
gifted .

a. Khasra No. 1006 Ka - 1620

Sq. Mtrs.
b. Khasra No. 999 Ka — 480

2100

Ka

480 ie only | 1620
plot. No 999

For Parth Financial & Industial Consutancy $end
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—_—

SQ. Mis |
Total Aren -2100 5q. Mirs
3 | Family Partition vide deed  dated
12.01.2015 in which S}, Raokesly
Kr. Oberai got following plot / aren | 2915 2915 Nil
a. Khasta No, 999 Kpa 610
Sq. Mirs
b. Khasra No, 1001 R0
Sq. Murs
¢. Khasra No. 1002 690
Sq. Murs
d. Khasra No. 1004 Ka 1535
5q. Mts
Total Area 2915 Sq. Mtrs

TOTAL AREA OF PLOTS PROPOSED TO BE GIVEN AS COLLATORAL
SECURITY:- 3120 + 480 + 2915= 6515 Sq. Mtrs. out of these plot Net Area available
for Residential purpose (covered by boundary wall ) as per MDDA letter No.
MMDA/RTLO0707 / 18-19 dated 12.07.2018 is 4433.50 S. Mitrs,

COMMENTS:- s

1. It has been informed that out of the property acquired by sale deed dated 17.11.1977
measuring 3562 Sq. Mtrs only 3120 Sq. Mitrs is available with owner as rest of area
of 442 Sq. Mtrs has been given to family members as gift in adjustment of plots.

1. Out of Gift Deed dated 12.01.2015 only part of plots i.e. one plot measuring 480 Sq.
Mtrs is being proposed as Collateral Security.

3. Out of total Area of 6515 SQ. Mtrs as per deeds only 4433.50 5q. Mtrs is available
with Owner to be given as Collateral Security being Residential Land. Remaining
area has been left out for providing Approach Road to the owners of the Back Side
of the properties in question and is / or Agricultural Land.

4. The property is bounded by Boundary Wall of average 6 ft. Height.

3. Sazra Map indicating above is attached at Annexure -VI

l. Value as Per Circle Rate : Circle rate of the land in the area as per Circle Rate

effective from 14" January, 2018 ( as per 81, No.7- G -

12, page no 04) of Revenue Authority for Non

Agricultural Land beyond 50 Mtrs 10 350 Mur

is Rs. 14,000/- per 8q. Mirs. Adding 15 % for road

width on which property is located the effective Circle

rate is Rs. 16,100/- per Sq. Mirs. -

The cost of land as per circle rate is =

4433.50 Sq. Mitrs x 16,100

= Rs. 7,13,79,350/- or say Rs.714.00 Lakh,

For Parth Financia& mwummyﬁf Page 10 0f 17
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s¢ & shape and

r VMIATKE : As per loenl enquiry, de ending on 81
) d has been

location of plot , the market rate of lan
considered nt Rs.20,000/- per 8q. Mtrs.
Market Value of land work out to 4433.50 X 20,000/~
= s, 8,86,70,000/- or say Rs. 9.00 Cr.

T=d

3. BUILDING:

dary wall of 380 Running Meter has been constructed around the property with Ccm_f.-n_t
glocks, having pillars at regular interval, of average 6 1t height. There is One Tube well within
e boundary. The Lump sum cost of above has been considered as Rs.40.00 Lakh

TOT TVA OF ETS:
present Market Value of Land & Building = Rs. 9.00+ 0.40 — Rs. 9.40 Cr.
Realizable value of Property: 85 % of Market Value = 9.40 x 85 % = Rs. 8,00 Cr.

Distress Sale Value of Property: 75 9% of Market Value=940x75% = Rs. 7.00 Cr.

Parner
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Annexure-f11

IOTOGRAPHS OF PROPERTY OF RAKESH KR. OBERAI, SITUATED AT
' KHASRA PLOT NO. =440 M, 441, 999 KA, 999 KIIA, 1001, 1002, 1004 KA,
MAUZA HARRAWALA, DISTT. DEHRADUN (UTTARAKAHND)

\ 7

.‘-‘-‘-‘-‘--‘_-_-_‘_‘_
~—______ FRONT VIEW
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ROAD & VIEW FROM SOUTH SIDE _

TRIANGULAR AREA IS THE PROPERTY

For Parth Firaneial & Industial Consuency fleryices
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ANNEXURE-V
SITE SEARCH 9ACRES.COM

Signature and seal of Registered Valuer

Aythorized Signatory
For Parth Financia! & Industid Consutency Senfpes
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—
As per M.D.D.A report and the plan enclosed

of k'hasra no. 1000 (partly on eastern side), is
agnculturural land & rest is residential in Master

' plan 2025.

Total land area: 5124.47 sq.mt. L
Agricultural Land: 690.97 sq.mt. 4
residential Land: 4433.50 sq.mt. K

Agricultural Land (DEFGD)
690.97 sq.mt.

™
&,

Residential Land >
(AECGFEA) ~




