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“PART B SUMMARY OF THE PROJECT TIE-UP REPORT \

| Name &A—q;l_resé of Branch | State E Bank of India, HLST Branch, Gurugram ]
(Nameof Project _|GodrjHabitat
| Work Order No. & Date __| Assignment received through an email dated 09/01/2023

CONTENTS DESCRIPTION

: GENERAL DETAILS
f i. | Report prepared for State Bank of India, HLST Branch, Gurugram
i. Name of Developer/ Promoter | M/S. Godrej Properties Limited

lil. | Registered Address of the | GodrejOne, 5" Floor, Pirojshanagar Eastern Express Highway, Vikhroli
Developer as per MCA website | (East) Mumbai-400079

iv. Type of the Property Group Housing Society
V. Type of Report Project Tie-up Report
Vi Report Type Project Tie-up Report
Vii. Date of Inspection of the 25 January 2023
Property |
. viii. | Date of Assessment ' 3 February 2023
T ix Date of Report 3 February 2023
[ x Property Shown by Name Relationship Contact Number
' with Owner
i Wik g:;?;”s" Employee +91-9819872563
%y Purpose of the Report For Project Tie-up for individual Flat Financing
Xii. Scope of the Report Opinion on general assessment of Project cost and Market Price of
| Flats inventory for Project Tie-up.
Xili. Out-of-Scope of Report | @) Verification of authenticity of documents from originals or cross

| | checking from any Gowt. deptt. is not done at our end.
' | b) Legal aspects of the property are out-of-scope of this report.

¢) lIdentification of the property is only limited to cross verification from
its boundaries at site if mentioned in the provided documents.
| d) Getting cizra map or coordination with revenue officers for site

identification is not done at our end.

€) Measurement is only limited up to sample random measurement.
f)  Measurement of the property as a whole is not done at our end.
‘ g) Designing and drawing of property maps and plans is out of scope
|

of the work.
' | h) Valuation techniques and principles.
| Xiv. Documents provided for ' Documents | Decuments Provided Documents Reference
| perusal Requested No.
Total 04 Total 04 Documents
Documents provided. 04
requested.
Property Title | LC-IIl - Letter of intent for | Dated: 10/08/2017
. document i grant of license from _
/3" \

1 I \>.‘

[

e - -
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DTCP (HR Gowt.),
Haryana

Approved
Map

BR-III - Approval of
building plans Letter
from DTCP (HR Govt.)

Dated: 25/2/2019

Copy of TIR

Form LC-V - Formal
Grant of license for
setting Group Housing
Society from DTCP

Dated: 26/02/2018

Project
Approval
Letter

Copy of RERA
Registration certificate

Dated: 08/03/2019

1

Project
NOC's
issued from
the concern

Project NOC's issued
from the concern
authority

authority

XV.

Identification of the property [E]

Cross checked frorn boundaries of the property or address
| mentioned in the deed

Done from the name plate displayed on the property

QIR

Identified by the Owner's representative r

Enquired from local residents/ public

Identification of the property could not be done properly

Survey was not done \ NA

SUMMARY

Total Prospective Fair Market Value

Rs.253,50,00,000/-

i.| Total Expected Realizable/ Felch Value

Rs.215,47,50,000/-

iii.| Total

Expected Distress/
Value

Total No. of Dwelling Units

vil.

| Carpet area of the project

Forced Sale

Rs.190,12,50,000/-

46084667 sq. ft.
7,63,788.44 sq. ft.

I.| Saleable Area of the Project
| Inventory Cost as on “Date of Assessment” | Rs.704.93 Cr. to Rs. 781.31 Cr. - ]
ENCLOSURES A
Enclosure 1 Screenf.;hot of ‘the price trenq referepces of the similar related
properties available on public domain
Enclosure 2 | Google Map -
Enclosure 3 | Photographs of The property
Enclosure 4 Copy of Guideline rates o
Enclosure 5 | Other relevant documents ]
| Enclosure6 - | Consultant's Remarks
'Enclosure 7 = Survey Summary Sheet B
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m CHARACTERISTICS DESCRIPTION OF THE PROJECT

BRIEF DESCRIPTION OF THE PROJECT

This project tie-up report is prepared for the Group Housing Project “Godrej Habitat” being developed on a
total land area of 7.46875 Acres (30224.911 sq.mtr.) which is same as per zoning for the development of

' the project.

GODREJ HABITAT

MASTER LAYOUT PLAN SECTOR 3, GURLGRAM
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As per the copy of LC-V, the license under the Haryana Development & Regulation of Urban Area Act
granted to Mr. Narendra Singh Dhingra S/o Mr. Igbal Singh & PMW Estate LLP in collaboration with M/s.
Maya High Rise Pvt. Ltd. Further they have executed a Development Agreement in the name of company
M/s. Godrej Properties Limited for the development of project and also given them all the development and
selling rights of the project on the revenue sharing basis.

M/s. Godrej Properties Limited has planned to develop a modern residential group housing project in the
name of ‘Godrej Habitat’ with various modern & Civic amenities. As per the copy of RERA Registration
Certificate the project is proposed to consist of Four Towers along with EWS & Club House Unit.

As per the approved map provided to us by the Bank, developer has planned to develop 384 dwelling
units in 04 high rise towers and 68 EWS units in 01 EWS tower having different flats areas. The break-up
of Type of Unit & Size in this project as per the copy of inventory is as below:

Saleable Area
(in sq.ft.)

. +Carpet Area
L.(insqg.ft.)

32,853 51,974

B 42,680 70,631

28,294 47,691

- 28,294 47,691

1,32,120 2,17,986

_Tower2 2BHK -Type 01| 36 .. 30954 | 50,734
| 3BHK- Type 01 34 41,988
| Total (A8 72,942 |

L
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2 BHK 36 32,853 51,974
3BHK 34 42,680 70,631
Towers rasng 28 [ 44,012 74,185
| ARHK 4 18987 | 10,598
Total 102 1 25 832 2,07,388
2BHK | 36 | 32853 51,974 |
| 3 BHK T 34| 42680 70,631 |
| Tower% f2BHK | 18 | 28,294 47,691
~[aRrHK T 18 | 28294 47,691
0 Total | 106 1,32,120 2,17,986
= . Grand Towk 008 ~ 4,63,015 7,63,788

Developer has obtained most of the preliminary necessary statutory approvals from different government
agencies for the development of this modern group housing society comprising of Four Towers along with
EWS & Club House Unit. This is a modern housing society to be developed with all the basic & urban
facilities and amenities.

At present, for tower-1: superstructure up to 7™ floor has been completed, for tower -2: Construction of
Ground floor has just started. for tower- 3 Super structure has been completed and finishing work is in
progress & for tower-4 superstructure up to 7" floor has been completed. The expected date of the project
completion date is 31/03/2024 as per the RERA certificate.

The Location of The Subject Project is in a good developing sector-3, Gurugram in which other group
housing projects are also developing and some are proposed in future. Subject project is located on main
Railway Station Road which i1s approx.120 ft. wide. The subject project is also near to metro station and
airport and has good conneclivity.
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In case of discrepancy in the address mentioned in the property documents and the property shown to us
at the site due to change in zoning or administrative level at the site or client misled the valuer by providing
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the fabricated document, the progress assessment should be considered of the property shown to us at the |
site of which the photographs are also attached. Our responsibility will be only related to the progress
assessment of the property shown to us on the site and not regarding matching from the documents or
searching the property from our own. Banker to verify from district administration/ tehsil level the
identification of the property if it is the same matching with the document pledged.

This is a Project Tie-up report and not a Valuation Report. Standards and norms of valuation is not
applicable on this report. Wherever the term of valuation or anything related to it is mentioned in the report,
it is only for illustration purpose in relation to pricing assessment and should not be construed as pure
valuation assignment or for any other purpose. The main scope focused in this report is Project status.

This report only contains general assessment & opinion on the Guideline Value and the indicative, estimated
Market Value of the property found on as-is-where basis on site for which the Bank/ customer has shown &
asked us to conduct the assessment for which photographs is also attached with the report. No legal aspects
in terms of ownership or any other legal aspect is taken into consideration. It doesn't contain any due-
diligence other than the assessment of the property shown to us on site. Information/ data/ documents given
to us by Bank/ client has been relied upon in good faith. This report doesn't contain any other
recommendations of any sort.

2 LOCATION CHARACTERISTICS OF THE PROPERTY
__ i. | Nearby Landmark Near Godrej Air
| ii. | Name of similar projects available nearby with | M3M, Apna Enclave society are located in the close
| distance from this property proximity of the subject property.
iii. | Postal Address of the Project - | Godrej Habitat, Sector- 3, Gurugram, Haryana
iv. | Independent access/ approach to the property | Clear independent access is available i
~v. | Google Map Location of the Property with a | Enclosed with the Report
neighborhood layout map  Coordinates or URL: 28°29'06.5'N 77°00'51.8'E
vi. | Description of adjoining property | Other residential projects and residential colony
vii. | Plot No. / Survey No. | Refer above point 1 ' -
viii. | Village/ Zone o v a
ix. | Sub registrar | Sector -3, Gurugram . -
x. | District | Gurugram - '
xi. | City Categorization - Metro City | Urban developing
Type of Area o Residential Area
X Classification of the area/Society -Ypper Middle Class Urban developing
(Good)
Type of Area - Within urban developed area
xiii. | Characteristics of the locality . | Good = | Within urban developing zone
xiv. | Property location classification | OnWide Road | Near to Highway None
XV. Prap_e_rl_y_'Facing - South Facing
xvi. | DETAILS OF THE ROADS ABUTTING THE PROPERTY R
a) Main Road Name & Width - | Oid Railway Station Road | 120 feet |
| b) Front Road Name & width | Old Railway Station Road | 120 feet
_c) Type of‘f\pproach Road __E_!itumino__u_s _Rpad o
~ d)Distance from the Main Road Adjacent to main road
xvii. | Is property clearly demarcated by permanent/ | Yes e TN
temporary boundary on site I , _-"_'-' — \‘
& f = 1
4l B
SR ER /< ]
e ———— AN 787
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xviii. | Is the property merged or colluded with any
other property
xix. | BOUNDARIES SCHEDULE OF THE PROPERTY R
a) | Are Boundaries matched | No, boundaries ¢ are not mentioned in the documents.
b) Directions | As per Title Deed/TIR Actual found at Site
East ' NA ‘ Residential colony
~ West | - NA { Residential colony
i North 3 NA ‘ - Apna Enclave Society
South ’ . NA | Road / Entrance
‘ i A TOWN PLANNING.‘r ZONING PARAMETERS
| i | Planning Area/ Zone 'DTCP Gurgaon Manesar Urban Complex FDP -2031
i ii. Master Plan currently in force __DTCP Gurgaon Manesar Urban Complex FDP -2031
| il Municipal limits Municipal Corporatlon of Gurugram
v Developmental controls/ Authority Haryana Urban Development Authority (HUDA)
| v. | Zoning regulations | Residential - ]
i Master Plan provisions related to property in 'EBToup Housing
terms of Land use
}' vii. | Any conversion of land use done - NA Lo e
[ viii Current activity done in the property Group Housmg Socuety is under construction
‘ IX. | Is property usage as per applicable zoning | Yes, used as régl_de_nial as per zoning.
' x| Any notification on change of zoning regulation | No B
' xi. | Street Notification Residential
o xii. Status of Completion/ Occupational certificate | Not Aﬁp_liKble_at 1h_i"s"_point of project stage ‘as the
project is currently under construction phase.
i Xlii. Comment on unauthorized construction if any Not Applicable at this point of project stage as the
I project is currently under construction phase. [
xiv. | Comment on Transferability of developmental | Subjected to prior permission from competent
rights authority.
XV, Comment on the surrounding land uses & | The surroundmg propertles are current_l_yi_liemg used for |
adjoining properties in terms of uses residential & commercial purpose.
XVi. Comment of Demolition proceedings if any T :
xvii. | Comment on Compounding/ Regularization | NA o
proceedings
xviii Any information on encroachment No encroachment observed during site visit.
xix. | Is the area part of unauthorized area/ colony | No information available
4. | LEGAL ASPECTS OF THE PROPERTY
"""""""" i. Ownership documents prowded Building plans | Licenses to NA
sanction letter setup group
housing project
from DTCP
Haryana
i. | Names of the Developer/Promoter Godrej Habitat, Sector- 3, Gurugram, Haryana
iii. Constitution of the 'Property Freehold
iv. | Agreement of easement if any - Not required

S TS
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| Notice of acquisition if any and area under | No, as per general information available in the publlc '
acquisition domain
vi. | Notification of road widening if any and area | No, as per general information available in the public
under acquisition domain
vii. | Heritage restrictions, if any - I No
vii. | Comment on Transferability of the property | Freehold _
ownership "
x. | Comment on existing mortgages/ charges/ | No, Information available to us. Bank to obtain details
encumbrances on the property, if any  from the Developer
X Comment on whether the owners of the | No, Information available to us. Bank to obtain details
, property have issued any guarantee (personal or i '
from the Developer
corporate) as the case may be
xi. | Building Plan sanction: -
~a) Authority approving the plan | Haryana Urban Deveiopment Authority (HUDA)
| b) Any violation from the approved Building | Not applicable as the construction of the project is in
Plan progress .:
| xii. | Whether Property is Agricultural Land if yes, any | No not an agricultural property =
i _ conversion is contemplated 1
| xii. | Whether the property SARFAESI complamt Yes
xiv. | Information regarding municipal taxes (property | Tax name i -
tax, water tax, electricity bill) " Receipt number S
“Receipt in the name of | -
Tax amount
xv. | Observation on Dispute or Dues if any in | Not known to us
payment of bills/ taxes
xvi. | Is property tax been paid for this property | Not available. Please confi irm from the owner.
xvii. | Property or Tax Id No. ) | Not provided
Xviii. Whether entire piece of land on which the unitis | No information available.
‘ set up / property is situated has been mortgaged
or to be mortgaged ) S .
i Property presently occupied/ possessed by groem§:2522L;:n3u;;T:tly Prssasend by e sulyct
XX. e | Title verification to be done by competent advocate as
. ‘ Title verification the same is out of our scope of work.
xxi. | Details of leases if any B Not applicable - B
5 SOCIO - CULTURAL ASPECTS OF THE PROPERTY
i | Destiriplive account of the location of the High Income Group — e
property in terms of social structure of the area
in terms of population, social stratification,
regional origin, age groups, economic levels,
location of slums/squatter settlements nearby,
etc - P —— = L, R
i Whether prbpedy be!bngs to  social | No
infrastructure like hospital, school, old age
homes etc.
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i. Dramage arrangements

6. FUNCTIONAL AND UTILITARIAN SERVICES FACILITIES & AMENITIES

Yes, proposed

ii. | Water Treatment Plant

Yes, proposed

Power Supply arrangements |

iv. HVAC system

V. Security provisions

il P'er_r[lenent
! Auxiliary_ N

e —— I I

Yes/ Proposed
Yes D.G sets Proposed

"No -

Yes, proposed

Yes, proposed
Yes, proposed

Yes, proposed

Yes, proposed

vi. Lift/ Elevators
vii. | Compound wall/ Main Gate
| vii | Whether gated society
‘ ix. | Car parking facilities
x. | Internal development

‘ Garden/ Park/
| Land scraping
| deids ezt
|

Water bodies |

Internal roads |  Pavements Boundary Wall

Yes/ Proposed ¥es/Fropased

Yes/ Proposed

—_—— S ——

Yes/ P : i il
i rropased (interlocking tiles)

(Interlocking /
chequered tiles)

" Yes/ Proposed

7. | INFRASTRUCTURE AVAILABILITY

. Description of Water Infrastructure availability in terms of:

a) Water Supply

Yes, proposed

b) Sewerage/ sanitation system

Yes proposed

. c) Storm water drainage

Yes ,proposed

i, Description of other Physical Infrastructure facilities in terms of:

a) Solid waste management

Yes,proposed

b) Electricity

Yes,proposed

c) Road and Public Transport connectivity

Yes,proposed

|r d) Availability of other public utilities nearby

Transport, Market,
vicinity

Hospital etc. available in close |

| F'roxamlty & availability of cuwc amenrtres & social mfrastructure

' Availability of recreation facilities (parks
open spaces efc.)

. Railway ;
| |
School Hospital ! Market Bus Stop Station Metro Airport
~400 mtr. ~400 mtr. ~400 mtr. ~400 mtr. | ~400 mtr. ~400 mtr. ~400 mtr.

to be developed nearby.

tisa developlng area and recreational facilities are planned

8. MARKETABILITY ASPECTS OF THE PROPERTY:

I Location attribute of the subject property

Good

il Scarcity

| Similar kind of properties are available in this area.

[ area

| Market condition related to demand and |
supply of the kind of the subject property
in the area

Demand of the subject property is in accordance with the
current use/ activity perspective only which is currently
carried out in the property.

Any New Development in surrounding

No new major development in surrounding area. However
few group housing projects are umi'er_ ‘constryction.

— Se—
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. Any negativity/ defect/ disadvantages in | No
' the property/ location
vi. | Any other aspect which has relevance on | None
‘ the value or marketability of the property
9. ENGINEERING AND TECHNOLOGY ASPECTS OF THE PROPERTY:
I | Type of construction & design RCC framed pillar beam column structure on RCC slab, proposed.
il. Method of construction ' Construction proposed to be done using professional contractor
| workmanship based on architect plan
i. | Specifications N - N
| a) Class of construction [ Class B constructlon (Good) proposed
b) Appearance/ Condition of | Internal - Under construction .
structures External - Under construction
c) Roof | Floors/ Blocks Type of Roof
Four towers , 2B+G+17 Floors
(Proposed as per the master site RCC
plan)
d) Floor height Approx. 10 feet (prOposed)
e) Type of flooring Vitrified tiles, Ceramic Tiles (Proposed) -
f) Doors/ Windows | Aluminum flushed doors & windows & Wooden frame & panel
doors (proposed)
g) Interior Finishing Neatly plastered and putty coated walls (Proposed)
h) Exterior Finishing | Simple plastered walls (Proposed)
i) Interior decoration/ Special | Good looking interiors. Medium use of interior decoration.
architectural or  decorative | (Proposed)
feature
j) Class of electrical fittings Internal/ Normal quality fittings (Proposed)
k) Class of sanitary & water supply | Internal/ Normal quality f fittings (Proposed)
fittings
iv. | Maintenance issues ' Not Applicable since construction work is in progress
v. | Age of building/ Year of construction |  Under Construction Under Construction
Vi Total life of the structure/ Remaining Approx. 60-65 years
life expected s, B0-a5 eats l (F:;ter Comple:on}
vii, Extent of deterioration in the | | Not appllcable as pfolect is under construction stage
structure
viii. Protection against natural disasters | All the pfbposed structures are asumed to be_dés'ig—ned'f_o@_sh{ic_
viz. earthquakes etc. consideration for Zone IV
ix. | Visible damage in the bmldlng if any | Not appllcable as prolect is under construchon stage
X Systerh of air condmomng As per requirement by individual flat owners on their own
XI. Provision of firefi ighting Yes, proposed
Xii. "Status of Building Plans/ Maps Bulldmg plans are app?c;é_d by the concerned authority.
a) Is Building as per approved Not applicable as building structure is not completed yet.
Map :
b) Details of alterations/ deviations/ | [| Permissible Alterations | NA
illegal construction/ ) ]
| enc?roachment noticed in the -] Not permitted a{te_rat_ffon - ‘ NA e "7'; +
_ j‘" f/; \
i}’"

B 0
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~structure  from the original R
approved plan
c) Isthis being fegularszed | No mformatlon ‘provided
- 10. | ENVIRONMENTAL FACTORS:
i. | Use of environment friendly bU|!dJng""Fr"1'z_aligr_|5i§ """"" No information available to us
like fly ash brick, other green building
techniques if any
i. | Provision of rainwater harvesting | Yes. proposed o
iil. Use of solar heating and lighting systems, etc. | No mformatnon available to us.
iv. Presence of environmental pollution in the | Yes, normal vehicle & Construction pollution are
vicinity of the property in terms of industries, | present in atmosphere
| heavy traffic, etc. if any
- 11. | ARCHITECTURAL AND AESTHETIC QUALITY OF THE PROPERTY
| i Descriptive account on whether the building is | Modern structure
. modern, old fashioned, etc., plain looking or with
decorative elements, heritage value if
: applicable, presence of landscape elements,
etc.
12. | PROJECT DETAILS:
a. | Name of the Developer M/s. Godrej Properties Ltd. ]
b. | Name of the Project ‘Godrej Habitat
¢ | Total no. of Dwelling units _ 384 . e e
8 [ : | Established Builder with years long experience in market and
Developer market reputation
have successfully delivered multiple Projects.
e | Name of the Architect M/s. RSP Designer
f Architect Market Reputation Established Architect with years long expenence in market
| and have successfully delivered multiple Projects.
g. | Proposed completion date of the Project | As per HRERA Gurugram- 31/03/2024
h. | ' | Tower-1: Superstructure up to 7" floor has been completed.

Tower -2: Construction of Ground floor has just started.
Progress of the Project Tower -3: Super structure has been completed and finishing
work is in progress.

| Tower-4- Superslructure up to 7\" ﬂoor has been completed.

X High end modern apartment, [ Ordmary Apartments, [J
Affordable housing, < Club, X Swimming Pool, X Play Area,
| X Walking Trails, > Gymnasium, X Convenient Shopping,
X Parks, [ | Multiple Parks, M Kids Play Area,

Other Salient Features of the Project
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1. | Licensed area of the ¢ complete prOJect

Ground Permitted 1 4,69419 m? (15.53%)
Coverage Area | Proposed 110,578.719 m? (35%) o
UNDER FAR | REQUIRED Ai‘PAiR APPROVED |\ CHIEVED sTATUS
il Residential 52,259.604 sq. | _
; | it Tower-1: Superstructure
' ! . EWs 1,689.96 sq. mtr. | UP to 7" floor has been
‘ " Commercal | | completed.
. Shopping 150.86 sq. mtr. Tower -2: ConstrucFion
| Community | = of Ground floor has just
| Proposed Building & i started.
@ ' TOTAL J Miiltipurpose 1,457.52 sq. mtr. | Tower -3: Super structure
" ’ Hall has been completed and
—— — —{ finishin work is in
| | 55.605.73 sq. progresgs_
Total mtr. (5,98,535.09 )
! sq.) (183.98%) Tower-4: Superstructure
| ‘ A 5561384 5q mur / —-— up to 7" floor has been
'3 | S;ﬁ;d — Permitted | 4 58 62239 39 sq. M. (184%) _fo__'f_"_p_’_'emd
UNDER NON-FAR | PROPOSED A;EER APPROVED | cLiEVED STATUS
Ir h Basement | 20,726.00 sq. mtr. | Tower-1: Superstructure
Area up to 7" floor has been
Non-FAR arca Other Area 3,874.02 sq. mtr. | completed.
—Total | 24,600.88 sq. mtr. | Tower -2: Construction
(2,64,803.9 sq. ft.) | of Ground floor has just
e a : o | started.
Tower -3: Super structure
has been completed and
Total Gross Built finishing work is in
| {15 Hiom 80,206.61 sq. mtr. / 8,63,344 sq. ft. el {
| Tower-4: Superstructure
[ ' up to 7" floor has been
| f | completed ]
l ' Openf Green Minimum Required | 4,533.74 sqg. mtr. (15%) -
A | area Proposed 6,067.44 sq. mtr. - (20.07%) -
. Permitted 100-400.PPA
» | Damsity Proposed | 286 PPA - -
6. | Carpet Area | 4,63,014.54 sq. ft. (For four subject towers) (as per inventory)
7. | Saleable Area 7_6_3_788 44 4. ft. (For four subject towers) (as per inventory)

AREA DESCRIPT[ON OF THE PROPERTY

PROJECT TIE-UP REPORT

r

REINFORCING YOUR BUSINESS

7.46875 Acres (30,224.91 sq mitr. )

i i ——
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~ Total Blocks/ Floors/ Flats

" Approved as per Building Plan Actually provided ~ Current Status
- . Tower-1: Superstructure up to
7" floor has been completed.
Tower 1. 2B+G+17 floors Tower 1: 2B+G+17 floors é?:fr: d f]ibr E::'.S:::c:g;e dOf
1 Tower 2: 2B+G+17 floors Tower 2: 2B+G+17 floors J i
' Tower 3: 2B+G+17 floors Tower 3; 2B+G+17 floors Tower -3: Super structure has
Tower 4: 2B+G+17 floors Tower 4: 2B+G+17 floors ; o
been completed and finishing
work is in progress.
|
Tower-4: Superstructure up to |
j 7" floor has been completed |
2 Total no. of Flats/ Units ' 384 DU ]
3 ‘Type of Flats - | Refer to the attached sheet above
) ) Requ:red 576 ECS
4'__ xtmr::r: 3;?? Parking available E’roposed (basement) | 578 ECS ___ -— )
Surface parking 118 ECS
5. ' Land Area considered _ Subject Project: 7.46875 Acres (30 224 91 sq mtr.)
6 Area adopted on the basis of Property documents only since site measurement couldn't be
’ carried out due to the size of the property
7. | Remarks & observations, ifany | None
j : - : 80,206.61 sq. mtr. / 8,63,344 sq. ft (FAR
o el roseed uituparea | ERE o
" | Area adopted on the basis of Approved Map.
Remarks & observations, if any | None ) -

Note:

1. Area measurements considered in the report pertaining to Land & Building is adopted from relevant
approved documents only

2. Area of the large land parcels of more than 2500 sq. mtr or of uneven shape, is laken as per
property documents verificd with digital survey through google which has been relied upon.

3. Drawing Map, design & detailed estimation of the property/ building is out of scope of our services.
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PART D PROJECT APPROVAL DETAILS 3 |

REQUIRED

REFERENCE NO./ DATE STATUS

APPROVALS
Development
1. | Agreement between | Dated 6/10/2018 Provided
Owner & Developer
" ;:;r:'t' ;3 “ﬁ;;:;r:e?:;z Memo No. LC-3206-PA(B)-2017/19665
Dated:- 10.08.2017
DTCP (HR Govt.) f

Form LC-V - Formal

Grant of license for | License No. 18 of 2018

setting Group Housing | Dated 26.02.2018

‘Society from DTCP .

BR-Il - Approval of | - -

4, building plans Letter

from DTCP (HR Govt.)

| Approved building plans | Letter No. SE(HQ)242048 B

from HUDA | Dated:- 10.12.2018

N ::ﬁh; rﬁ:f:fﬂfhzrryo; NOC ID- PALMINORTH/B/102218/344239
india | Dated:- 22.10.2018

Environmental
7. | clearance NOC from | Dated 07.02.2019 Provided
SEIAA '

Noc from Forest Officer |
for Aravali Hills | Memo No. 171/0.K.
conservation area | Dated:- 01.08.2018
confirmly '
Assurance Certificate of |
9. DHBVN  for Power

Supply

NOC from Deputy i
10. | Conserver of Forests, Dated 26.7.2018 | Provided
Gurgaon (Haryana) '

' Regd. No. 11 of 2019
Copy of HRERA | Memo No.
Certificates RC/REP/HARERA/GGM/317/49/2019/11
Dated 08.03.2019
Structural Stability

i _Certificate' “ ’ _ i /ta*%q_}h Provided

E o ——
/o\w “"\\p\

Provided

Provided

Memo No. ZP-1266/JD(RD)/2019/5293

Dated:- 25.02.2019 Provided

Provided

Provided

Provided

Memo No. Ch.-78/Drg.-PLC

' Dated 15/10/2018 Provided

11. Provided

CASE NO. VIS(2022-23)-PL596-488-831 Page 15 of 42
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Important Dates

‘Client
| Intended User

| Intended Use
i

Pu rpose of Report
Scope of the Assessment

' Restrictions

VIII

Manner in which the
property is identified

: Type of Survey conducted

_ Nature of the Report

Nature/ Category/ Type/
Classification of Asset

under Valuation

Basis of
assessment
Tie up Purpose)

vi.

Present market state of the
Reason: Asset under free market transaction state

Asset assumed Total No.

~ of Dwelling Units

Property Use factor

~ Legality Aspect Factor

e S e . e

CASE NO. VIS{2022 23) -PL596-488-831

Inventory ‘
(for Project |

REINFORCING YOQUE BUSINESS -

ASSOCEATES

=

PROJECT TIE-UP REPORT

PROCEDURE OF ASSESMENT

GENERAL INFORMATIDN

Date of Inspection of | Blate bl Aasossmiant |

the Property il

25 Januaryr 2023 3 February 2023
State Bank of India, HLST Branch, Gurugram
State Bank of India, HLST Branch, Gurugram
To know the general idea on the pricing assessment trend of the property as
per free market transaction. This report is not intended to cover any other
internal mechanism, criteria, and considerations of any organization as per
their own need, use & purpose.
For Project Tie-up for individual Flat Financing
Non binding opinion on the cost assessment of the project, asertaining the
Construction status of the project and Market Price of the Flats Inventory for
which bank has asked us to do Project Tle up report.
This report should not be referred for any other purpose, by any ‘other user
and for any other date other than as specified above.
v | Done from the namepiate dlsplayed on the property '

Identified by the owner

O

V| Identified by the owner’s representative
|
|

Date of Report

3 February 2023

Enquired from local residents/ public

 Cross checked from the boundaries/ address of the property mentioned
in the documents provided to us

[] Identification of the property could not be done properly

[]  Survey was not done
Only photographs taken (No sample measurement verification),

ASSESSMENT FACTORS®

Project Tie-up e o0
Nature | Category Type
Group Housing Project Residential ~ Group Housing Socaety

Classification
Primary Basis

Residential Group Housing

Market Price Assessment & Govt. Gwdehne Value

Secondary Basis Not Applicable

Under Normai Marketable State

| o ~ Highest & Best Use Considered for
| Current/ Existing Use (in consonarice to surrounding | A = =
| use, zoning and statutory norms) | ssessme
|

|
Residential Residential | Residential “
' Assumed to be fine as per copy of the documents & information produced to |
us. However, Legal aspects of the property of any nature are out-of-scope of
' the Services. In terms of the legality, we have only gone by the documents
provided to us in good faith.
Verification of authenticity of documents from originals. or cross checking from

T T T T =T E A mTm e s e T e
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| any Govt. dept. have to be taken care by Legal expert/ Advocate.

Land Physical Factors ca= Shape _ ! Size
_____ T weguar Large
vii. | Property Location | City | Locality  Property ‘ Floor Level
Category Factor Categorization | Characteristics location
i e .~ characteristics _
. Metro City Good ~ On Wide Road Refertothe
Urban developing = Within main city " Near to Metro attached sheet
! | . Station
| Within deveIOping Not Applfcable
- Residentiglzone |
R Property Facing
: ' - South Facing
ix. | Physical Infrastructure ‘ Road and
et Water Supply | Sewjera_gef e Public
availability factors of thel - sanitation | Electricity
locality |  system e
- TR 2 SR S | connectivity
| Yes, | propc__)sed Underground Yes, proposed .' Easily available
 Availability of other public utilities =~ Availability of communication
~ nearby i facilities
i Transport, Market, Hospital etc. are Major Telecommunication Service

I available in close vicinity

X || Social structure of the area | High Income Group
| (in terms of population, |

social stratification,

regional origin, age groups,

economic levels, location

of slums/ squatter

 settlements nearby, etc.)

xi. | Neighbourhood amenities | Good

xii. ' Any New Development in |

surroundmg area
xiil. "_'rAny specific advantage/ |

drawback in the property

None

Provider & ISP connections are
available

Some group housing projects are under construction in the vicinity

Xiv.
utility Factor

Property overall usability/ Restricted to a particular use i.e., Group housmg (Residential) purpose only.

‘Do property ~ has
alternate use?

XV.

any | None. The property can only be used for residential purpose.

XV, - 8 property clearly
| demarcated by permanent/ |
' temporary boundary on |
site .

Is the property merged or | No
colluded with any other  Comments: None

| property

xviil. | Is independent access Clear independent access is available
available to the property

| Yes demarcated properly.

XVil.

—--—/ = S

@\

Wfﬁ; .
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the subject location we came to know that rates;féﬁ--r}asi_de\ntial flats in
resale in the subject locality varies from Rs.8, ?Q_@}?tb Rs.10,500/- per sq.
Bl e ) e/ T e -

xix. |Is  propetty  clearly | Yes
' possessable upon sale
xx. | Best Sale procedure to 3l Market Value
| realize maximum Value for | Free market transaction at arm's length wherein the parties, after full market
inventory sale (in respect survey each acted knowledgeably, prudently and without any compulsion.
to Present market state or |
' premise of the Asset as per |
: point (iv) above) B _ ]
xxi. | Hypothetical Sale| P ~ Market Value ]
' transaction method | Free market transaction at arm's length wherein the parties, after full market
assumed for the inventory | survey each acted knowledgeably, prudently and without any compulsion.
_ cost analysis o e — e
xxii. | Approach & Method Used i bas TR PROJECT INVENTORY :
- for inventory cost analysis Approach for assessment Method of assessment
Market Approach | Market Comparable Sales Method
xxiii. | Type of Source of ' Level 3 Input (Tertiary)
' Information -
xxiv. . Market Comparable . Mo e CRTMEGS
References on prevailing | a| Name: ' Dwarka Homes -
market Rate/ Price trend of Caontact No.: +91-8383041518
the property and Details of Nature of reference: | Property dealer
the sources fromwhere the | | Size of the Property: | Approx. similar size of our subject property |
information is gathered Location: Sector- 3, Gurugram
(from property search sites Rates/ Price informed: | 2BHK flats Rs.8,500/- to Rs.9,500/- per sg. ft. on |
& local information) saleable area & Rs.9,500/- to Rs.10,500/- per |
sq. ft. on saleable area of 3 & 4 BHK (Ongoing
basic selling price of builder/developer) for built-
up dwelling unit
Any other details/ The price of the flat depends on various physical |
Discussion held: attributes, like location, floor, amenities included,
etc.
“b|Name. | RajProperties -
Contact No.: +91 9810793251
Nature of reference: | Property Consultant
_Si'i'é of the?op_érty: ' ___Apprc')_'i,"similaf__s_ii_é of our subject property
Location: Subject Vicinity
Rates/ Price informed: | 2BHK flats Rs.8,500/- to Rs.9,500/- per sq. ft. on |
saleable area & Rs.9,500/- to Rs.10,500/- per
sq. ft. on saleable area of 3 & 4 BHK (Ongoing
| basic selling price of builder/developer) for built-
| up dwelling unit - ]
Any other details/ The price of the flat depends on various physical |
Discussion held: ‘ attributes, like location, floor, amenities included,
etc.
xxv. Adopted Rates Justification As per our discussion with the locals inhabitants and property dealers of

“VER s\ /E]
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| ft.on "supef_'aﬁ'l'tip area depending upon the various attributes of the flats. |

e —

xxvi. OTHER MARKET FACTORS

Current Market | Normal

condition ' Remarks: NA _— - )
| e e =
- Adjustments (-/+): 0%

Comment on | Easily sellable

Property Salability — .. Y s -

Outlook - s Adjustments (-/+): 0/? B -

Comment on Demand Supply

Demand & Supply Good Adequately available

in the Market Remarks: Good demand of such properties in the market )

_ fa _ Adjustments (-/+): 0%
xxvii. Any other special _Reason: NA

_consideration . | Adjustments (+/+): 0% - |
xxvii. Any other aspect NA - - g
which has |
relevance on the
value or | e e ==
marketability of the Adiustments (-/+): 0%
property

xxix. Final adjusted &
weighted  Rates
considered for the

Rs.100,00,00,000/- (~13,38,91,213/- per acres (as per the HRERA) and for 2BHK
flats Rs.8,500/- to Rs.9,500/- per sq. ft. and for 3 & 4 BHK Rs.9,500/- to |
Rs.10,500/- per sq. ft. on saleable area.

_subject property LAY e SR P |
xxx. Considered Rates | As per the thorough property & market factors analysis as described above, the |
Justification ' considered market rates for sale/purchase of flats appears to be reasonable in our |
SRR AN Opinien. s N |

xxxi.  Basis of computation & working

|

“a. In this Project Tie-up report, we have not adopted any Market Valuation of Land in this repor:r'""
since this is only a tie up report and not a project valuation report. Therefore, as such the value
of land is immaterial and have no relevance. If any Value/Market rates are enquired for the land
then the same has only been given for the reference purpose.

b. However, for Project Tie-up, Bank requires cost of Land for their internal Project approval
process. Therefore the cost of land which is Rs.100,00,00,000/- (~13,38,91,213/- per acres), has
been taken as per the information mentioned in HRERA.

c. For calcuiating FAR & NON FAR we have adopted the data as per the approved map & old |
valuation report.

d. Also, since this is a Licensed land for group housing project on which the developer has started
selling the flats which includes the proportionate land portion in each Flat sale and the buyer |
rights on the land has been created, therefore this cost of land should not be used for Project
funding especially considering the land and for Land mortgage process since land can’t be
sold as such.

e. This is a Project Tie-up report and not a Valuation Report. Standards and norms of valuation is not
applicable on this report. Wherever the term of valuation or anything related to it is mentioned in the
report, it is only for illustration purpose in relation to pricing assessment and should not be construed
as pure valuation assignment or for any other purpose. The main scope focused in this report is Project

status.
f. Assessment of the asset is done as found on as-is-where basis on the s;eig,gg@‘ﬁ?r&e‘d to us by client/
A7/ \2)
‘l.x l\ }I oy
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owner/ owner representative during site inspection by our engineer/s unless otherwise mentioned in |
the report.
' g. Analysis and conclusions adopted in the report are limited to the reported assumptions, conditions and
information came to our knowledge during the course of the work and based on the Standard Operating
Procedures, Best Practices, Caveats, Limitations, Conditions, Remarks, Important Notes, Valuation

TOR and definition of different nature of values.

" h. For knowing comparable market rates, significant discreet local enquiries have been made from our
side based on the hypothetical/ virtual representation of ourselves as both buyer and seller for the
similar type of properties in the subject location and thereafter based on this information and various
| factors of the property, rate has been judiciously taken considering the factors of the subject property,

market scenario and weighted adjusted comparison with the comparable properties unless otherwise
stated.
I. References regarding the prevailing market rates and comparable are based on the verbal/ informal/
| secondary/ tertiary information which are collected by our team from the local people/ property
' consultants/ recent deals/ demand-supply/ internet postings are relied upon as may be available or |
| can be felched within the limiled time & resources of the assignment during market survey in the
subject location. No written record is generally available for such market information and analysis has
fo be derived mostly based on the verbal information which has to be relied upon.

| J-  Market Rates are rationally adopted based on the facts of the property which came to our knowledge

| during the course of the assessment considering many factors like nature of the property, size, location,

' approach, market situation and trends and comparative analysis with the similar assets. During
comparative analysis, price assessment metrics is prepared and necessary adjustments are made on

: the subject asset.

| k. The indicative value has been suggested based on the prevailing market rates that came to our
knowledge during secondary & tertiary market research and is not split into formal & informal payment
arrangements. Most of the deals takes place which includes both formal & informal payment
components. Deals which take place in complete formal payment component may realize relatively

_ less actual transaction value due to inherent added tax, stamp registration liabilities on the buyer.

I Secondary/ Tertiary costs related to asset transaction like Stamp Duty, Registration charges,
Brokerage, Commission, Bank interest, selling cost, Markeling cost, efc. pertaining to the sale/
purchase of this property are not considered while assessing the indicative estimated Market Value.

| 'm. This report includes both, Govt. Guideline Value and Indicative Estimated Prospective Market Value

| as described above. As per the current market practice, in most of the cases, formal transaction takes

I place for an amount less than the actual transaction amount and rest of the payment is normally done
informally.

n. Area measurements considered Report pertaining to asset/ property is adopted from relevant
approved documents or sample site measurement whichever is less unless otherwise mentioned. All

area measurements are on approximate basis only.

' 0. Area of the large land parcels of more than 2500 sq. mtr. or of uneven shape in which there can be |

practical difficulty in sample measurement, is taken as per property documents which has been relied

upon unless otherwise stated.

Drawing, Map, design & detailed estimation of the property/ building is out of scope of the services.

Construction rates are adopted based on the present market replacement cost of construction and

calculating applicable depreciation & deterioration factor as per its age, existing condition &

specifications based on visual observation only of the structure. No structural, ph ysical tests have been

carried out in respect of it. No responsibility is assumed for latent defects of any nature whatsoever,

| which may affect value, or for any expertise required to disclose such conditions.

i r. Construction rates are adopted based on the plinth area rates prevailing in the mg;kg&(ggr the structure
&

. REIMFORCING YOUR BUSIMNESS
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as a whole and not based on item wise estimation or Bills of Quantity method @e v ise stated. |

8. The condition” assessment and the estimation of the residual economic lifg'6t/the stru
o s MRS BACRY il : el =
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-
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| based on the visual observations and appearance found during the site survey. We have not carried |

' out any structural design or stability Study; nor carried out any physical tests to assess structural |

i integrity & strength.

' L Any kind of unpaid statutory, utilities, lease, interest or an y other pecuniary dues on the asset or on its |
owners has not been factored in the Report. '

| u. Project tie-up report is prepared based on the macro analysis of the asset/ property considering it in ‘
totality and not based on the micro, component or item wise analysis. Analysis done is a general

assessment and is neither investigative in nature nor an audit activity.

' v. Project tie up is done for the asset found on as-is-where basis which owner/ owner representative/ !

! client/ bank has shown to us on site of which some reference has been taken from the information/

| data given in the copy of documents provided to us which have been relied upon in good faith and we ‘

a. Documents/ Information/ Data provided by the client/ property owner or his representative both writt

: & verbally is true and correct without any fabrication and has been relied upon in good faith.

- b. Local verbal enquiries during micro market research came to our knowledge are assumed to be taken i

on record as true & factual. '

' ¢. The assets and interests therein have been valued free and clear of any liens or encumbrances unless

Stated otherwise. No hidden or apparent conditions regarding the subject assets or their ownership ‘

are assumed to exist. No opinion of title is rendered in this report and a good title is assumed unless |

; stated otherwise. ‘

d. Itis assumed that the concerned Lender/ Financial Institution has asked for the Project Tie up report |
| of that property after satisfying the authenticity of the documents given to us and for which the legal |

' verification has been already taken and cleared by the competent Advocate before requesting for the

_ Project Tie up report. I/ We assume no responsibility for the legal matters including, but not limited to,

‘ legal or title concerns. '

e. Payment condition during transaction in the Project tie up report has been considered on all cash
bases which includes both formal & informal payment components as per market trend.

- . Sale transaction method of the asset is assumed as Free market transaction without any compulsion
unless otherwise mentioned while assessing Indicative & Estimated Fair Prospective Market Value of ‘
the asset unless otherwise slated.

g. This Project tie up report is prepared for the specific unit based on the assumption that complete Group
Housing Society/ Integrated Township is approved and complied with ali relevant laws and the subject !
unit is also appro ved within the Group Housing Society/ Township.

Xxxiil. | SPECIAL ASSUMPTIONS _ _ 4‘
e == Pt e — :
XV, LIMITATIONS See— - |

| None i o _ | ] |

T L rr—
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Cost of Land

| Particul - . Ci ideli
I s Mo i i (As per HRERA)
4 x Rs.2,80,00,000/- per acre
i a. | Prevailing Rate range (As per government norm- for the o

Residence Group Housing, the land
S - ._Is four times of the Agricultural land) |
| b. Deduction on Market Rate | i i
B e ado_ptgd sonsidering:al Rs.11,20,00,000/- per acre -
‘ characteristics of the property

Total Land Area/ FAR Area | : '

| d. considered (documents vs site  1.46875 Acres (30,224.91 sq. mtr.) | 7.46875 Acres (30,224.91 sq. mtr.)

survey whichever is less) |

Rs.100,00,00,000/-
~ Rs.100,00,00,000/-

i e. | Total Value of land (A) , per acre

To_t_al: R&§33,65,D_U,000!;

Note: .

For Project Tie-up, Bank requires cost of Land for their internal Project approval process. Therefore the cost of land

which is Rs.100,00,00,000/- (~13,38,91,213/- per acres), has been taken as per the information mentioned in
| HRERA.. In this Project Tie-up report, we have not adopted an y Market Valuation of Land in this report since this is
‘ only a tie up report and not a project valuation report. Therefore, as such the value of land is immaterial and have
' no relevance. If any Value/Market rates are enquired for the land then the same has only been given for the
' reference purpose.
| Also, since this is a Licensed land for group housing Project on which the developer has started selling the flats
‘ which includes the proportionate land portion also in each Flat sale and the buyer rights on the land has been
- created, therefore this cost of land should not be used for Project funding especially considering the land and for
| Land mortgage process since land can't be sold as such.

EXPECTED BUILDING CONSTRUCTION VALUE

| Particulars s FAR NON-FAR
| Raterange Rs.1,400/- to 1,800/ persq. ft. | Rs.1,000/- to 1,400/- per sq. ft
T Rate adopted ~ Rs.1,600/- persq. ft. ~ Rs.1,200/- per sq. ft.
Building | Built-up Area R 55605.73 sq. mtr. 24,600.88 sq. mtr.
Construction (5 98,535.09 sq. ft.) (2,64,803.9 sq. ft.)
Value Pricing Rs.1,600/- per Sq. ft. x 598,535.09 | Rs.1,200/- per sq. ft. x 2,64.803.9
' Calculation sq. ft. sq. ft.
| Total Value  Rs.9576,56,144- | Rs.31,77,64,680I-
a. Depr‘e;ciation perééhtage o - a NA
(Assuming salvage value % per year) Y . - (Above rep!_aceie_'m rate is calculated after deducting the prescribed depreciation)
b. | Age Factor e ot NA ]
c. | Structure Type/ Condition RCC framed structure (Proposed)/ Under Construction
(; | Construction Depreciated Rs.127,54,20,824)-
Replacement Value (B) o /_,_: :
f}[‘: {

— — R . 5 I, B3 P A LM
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Particulars

a.|Add extra for Architectural |
‘ aesthetic developments,

improvements ‘
{Add .fump sum cost) ]

Add extra for fittings & fixtures
(Doors. windows, wood work, cupboards
moc;ufar kitchen, electrical/ sanitary fittings) !
Add extra for services

(Water, Electricity, Sewerage, Main gate,
Boundary, Lift, Auxiliary power, AC, HVAC
F:rgf{gﬁmg etc.) -

Add extra for internal & external
development and other facilities
{Internal roads, Landscaping, Pavements,
Street lights, Park Area, External arca
landscaping, Land development, Approach
| Road, Play Area, efc.) _
Expected Construction Value

(C)

b

Total No. of DU

PROJECT TIE-UP REPORT

COST ASSESSMENT OF ADDITIONAL BUILDING & SITE AESTHETIC WORKS

"~ REINFORCING YOUR BUSINESS

 Expected Construction Value

Incorporated in the above
valuation

Rs.12,00,00,000/-

Rs.6,00,00,000/-

Rs.8,00,00,000/-

Rs.26,00,00,000/-

384

| Total No. of EWS Units

No information available.

Total Proposed Saleable Area for flats

7,63,788.44sq. ft.

| Launch Price = (approx.)
{Including PLC + Car Parking + EDC + IDC + Club & other
charges)

‘Builder's Selling Rate

(Including PLC + Car Parking + EDC + 1DC

> + Club & other

| charges) |
+

Market Rate in secondary sale |
(Including PLC + Car Parking + EDC + IDC + Club & other |
| charges)

Remarks

1

No information is provided

For 2BHK flats Rs.8,500/- to Rs.9,500/- per sq. ft. and for 3 &
4 BHK Rs.9,500/- to Rs.10,500/- per sq. ft. on saleable area

The value of flats in the subject locality varies from Rs.8.500/-
to Rs.10,500/- per sq. ft. on saleable area depending upon
various physical attributes and amenities available within a
group housing society. In our opinion, the same has been
considered fair and reasonable for estimating the value of
inventory of the subject project.

-
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Residential Units Sale Price (Inventory Analysis):

)
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SINEERING EONSLLTANTS (01470

FOR 2BHK APARTMENT-
Market value Market value
No of DU Saleable Total Saleable | @Rs.8,500/- @Rs.9,500/-
Tower : T 2 . -
e Flat Type in each area (in sq. area (in sq. _persq. ft. on per sq. ft. on
flat type ft.) ft.) saleable area saleable area
e Bty -' (InCr.) (incr)
Tower1 | 2BHK 36|  1,44373| 5197428 44.18 49.38
Tower 2 | 2BHK - Type 01 36 1,409.27 | 5073372 43.12 48.20
Tower3 | 2 BHK 36 1,443.73 51,974. 28 44.18 i 49.38
Tower4 | 2BHK 36| 144373 |  51,974.28 44.18 | 49.38
TOTAL 144 | | 2,06,656.56 175.66 196.32
FOR 3BHK & 4BHK APARTMENTS-
Market value Market value
No of DU Saleabie Total Saleable | @Rs.9,500/- @Rs.10,500/-
Tower . :
Naias Flat Type in each area {in sq. area (in sq. per sq. ft. on per sq. ft. on
flat type ft.) ft.) saleable area saleable area
Soe o gl i i (in Cr.) (in Cr.)
~ |3BHK 34| 207737  70,630.58 ~ 67.10 74.16
Tower 1 | 4 BHK o 18 2,649.48 47,690.64 4531 50.08
_ | 4RHK 18| 264948 |  47,690.64 4531 | 50.08
| Tower 2 | 3BHK - Type 01 | 34| 2,049.83 69,694.22 66.21 73.18
3 BHK 34| 207737 70,630.58 67.10 74.16
Tower 3 | 4 BHK 28 2,649.48 74,185.44 70.48 | 77.89
4 RHK 4| 264948 1059792 1007 | 11.13
. 3 BHK ) 34| 2,077.37 70,630.58 | 6710 74.16|
Tower4 | 4 BHK B 18| 264948 |  47,690.64 | 4531 50.08
_____ aruk | 18|  2,649.48 |  47,690.64 4531 50.08
TOTAL 240 = 1 5,57,131.88 | 529.28 584.99
GRAND TOTAL 384 7,63,788.44 781.31 |

704.93
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Particulars

a. | Land Value (A)

Total Add (A+B+C)

Additional Premium if any

f
| Details/ Justification

b. | Structure Construction Value (B)
c. | Additional Aesthetic Works Value (C)
d

| Deductions charged if any

|t e e T
Total Indicative & Estimated |
9: Prospective Fair Market Value |
.~ h | Rounded Off I
‘ _ Indic_atiue & Estimated PrOSpéctlve_Fair | -
i g | Market Value in words |

] :
j. | Expected Realizable Value

PROJECT TIE-UP REPORT

Govt. Circle/ Guideline

Value

Rs.83,65,00,000/-

Rs.83,65,00,000/-
NA

‘ Expected Distress Sale Value

&

Indicative & Estimated
Prospective Market Value

Rs.100,00,00,000/-
© Rs.127,54,20,824/-
~ Rs.26,00,00,000/-
' Rs.253,54,20,824/-
.

Rs.253,54,20,824/-

* Rs.253,50,00,000/-

More than 20%

Rupees Two Hundred & Fifty
Three Crores Fifty Lakhs

Rs.215,47,50,000/-

Rs.190,12,50,000/-

Percentage difference between Circle ‘
. Rate and Market Value

Likely reason of difference in Circle
m. | Value and Fair Market Value in case

of more than 20%

n. | Concluding Comments/ Disclosures if any

| factors._

BATE e —_ e ——— e 5 e

CASE NO. VIS(2022-23)-PL596-488-831

b. The subject property is a Group Housing project.

| Circle rates are determined by the District administration as |

‘ per their own theoretical internal policy for fixing the minimum
valuation of the property for property registration tax
collection purpose and Market rates are adopted based on
prevailing market dynamics found as per the discrete market
enquiries which is explained clearly in Valuation assessment

“a. The latest guidelines for the building construction are not available on the U.P. government’s
website so we have only considered for land valuation.

¢. We are independent of client/ company and do not have any direct/ indirect interest in the property.

d. This Project tie up report has been conducted by R.K Associates Valuers & Techno Engineering
Consultants (P) Ltd. and its team of experts.

In this Project Tie-up report, we have not adopted any Market Valuation of Land in this report since
this is only a tie up report and not a project valuation report. Therefore, as such the value of land is
immaterial and have no relevance. If any Value/Market rates are enquireg{fér)“me "Iaﬁd\then the
same has only been given for the reference purpose. % :

b .‘/‘*;-7/—— \:*:\“ S
{5 12 ]
/:._-‘)

e\ 5
N e
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f. Also, since this is a Licensed land for group housing Project on which the developer has started
selling the flats which includes the proportionate land portion also in each Flat sale and the buyer
rights on the land has been created, therefore this cost of land should not be used for Project funding
especially considering the land and for Land mortgage process since land can't be sold as such.

g. Thisis a Project Tie-up report and not a Valuation Report. Standards and norms of valuation is not
applicable on this report. Wherever the term of valuation or anything related to it is mentioned in
the report is only for illustration purpose in relation to pricing assessment and should not be
construed as pure valuation assignment or for any other purpose. The main scope focused in this
report is Project status.

h.  This Project Tie-up is done for the property found on as-is-where basis as shown on the site by the
Bank/ customer of which photographs is also attached with the report,

i.  Reference of the property is also taken from the copies of the documents/ information which
interested organization or customer could provide to us out of the standard checklist of documents
sought from them and further based on our assumptions and limiting conditions. All such information
provided to us has been relied upon in good faith and we have assumed that it is true and correct.
However, we do not vouch the absolute correctness of the property identification, exact address,
physical conditions, etc. based on the documents provided to us since property shown to us may
differ on site Vs as mentioned in the documents or incorrect/ fabricated documents may have been
provided to us.

| J. Legal aspects for eg. investigation of title, ownership rights, lien, charge, mortgage, lease,
verification of documents from originals or from any Gowt. department, etc. has to be taken care by
legal experts/ Advocates and same has not been done at our end.

k. The pricing assessment of an asset is an estimate of the worth of that asset which is arrived at by
the Valuer in his expert opinion after factoring in multiple parameters and externalities. This may
not be the actual price of that asset and the market may discover a different price for that asset.

I This report only contains opinion based on technical & market information which came to our
knowledge during the course of the assignment. It doesn’t contain any recommendations.

m. This report is prepared following our Standard Operating Procedures & Best Practices and will be
subject to Limitations, Conditions, Valuer's Remarks, Important Notes, Valuation TOS and basis of
computation & working as described above.

n. The use of this report will become valid only after payment of full fees as per the Payment Terms.
Using this report or any part content created in this report without payment of charges will be seen
as misuse ahd unauthorized use of the report.

IMPORTANT KEY DEFINITIONS

Fair Value suggested by the competent Valuer is that prospective estimated amount in his expert &
prudent opinion of the subject asset/ property without any prejudice after he has carefully & exhaustively
evaluated the facts & information came in front of him or which he could reasonably collect during the
course of the assessment relaled to the subject asset on an as-is, where-is basis in its existing
conditions, with all its existing advantages & disadvantages and its potential possibilities which is just &
equitable at which the subject asset/ property should be exchanged between a willing buyer and willing
seller at an arm’s length transaction in an open & unrestricted market, in an orderly transaction after
proper marketing, wherein the parties, each acted knowledgeably, prudently without any compulsion on
the date of the Report. s Vg

)\
Fair Value without using the term “Market” in it describes that the value s:ﬁggsted by %-Va{qe[_@qx
N o vy }:

| o)
%\.5} l.\- ‘ rv—\:‘_ /
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| not mandatorily follow or may not be in complete consonance to the established Market in his expert |
| opinion. It may or may not follow market dynamics. But if the suggested value b y the valuer is not within
the prevailing Market range or is assessed for an asset Is located in an un-established Market then the
valuer will give reasonable justification & reasoning that for what reasons the value suggested by him
| doesn't follow the prevailing market dynamics.

Fair Market Value suggested by the competent Valuer is that prospective estimated amount in his
expert & prudent opinion of the subject asset/ property without any prejudice in consonance to the
Market dynamics after he has carefully & exhaustively evaluated the facts & information came in front
of him or which he could reasonably collect during the course of assessment related to the subject asset
on an as-is, where-is basis in its existing conditions, with all its existing advantages & disadvantages
and its potential possibilities which is just & equitable at which the subject asset/ property should be
exchanged between a willing buyer and willing seller at an arm’s length transaction in an open &
unrestricted market, in an orderly transaction after proper marketing, wherein the parties, each acted
knowledgeably, prudently without any compulsion on the date of the Report.

EBASSOCIATES"

VALLERS & TECHNG ENGINFERING CONSUE TAt LR

PROJECT TIE-UP REPORT i ”g%;%” REINFORCING YOUR BUSINESS

Here the words “in consonance to the established Market” means that the Valuer will give opinion within
the realms & dynamics of the pre vailing market rates after exhaustively doing the micro market research.
However due to the element of “Fair’ in it. valuer will always look for the factors if the value should be
| better than the market realms which is Just & equitable backed by strong Justification and reasoning.

Market Value suggested by the competent Valuer is that prospective estimated amount which is
average price of the similar comparable assets prevailing in an open & established market during the
near period of the date of valuation at which the subject assel/ property should be exchanged between
a willing buyer and willing seller on an as-is, where-is basis in its existing conditions, with all its existing
advantages & disadvantages and its potential possibilities at an arm’s length transaction in an open,
established & unrestricted market, in an orderly transaction, wherein the parties, each acted without any
compulsion on the date of the Valuation.

Using the term “Market Value” without “Fair’ omits the elements of proper marketing, acting
knowledgeably & prudently.

Market and market participants can be sentimental, inclined fowards the transaction without the element
of complete knowledge & prudence about facts or due diligence of the asset therefore “each acted
knowledgeably, prudently” has been removed from the marker Value definition.
Realizable Value is that minimum prospective estimated value of the asset/ property which it may be
able to fetch at the time of actual property transaction factoring in the element of discount due to the
prospects of deep negotiations between the buyer & seller when the parties in-principally find Fair Market
Value reasonable and sits together to close the deal and the {ransaction across the table. Discount
percentage on the Fair Market Value due to negotiation will depend on the nature, size, various salability
prospects of the subject assel, the needs of the buyer & the seller and kind of payment terms. In some
of the cases Realizable and Fair Market Value may also be equal.
Distress Sale Value* is that value when the property is attached with any process such as mortgaged
financing, financial or operational dues which is under any stress condition or situation and the
stakeholders are under process of finding resolution towards it to save the property from being attached
to a formal recovery process. In this type of sale, minimum fetch value assessed will always be less than
the estimated Fair Market Value where the discount of percentage will depend upon various
circumstances and factors such as nature, size, salabilily prospects of the property and kind of
encumbrance on the property. In this type of sale, negotiation power of the buyer is always more than
the seller and eagerness & pressure of selling the property will be more on the seller than the buyer.
Liquidation Value is the amount that would be realized when an asset or group of assets are sold due
to any compulsion or constraints such as in a recovery process guided by statute:, law.or i‘egaf process,
clearance sale or any such condition or situation thereof where the pressure of selling the asset/ property

," o o
.}f.‘.‘/
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is very high to realize whatcver maximum amount can be from the sale of the assets in a limited fime
for clearance of dues or due to closure of business. In other words, this kind of value is also called as
forced sale value. - -

Difference between Costs, Price & Value: Generally, these words are used and understood
synonymously. However, in reality each of these has a completely different meaning, premise and also
having different definitions in professional & legal terms. Therefore, it is our professional responsibility
to describe the definitions of these words to avoid ambiguity & confusion in the minds of the user of this
report.

The Cost of an asset represents the actual amount spend in the construction/ actual creation of the
asset.

The Price is the amount paid for the procurement of the same asset.

The Value is defined as the present worth of future rights in the property/ asset and is a hypothetical or
notional price that buyers and sellers are most likely to conclude for a good or service. Value is not a
fact, but an estimate of the likely price to be paid for a good or service at a given time in accordance
with a particular definition of value.

Therefore, in actual for the same asset/ property, cost, price & value remain different since these terms
have different usage & meaning.

Enclosures with the Report:

» Enclosure I: Screenshot of the price trend references of the similar related properties available on
public domain

e Enclosure Il: Google Map Location

e Enclosure lll: Photographs of the property

e Enclosure IV: Copy of Circle Guideline Rate

» Enclosure V: Other Relevant Documents/Articles taken for reference Enclosure VI: Consultant's
Remarks

B ——— I e — - TS [z
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IMPORTANT NOTES

DEFECT LIABILITY PERIOD - In case of any query/ issue or escalation you may please
contact Incident Manager by writing at valuers@rkassociates.org. We try our level best to
ensure maximum accuracy in the Calculations done, Rates adopted and various other data
points & information mentioned in the report but still can't rule out typing, human errors,
assessment or any other mistakes. In case you find any mistake, variation, discrepancy or
inaccuracy in any data point mentioned in the report, please help us by bringing all such points
into our notice in writing at valuers@rkassociates.org within 30 days of the report delivery, to
get these rectified timely, failing which R.K Associates shouldn'’t be held responsible for any
fnaccuracy in any manner. Also, if we do not hear back anything from you within 30 days, we
will assume that the report is correct in all respect and no further claim of any sort will be
entertained thereafter. We would welcome and appreciate your feedback & suggestions in
order to improve our services.

Our DATA RETENTION POLICY is of ONE YEAR After this period, we remove all the
concerned records related to the assignment from our repository. No clarification or query can
be answered after this period due to unavailability of the data.

COPYRIGHT FORMAT - This report is prepared on the copyright format of R.K Associates to
serve our clients in the best possible way. Legally no one can copy or distribute this format
without prior approval from R.K Associates. It is meant only for the organization as mentioned
on the cover page of this report. Distribution or use of this format or any content of this report
wholly or partially other than R.K Associates will be seen as unlawful act and necessary legal
action can be taken against the defaulters.

IF REPORT IS USED FOR BANK/ Flis

NOTE: As per IBA Guidelines in case the valuation report submitted by the valuer is not in
order, the banks / Fls shall bring the same to the notice of the valuer within 15 days of
submission for rectification and resubmission. In case no such communication is received, it
shall be presumed that the valuation report has been accepted.

At our end we have not verified the authenticity of any documents provided to us. Bank
is advised to verify the genuineness of the property documents before taking any credit
decision.

Terms of Services & Consultant’s Important Remarks are available at

www.rkassociates.org for reference.

_ SURVEY ANALYS  REVIEWER

Parveen Sharma
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ENCLOSURE 1: PRICE TREND REFERENCES OF THE SIMILAR RELATED
PROPERTIES AVAILABLE ON PUBLIC DOMAIN
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ENCLOSURE 3: PHOTOGRAPHS OF THE PROPERTY
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D. Ware House to Two Times of agriculture Collector Rates,
2. Land falling on Gurugram Badll Road and Gurugram to Pataud! Road and Gurugram Farrukhnagar Road,
3. Land falling on NH/NPR the value of land wilt be 25% more upto depth of  Acres,
4. Land fess then 1300 Sq, Yd, will be treated as residential for stamp duty collection,
Abbrivation: - NH: - National Highway

STHW: - State Highway

sodjc)

Gurug

L .'.rryhlné for which change of fand use [CLUI has been ohtalned the follow:r,g rate will be applicable

the value of land will be 10% more upta depth of 2 Acres.

urugram
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: OTHER RELEV

ANT DOCUMENTS

DOCUMENT 1: LICENSE

FORM LC -V
(Sec Rule 12)
HARYANA GOVERNMENT
TOWN AND COUNTRY PLANNING DEPARTMENT

Licemse No. /2 of2ms

This Licease ix bereby granted undes the Huysma Develo and Regulation of
Litban Arcas Act, 1975 & the Rales 1976, made thereunder lo Sh. Naringer Singh Dhingrs 8% Sh. Tqtal
g PMW Estate LLP in collshoration with Maya High Rise Pon, Ltd, 13, Feroce Candhi Road
Lajpat Nagar-ill, New Dethin24 for thedevelopment of group hewsing coleny (under Left Over Pocket
Palicy datod 14.06.2012) over an wes measuting 246875 ncres in the fevenve estate of village
Curugram, Seclor 3, Gu nigram Manesae Urkan Complex,

i The paticulirs of the Jand, whercin the alaresaid Grovp Housing Coleay is w be 3¢ up, are
given in the Schedule annexed hereto and duly signed by the Dirvcior Gereral, Town &
Ceuntry Plazning, Haryana

z The Licenic is granted subject 10 the following conditiens-

3 That Iae Group Housing Colony wall be aid out in confirmation 1o the apprived layouy
Butlting plan gnd developmcnt works will be executed in atcordence o the designs and
tpecifications thawn in the spgreved plans, which will be sudbmiced for appeovnl within three
months freen isnunce of the icense in the office of sompetent suthesity,

B That the conditions of the rgreemonts alreacy executed ars duly fulfilled and the provisions of
Haryana Oesclopment and Regulation of Urhan Aress Act, 1975 and the Rules 1976 made
Lrereender are duly conngliod vtk

¢ Taztthe compacy shall deposiy the Infrastruchazal Deyelopment Charges (8 Re 6244 poe sqm,
e group bausing compozent and Ra. 10005 per sqm for cemmertial semponent in teo equal
wsiailments Fiet within 60 days from issusnee of lieense ed second within s14 mosths
througs Bark Draft in favous of the Mirecror Gepersl, Tewn & Courtry Plannirg, Haryans
payable at Chandigarh In failuss of whish, an interent 8% per annuen Tur deliy petiod shall
be paia. The said chaeges will be applacable on Cie peomibted covered aren on g Soces,

4 T3 e Sluning uader the seatar rauds and resticted bt £ groen bel, if any, which funus pant
of liceased area and in liew of which beselit 1o the exteat permissibic 05 per poliy lowards
FAR 0 being granted, shall be gansferred froe of vist & the Govt

That EDC have been ¢alcutsted ca the bosis of EDC Indexation Mechasiom Policy dated
PLO2.2006, wiich stands approved By cabinetl If fiere will be any change and delay in tee
amendmest i the AclRules wrt the said rutes, then differentis) amount from the oeiginal ¥
ealentation will requared te be depasited per demand,

o

£ 1rs bana puarantse of [nlerma) Develepment Warks hag been werked out on o interim rates
and you will have 1o submit the 22diticnal dank Buaeanice, of any requived 21 the time of
sppraval of Servive PlavEstimate, With an Increase 1 the cost of construstivn und increass ia
the puriber of facitities in Layout Pl you would be required to fumish an sidiional bank
gusrantes within 30 days o demand.

2 That the company shall malntain and upheep of all raads, open spaces. public park and pblic
health services fie & peried of five years from the dat¢ of iswe of the cempleticn com feate
sisless earkier relicved of this sespoasibiliy and thereupea o transfer off such roads, opm

o 4 SPACes, public parks and poblic health services free of cost to the Gove. of the local autherity, ns
L the case piay be, in secdrdance with he provisions of Section 3(3)a)ii) of the Haryam
e Gl Development and Regulation of Urban Arcas Act, 1975

b That the company shall construct partion of cervice rosd, istemal cieulation roads, forming the
part of site arex 2t your own cost and shall transfer the fand Ealling within alignment of same
free of cost to the Cave. w's }3) (a) (i) of e Haryana Development and Regulstion of Urhan
Areas Act, 1975,

Thw ke cornpany hal’ be Gable te pay e actes! ratey of Caterngl {N\tl-‘“pt?‘.&.’!i Clarges &
b detetitined and demanilfag 4y ser presiribed sohedule by be DGTCR Manvana,

- ——

o

/ C\Q‘- 3’:.- 'uu,r‘_, _‘\‘
A
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HARERA
GURUGRAM

"CONDITIONS OF RIGISTRATION
This svgntistion & Frovied mitt W B
Buibiening Condiieies wamwiy o

0 Thee prernonet wnal e#tes 1075 49 agrve e b
aly wh e Whemews as presorded by the
Covwrmrret

€ The promster shall o b earore sl
Tegieler & ceeavvmenit dacd s Leeve of S

i Shetter o0 e avnscstion of e okt

i when ST akted peried @ Tor Camt rray te af
T el b e, gt or faad g am Tur came
Wy e,

Po The prveseter ol cosvwy/sivm sugr of
CRONEREY areas an per Bale HUHE o v
Farywrw  Bewl  Batate  (Urgadecae  wed
Drwelagruear) biges, 2017

[r] Thee pemrsstet shak degend sovr sty por ol of
e arwvanls wediinod by e gratcens e 8
e s B v meisiied o 8
whedule bark W Omer M e it e T
208 the Lend ont 18 be st saly e than
Ferpess aa por ey ctaans (1) 30 edaam (1) of
i aweTaw [ T) of seten 4

Lo} Thee govemadad shal coenjdy aolk des 2eimiwces
sl the Red Estate (Begalaoen & Daserp e}
Ast 1010 ws] T Meress Yasl Daaste
firgnlatanm avd Devdogreees ) Sadon, 2917 pesd
TR MINs Fuaks D ter sk apgiaatis
e Eaka

{vi] The promsoter AUl e cterrrver e

g provmans of sy oftess Law fir e Yige wepg

W barie as applaabde B fhe prepn t

Pwd Thee paawadar shall cowngiy sty aF oflns copp

: el corddiires as mneatiannd in e Wles bed

Brked wwd s vuwvepad by e Lafasesdy o

Furne B Bave Adistasnal rem 33§ ranliiaen

[ Dere a e e of e princhesd Yrind

(0 The grimaeter bl sonz Be apgesenl

Ser i as Rt e CaTOg peiTi S,

Fire NOC snd wimiag perrusar s )

wanrhe friew e date of pmdw;ﬂ:nm

et

YALIDITY OF REGISTRATION

Thee regusratont of thes phass ol be vald fir the
P cennaneacing fromy Fody 20E% gpd veflag
etk 35 Fady DS undves evendsd B D
| Athenty v moerare wih e bt st e

FONG BER A e pee §111]

HARYANA REAL ESTATE
REGULATORY AUTHORITY
GURUGRAM

1

nmmrw-:u-wn

m.cirnu'nou CERTIFICATE
REAL ESTATE PROJECT

- GODREJ HABITAT

Tond rogodr ation is ranted
urder wecton §of
e Feal Katare [Bagelanion & Devwtogersent] Act, 2046
& Se Rlivern g peoiect wador peofect roals sl on Ararmter
' !l‘“'ll'u!lnl abvrve

ulnmu:\ ol 'mt NEW PROJICT |

23} 4
L Niweddepraet | CormWabia 1l
- - - - -
(A i arvs of the TAGET % acres i
| ot i i
.____. L Ares of pvs _:_w.h’rnnu:t-m -7“8'}:3‘_%1 - -y 1
is Tt are o 10t pergect Lrcup Hogsirg — el 0 CF
o ]'l{ul_ FAR o tre phase  Sialdsyn
i | reztered {
! ""?ium.-raam-m T &« DAS « Ciab Fowee
| | Namberof Unm 452 (384 mum unt » o8 EAS] + 5
i i e e, SOTRNVEI R SPOPYS — -
NAME OF THE PROMOTERS -
5] _ Partieular | Detall
LU G i i L Neinder "f‘&"m"ﬁf_“_ﬁ_ e e S
P2 | Prossotes 1L errar WN Eviate LLF ]
3 { ;::‘:2:; 24/ snme J CMS Cn:ul sn..-.qu:...-.w. N

PARTHMANARS OF THE "O!IQ'II:I' 2/ DEVELOPER

Eapeess Hq!n, ikl [Eaat) Mamtas
‘lW""

Ira Vawr, UM Howre, Floe Mo 335, Soutar 44,
LGarsgram, tarpara (22007

S Crpirair Ofce Adens

& ke Addrew 7T bR Fuscr, UM Moime, Pk N0 35 Sectin 44, |
L Gsrsgram, Barpara 22002 et i

3 TON LT41I0MHI M SILu) 5300 :
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DOCUMENT _3: ENVIRONMENTAL CLEARANCE NOC FROM MINISTRY OF

ENVIRONMENT, FOREST 7 CLIMATE CHANGE

F.No.21.88/2018-1A-11
_ Govarnment of India
Ministry of Environment, Forest and Climata Change

(1Al Section)
Indira Paryavaran Bhawan,
Jor Bagh Road, New Delhi - 3

T te: ':(“Fabmary. 2019
Q,

Shri Rahul Sonl,

Mis Godrej Proparties Lid

3" Floot, UM Housae Tower A,

Plot No, 35, Sactor - 44, '
Gurgaon- 122002, Haryana.

Phone: 0124.4956150, 6971692420
E Mail: rahul.soni@godrejproperties.com

Subject: Group Housing Colony at Secior -3, Gurgaon, Haryana by Mws Godrej
Properties Ltd- Environmental Clearance - reg.

Sir,

This has reference to your online proposal Na. LA.HRMIS!BO“IZQO‘IS dated
28™ September, 2018 submitted to this Miristry for grant of Environmental Clearance
(EC) in terms of the provisions of the Environment Impact Assesament (ElA)
Notfication, 2008 under the Environment {Protection) Act, 1985.

2 The propesal for grant of environmental clearance to the project 'Group
Housing Colony at Sector-3, Gurgaon, Haryana promoted by M/s Godrej Properties
Ltd, was cansidered by the Expert Appraisal Commitiee (Infra-2) in its 35™ meeting
held on 28-31 Octcber, 2018. The Cetails of the project, as per the documents
submitted by the project proponent, and also as informed dunng the above meeting
are as under;-

() . The project 'Group Housing Colony’ Is proposed to be developed on 30,225
sqm (3.0225 ha) cut of which 10% of land area, 1e. 3,022.5 sqm shall be
transferred to the govemment for provisioning of community spaca. Net plot
area of the project will be 27,202.5 sqm. Total built-up area of the project wift
be 1,01,185.30 sqm. Total 4 nos. of main towrers & 1 no. of EWS tower are
proposed and maximum no. of floors vall be G+19. The maximum height of
the building will be 58.75 m. 432 Dwelling units, 77 EWS units, 44 servant
units, 1 commercial building and 1 club is proposed. Grean caver is proposed
as §,160.75 sqm @30% of net plot area.

(iny During construction phaso, tota) 28 KLD of water will be required oul of wehich
5 KLD of treated veater will be aranged on temporary basis for construction
activities, which wall be sourced through HUDA STP/ nearby STP and. 23 KLD
of vater will be required for labours for domestic & flushing purposes which

Propousl No WAL S 120008
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DOCUMENT 4: NOC FOR HEIGHT CLEARANCE FROM AIRPORT AUTHORITY
OF INDIA

o

AK AN [T qifyayor

)x . 7 AIRPORTS AUTHORITY OF INDIA
Gudre) Propectics Pyt Lud Date: 22-10-2018

and F|00I‘. U\-“ "O'I.&ﬂ.'. Plot
no.35-P, Scctor44, Gurgaon-
122003

System Generated Auto Assessment for Height Clearance

1. Auports Authority of India (AAD) in pursuance of responsibility conformed hy and as par the previsions of Gowvi, of India
(Ministry of Civil Aviation) urder GSR 751 (E) dated 30th Sep. 2015 for Safe and Regular Auciaft Operations has assessed
the site data filled by the applicant

2. Assessment dewsils for Height Clearance:

NOCID : PALNMNORTH/BAI0221 8344239
Applicant Name* Ruhul Sonl
Site Address® Gadrej Properties Pyt Lid., Group Nousing Society, Plot no, 7754369, 548629052
H104/36K, 367, 3782, Revenuce Estate of Villuge Gurugram. Sectar-3, Gurugram Manesai]
'then Camnles,
] b b

Sue Coordinates® 7700 48512829 01.35, 77 00 SO_36-25 29 0486, 77 00 52.13-28 29 18.26, 77 00 52.97.35 T |

V1.9, 77 00 54.27-28 29 05.76, 77 00 55.24-28 29 10,55, 77 00 5$7.58-28 29 08.07

Site Elevation 1n mtrs AMSL ad421632 M
bubiuiticd by Applicant®
Type Of Structure® Building

*As provided by applicant
Your sile Is located at a distance 13495 mits from ARP and les [n the grid P7 of the pubilished CCZM of 1.G.1 Alrport
airport. The Permitted top elevation for this grid Is 330 mis,

Since the requested top clevation 297.32 mis In AMSL is below CCZM permitted top elevation, the NOC for height
clearance Is not required from Airports Autherity of India.

3. This assessment is subject 1o the terms and conditions as givea below:

4. The site-clevation and site coordinates provided by the applicant are taken for caleulation of the peemissible top elevation
for the proposed structure. If however. af any stage it is established that the actual data is different from the one provided by
the epplicant, this assessment will become iavalid.

b. The Site coordinates as provided by the applicant in the NOC appheation has been ploted on the sireet view map and
sarcllite map as shown in ANNEXURE. Applicant/Owner to ensure that the plotted coordinates curresponds to hisher
site.In case of any discrepancy ibis assessment shall be treated as nuil and void

¢. Airpant operator or his designated representative may visit the site (with prior coordination with applicant ar owner) to
ensure that assessment tenms & conditions are complied with,

d. The assessment is further subject to the provisions of Section 9-A of the Indian Aircraft Act, 1934 and any notifications
issued there under from time to time including the Aircraft(Demolition of Obstruction caused by Buildings and Trees etc.)

Rules, 1994,
walta meft was anran gard ueer 22 el sonnny
Kajivw Gonnathy Hhawan Satmaqung At Few Dot 147 33
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DOCUMENT 5: FOREST NOC

.
JE 4 ﬁ‘ REINFORCING YOus lus.-nsss"
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e —

v
Name

I T AN
Organisation Name
T s

Current Address

i wurt

Land Location
o

Land Measurements

|

| T TR R
Rectangle No./ Murba
No.

|

il a9 sifert gry Tt LE
Clarification letter by

Concerned Divisional Forest Officer
Eamn WER / Government of Ha ryana

|

I

|

! PR i w  w agen & Qv o ande g
i

Clarification letter regarding applicability of forest laws on non forest land.

et frer wreeny
Harpal Sieqgh Chawla

Ms Maya High Rise PVt Ltd

Group Housing Colony By
Sector 3, District Gurgaon

Gurgaon,Gurgaon, Gurgaa

74687 (Acre)

Khasra Nos. 364
(2-15-0),3317/365(1-8-0),331

(200).4104368(0-11-0),367(1-16:0) 3782(1.7.0)

Reference No. (SRN):- poL-QwW2-WXW1

ot o # ffel 7 Date of Issuance: 2607-2018
T8 T W FUH / Place of Issuance: Gurgaon
ardt Tl wren urfiras / Issuing Authority. Divisional Forest Officer

Mis Maya High Rise Pt L1d. At Village Gurugram,

87365(1-10-0),4103/368(0-11.0), T784/365(0-7-0)542 6290572

rrours 8
Tha is a Digitally Signed Certficate and does not requite physical sigrature. The authenticity of tha certifichte can bl
verified fram the venfication kink mentioned below

/*:f;/’” h O

CASE NO. VIS(2022-23)-PL596-488-831

Page 39 of 42




i Valuation”
intefligent

. System

REINFORCING YOUR BUSINESS®

BASSOCIATES”

VALLERS & TECHNG ENGINETRING CONSLETANTS (P LTS

PROJECT TIE-UP REFPORT

Warld's first fully digital Automated Platform Jor
Integrating Valuation Life Cycle -
A preiuct of BK. Associotes

: ENCLOSURE 6: CONSULTANT’S REMARKS

i

This Tie up report is done for the asset found on as-is-where basis which owner/ owner répresehtative! client/ bank has sh_owﬂ
identified to us on the site unless otherwise mentioned in the report of which some reference has been taken from the information/
data given in the copy of documents provided to us and informed verbally or in writing out of the standard checklist of documents
sought from the client & its customer which they could provide within the reasonable expected time out of the standard checklist of
documents sought from them and further based on certain assumptions and limiting conditions. The information, facts, documents,
data which has become primary basis of the report has been supplied by the client which has been relied upon in good faith and is not
generated by the Valuer

The client/ owner and its management/ representatives warranted to us that the information they have supplied was complete, accurate
and true and correct to the best of their knowledge. All such information provided to us either verbally, in writing or through documents
has been relied upon in good faith and we have assumed that it is true & correct without any fabrication or misrepresentation. 1/We
shall not be held liable for any loss, damages, cost or expenses arising from fraudulent acts, misrepresentations, or willful default on
part of the owner, company, its directors, employee, representative or agents. .

Legal aspects for eg. Investigation of title, ownership rights, lien, charge, mortgage, lease, sanctioned maps, verification of documents
provided to us such as title documents, Map, etc. from any concerned Govt. office etc. have to be taken care by legal expert/ Advocate
and same is not done at our end. It is assumed that the concerned Lender/ Financial Institution has asked for the Project tie up report
of that property after satisfying the authenticity of the documents given to us for which the legal verification has been already taken
and cleared by the competent Advocate before requesting for the tie up report. I/ We assume no responsibility for the legal matters
including, but not limited to, legal or title concerns.

In the course of the preparation of this tie up report, we were provided with both written and verbal information. We have however,
evaluated the information provided to us through broad inquiry, analysis and review but have not carried out a due diligence or audit
of the information provided for the purpose of this engagement. Our conclusions are based on the assumptions and other information
provided to us by the client during the course of the assessment.

Getting cizra map or coordination with revenue officers for site identification is a separate activity and is not part of the tie up report
services and same has not been done in this report unless otherwise stated.

We have made certain assumptions in relation to facts, conditions & situations affecting the subject of, or approach to this exercise
that has not been verified as part of the engagement rather, treated as "a supposition taken to be true" If any of these assumptions
prove to be incorrect then our estimate on value will need to be reviewed. - ) S B —
I'his is just an opinion report based on technical & market information having general assessment & opinion on the indicative, estimated
Market Value of the property for which Bank has asked to conduct the tie up report. It doesn’t contain any other recommendations of
any sort including but not limited to express of any opinion on the suitability or otherwise of entering into any transaction with the
borrower.

We have relied on the data from third party, external sources & information available on public domain to conclude this tie up report.
These sources are believed to be reliable and therefore, we assume no liability for the truth or accuracy of any data, opinions or
estimates furnished by others that have been used in this analysis. Where we have relied on the data, opinions or estimates from
external sources, reasonable care has been taken to ensure that such data is extracted from authentic sources, however we still can't
vouch its authenticity, correctness, or accuracy. )

| Analysis and conclusions adopted in the report are limited to the reported assumptions, conditions and information came to our
knowledge during the course of the work and based on the Standard Operating Procedures, Best Practices, Caveats, Limitations,
Conditions, Remarks, Important Notes, Valuation TOR and definition of different nature of values. - L )
Value varies with the Purpose/ Date/ Asset Condition & situation/ Market condition, demand & supply, asset utility prevailing on a
particular date/ Mode of sale. The indicative & estimated prospective Value of the asset given in this report is restricted only for the
purpose and other points mentioned above prevailing on a particular date as mentioned in the report. If any of these points are different
from the one mentioned aforesaid in the Report then this report should not be referred. S ]
Our report is meant ONLY for the purpose mentioned in the report and should not be used for any other purpose. The Report should
not be copied or reproduced for any purpose other than the purpose for which it is prepared for. l/we do not take any responsibility for
the unauthorized use of this report.

We owe responsibility only to the authority/client that has appointed us as per the scope of work mentioned in the report. We will not
be liable for any losses, claims, damages or liabilities arising out of the actions taken, omissions or advice given by any other person.
In no event shall we be liable for any loss, damages, cost or expenses arising in any way from fraudulent acts, misrepresentations or
willful default on part of the client or companies, their directors, employees or agents.

This report is having limited scope as per its fields & format to provide only the general basic idea of the value of the property prevailing
in_the market based on the site inspection and documents/ data/ information provided by the client. The suggested indicative
_prospective estimated value should be considered only if transaction is happened as free market transaction.

The sale of the subject property is assumed to be on an all cash basis, Financial arrangements would affect the price at which the
property may sell for if placed on the market.

The actual realizable value that is likely to be fetched upon sale of the asset under consideration shall entirely depend on the demand
and supply of the same in the market at the time of sale. i - _ I : |
| While our work has involved an analysis & computation of project pricing, it does not include detailed estimation, design/ technical/
engineering/ financial/ structural/ environmental/ architectural/ compliance survey/ safety audit & works | gco[ganpg with gengrally
accepted standards of audit & other such works. The report in this work in not investigative in nature. li4 mréiign_p;pmlcn on the Er_kelly
estimated price based on the facts & details presented to us by the client and third party market inf fon camnii m’_fﬂ'qnt of us within

_the limited time of this assignment, which may vary from situation to situation \%

S— o - Q‘t"ﬁ’j'.‘;s';aﬁb\}-'
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Where a sketched plan is attached to this report, it does not purport to represent accurate architectural plans. Sketch plans and
photographs are provided as general illustrations only.

-
i

19

Documents, information, data including title deeds provided to us during the course of this assessment by the client is reviewed only
upto the extent required in relation to the scope of the work. No document has been reviewed beyond the scope of the work. These
are not reviewed in terms of legal rights for which we do not have expertise. Wherever any information mentioned in this report is
mentioned from the documents like owners name, etc., itis only for illustration purpose and may not necessary represent accuracy.
The report assumes that the borrower/company/business/asset complies fully with relevant laws and regulations applicable in its area
of operations and usage unless otherwise stated. and that the companies/business/assets is managed in a competent and responsible
manner. Further, as specifically stated to the contrary, this report has given no consideration to matters of a legal nature, including
issues of legal title and compliance with relevant laws, and litigations and other contingent liabilities that are not recorded/reflected in
the documents/ details/ information/ data provided to us. e
This tie up report is not a qualification for accuracy of land boundaries, schedule (in physical terms), dimensions & identification, For
this land/ property survey report can be sought from a qualified private or Govt. surveyor.

22
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This tie up report is prepared based on the facts of the property on the date of the survey. Due to possible changes in market forces,
socio-economic conditions, property conditions and circumstances, this tie up report can only be regarded as relevant as at the
reported date. Hence before financing, Banker/ FI should take into consideration all such future risk and should loan conservatively to
keep the advanced money safe in case of the downward trend of the property value. oot BN
Cost assessment of the same asset/ property can fetch different values under different circumstances & situations. For eg. Cost
assessment of a running/ operational shop/ hotel/ factory will fetch better value and in case of closed shop/ hotel/ factory it will have
considerable lower value. Similarly, an asset sold directly by an owner in the open market through free market transaction then it will
fetch better value and if the same asset/ property is sold by any financer due to encumbrance on it. will fetch lower value. Hence before
financing, Lender/ Fl should take into consideration all such future risks while financing and take decision accordingly.

Tie up report has been prepared for the property identified to us by the owner/ owner representative. At our end we have just visually
matched the land boundaries, schedule (in physical terms) & dimensions of the property with reference to the documents produced
for perusal. Method by which identification of the property is carried out is also mentioned in the report clearly. Responsibility of
identifying the correct property to the Valuer! its authorized surveyor is solely of the client/ owner for which the report is prepared. It is
requested from the Bank to cross check from their own records/ information if this is the same property for which tie up has to be
carried out to ensure that owner has not misled the Valuer company or misrepresented the property due to any vested interest. Where
there is a doubt about the precision position of the boundaries, schedule, dimensions of site & structures, it is recommended that a
Licensed Surveyor be contacted. g _ S
In India more than 70% of the geographical area is lying under rural/ remote/ non municipal/ unplanned area where the subject property
1S surrocunded by vacant lands having no physical demarcation or having any display of property survey or municipal number / name
plate on the property clearly. Even in old locations of towns, small cities & districts where property number is either not assigned or
not displayed on the properties ciearly and also due to the presence of multiple/ parallel departments due to which ownership/ rights/
illegal possession/ encroachment issues are rampant across India and due to these limitations at many occasions it becomes tough
to identify the property with 100% surety from the available documents, information & site whereabouts and thus chances of error,
misrepresentation by the borrower and margin of chances of error always persists in such cases. To avoid any such chances of error
it is advised to the Bank to engage municipal/ revenue department officials to get the confirmation of the property to ensure that the
property shown to Valuer/ Banker is the same as for which documents are provided.

If this Project Tie up report is prepared for the Flat/ dwelling unit situated in a Group Housing Society or Integrated Township then
approvals, maps of the complete group housing society/ township is out of scope of this report and this report will be made for the
specific unit based on the assumption that complete Group Housing Society/ Integrated Township and the subject unit must be
approved in all respect y 2 : . e
Due to fragmented & frequent change in building/ urban planning laws/ guidelines from time to time, different laws/ guidelines between
regions/ states and no strict enforceability of Building Bye-Laws in India specially in non-metro and scale b & ¢ cities & Industrial areas,
property owners many times extend or make changes in the covered area/ layout from the approved/ applicable limits. There are also
situations where properties are decades old when there was no formal Building Bye-Laws applicable the time when the construction
must have been done. Due to such discrete/ unplanned development in many regions sometimes it becomes tough for the Valuer to
determine the exact lawful situation on ground. Unless otherwise mentioned in the report, the covered area present on the site as per
site survey will be considered in the report

Area of the large land parcels of more than 2500 sq.mtr or of uneven shape in which there can be practical difficulty in sample
measurement, is taken as per property documents which has been relied upon unless otherwise stated.

" 28.

Drawing Map, design & detailed estimation of the property/ building is out of scope of the Project tie up services.

29

Cost assessment is a subjective field and opinion may differ from consultant to consultant. To check the right opinion, it is impor!_anr
to evaluate the methodology adopted and various data point/ information/ factors/ assumption considered by the consultant which
became the basis for the Project tie up report before reaching to any conclusion. S

Although every scientific method has been employed in systematically arriving at the value, there is, therefore, no indisputable single
value and the estimate of the value is normally expressed as falling within a likely range.

‘ 30.

AT

Value analysis of any asset cannot be regarded as an exact science and the conclusions arrived at in many cases will, of neoe;sity,
be subjective and dependent on the exercise of individual judgment. G'r\.fe_n the same set of facts and using the same assumptions,
expert opinions may differ due to the number of separate judgment decisions, which Ihave to be made. Thelrefore, there can be no
standard formula to establish an indisputable exchange ratio. In the event of a transaction, the actual transaction value achieved may
be higher or lower than our indicative analysis of value depending upon the_ circumstances of the Iransactlu_n_. The kr_:owledge,
negotiability and motivations of the buyers and sellers, demand & supply prevailing in the market and the-appicability o_fa dlscount_ or
premium for control will also affect actual price achieved. Accordingly, our lndlcatl'_«rc analys;s_of valu ECRS

at which any agreement proceeds. The final transaction price is something on which the parties thgfisétVes have agree. However, |
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our pricing analysis can definitely help the stakeholders to take informed and wise decision about the Value of the asset and can help
in facilitating the arm's length transaction.

32. | This cost assessment is conducted based on the macro analysis of the asset/ property considering it in totality and not based on the |
micro, component, or item wise analysis. Analysis done is a general assessment and is not investigative in nature.

33. | This report is prepared on the V-L10 (Project Tie Up format) _V_10.2_2022 Tie up format as per the client requirement and scope
of work. This report is having limited scope as per its fields & format to provide only the general estimated & indicative basic idea of
the value of the property prevailing in the markel based on the information provided by the client. No detailed analysis, audit or
verification has been carried out of the subject property. There may be matlers, other than those noted in this report, which might be
relevant in the context of the transaction and which a wider scope might uncover. B

34. | This is just an opinion report and doesn't hold any binding on anyone. It is requested from the concerned Client/ Bank/ Financial
Institution which is using this report for mortgaging the property that they should consider all the different associated relevant & related
factors & risks before taking any business decision based on the content of this report.
35. | All Pages of the report including annexures are signed and stamped from our office. In case any paper in the report is without stamp
_& signature then this should not be considered a valid paper issued from this office.

36. | As per IBA Guidelines & Bank Policy, in case the valuation report submitted by the valuer is not in order, the banks / Fls shall bring
the same to the notice of the valuer within 15 days of submission for rectification and resubmission. In case no such communication
Is received, it shall be presumed that the valuation report has been accepted,

‘ 37 | Defect Liability Period is 16 DAYS. We request the concerned authorized reader of this report to check the contents, data,
| information, and calculations in the report within this period and intimate us in writing at valuers@rkassociates.org within 15 days of
report delivery, if any corrections are required or in case of any other concem with the contents or opinion mentioned in the report. If
no intimation is received within 15 (Fifteen) days in writing from the date of issuance of the report, then it shall be considered that the
report is complete in all respect and has been accepted by the client uplo their satisfaction & use and further to which R K Associates
shall not be held responsible in any manner. After this period no concern/ complaint/ proceedings in connection with the Valuation
Services will be entertained due to possible cha nge in situation and condition of the property.

38 | Though adequate care has been taken while preparing this report as per its scope, but still we can't rule out typing, human errors,
over sightedness of any information or any other mistakes. Therefore, the concerned organization is advised to satisfy themselves
that the report is compléte & satisfactory in all respect. Intimation regarding any discrepancy shall be brought into our notice
immediately. If no intimation is received within 15 (Fifteen) days in writing from the date of issuance of the report, to rectify these timely,
then it shall be considered that the report is complete in all respect and has been accepted by the client upto their satisfaction & use
and further to which R K Associates shall not be held responsible in any manner. - ) e
39. | Our Data retention policy is of ONE YEAR. After this period we remove all the concerned records related to the assignment from our
repository. No clarification or query can be answered after this period due to unavailability of the data.

40. | This Project tie up report is governed by our (1) Internal Policies, Processes & Standard Operating Procedures, (2) R.K Associates
Quality Policy, (3) Valuation & Survey Best Practices Guidelines formulated by management of R.K Associates, (4) Information input
given to us by the customer and (4) Information/ Data/ Facts given to us by our field/ office technical team. Management of R.K
Associates never gives acceptance to any unethical or unprofessional practice which may affect fair, correct & impartial assessment
and which is against any prevailing law. In case of any indication of any negligence, default, incorrect, misleading, misrepresentation
or distortion of facts in the report then we request the user of this report to immediately or atleast within the defect liability period to
bring all such act into notice of R K Associates management so that corrective measures can be taken instantly.

41. | R.K Associates never releases any report doing alterations or modifications by pen. In case any information/ figure of this report is
found altered with pen then this report will automatically become null & void.

42 | We are fully aware that based on the opinion of value expressed in this report, we may be required to give testimony or attend court /
Judicial proceedings with regard to the subject assets, although it is out of scope of the assignment, unless specific arrangements to
do so have been made in advance, or as otherwise required by law. In such event, the party seeking our evidence in the proceedings
shall bear the cost/professional fee of attending court / judicial proceedings and my / our tendering evidence before such authority
shall be under the applicable laws.

43. | The final copy of the report shall be considered valid only ifitis in hard copy on the company's original letter head with proper stamp
and sign on it of the authorized official upon payment of the agreed fees User shall not use the content of the report for the purpose
it is prepared for only on draft report, scanned copy, email copy of the report and without payment of the agreed fees. In such a case
the report shall be considered as unauthorized and misused.
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