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PART B PNB FORMAT OF OPINION REPORT ON VALUATION
Name & Address of the Branch Punjab National Bank 9/90, P Block, Connaught Place New Delhi

Name of Customer (s)/ Borrower Unit

M/s Sobtis Buildwell Ltd.

Work Order No. & Date

Through email Dated 10th July, 2024

S.NO. CONTENTS DESCRIPTION
(N INTRODUCTION
1. Name of Valuer R.K Associates Valuers & Techno Engg. Consultants (P) Ltd.
2. a. Date of Inspection of the 24 July 2024
Property
b. Property Shown By e Relationship Contact
with Owner Number
Mr. Sudeb Panda S 9897039382
Representative
c. Title Deed Number and Date TIR dated 19/06/2023
d. Date of Valuation Report 26.08.2024
3 Purpose of the Valuation For Value assessment of the asset for creating collateral
mortgage for Bank Loan purpose
4, Name of the Property Owner Uni-Truth Projects Pvt. Ltd. through its director Mr. Surjeet Singh
(Details of share of each owner in case | S/o Mr. Sardar Singh of Chak no. 47, Gata No. 67, 108, 109,110,
of joint and Co-ownership) 111, 112, 113, 116, 117 of total area 3.253 hectare out of which
area under mortgage is 1.457 hectares only.
Amar Developers a partnership firm through its partner Charanpal
Singh Sobti S/o late shri Hira Singh Sobti of chak no. 360, Gata No.
140,142,143 of total area 0.621 Hectares.
M/s Gurunanak Construction of chak no. 360, Gata no. 114,
115,117 of area 0.291 Hectares and chak no. 220, Gata No.113,
114 of area 0.922 hectares.
Total Area under mortgage=1.457+0.621+0.291+0.922=3.291
Hectares
b: Name & Address of the Branch Punjab National Bank 9/90, P Block, Connaught Place New Delhi
6. Name of the Developer of the Property | Sobti Buildwell Ltd.
(in case of developer built properties)
Type of Developer NA
7. Property presently occupied/
possessed by (owner / tenant/ etc.)? Cvnens
If occupied by tenant, since how long? NA
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. PHYSICAL CHARACTERISTICS OF THE ASSET

BRIEF DESCRIPTION OF THE PROPERTY UNDER VALUATION

This Valuation report is prepared for the proposed Group Housing Project named “Sobti Sapphire” developed
by M/s Sobti Buildwell Ltd. as per the consortium agreement provided on the aforesaid address. As per the
Approved map provided the proposed project is developed on a total Land area of 12.129 Acres/49,106 Sq.m.
The proposed group housing Project consists of Three Towers named as A, B & C with RCC frame structure of
Basement+G+13 storied having total 162 DU and 51 Villas.

As per the mail and documents received from client's end the land parcel of area 32,907 Sq.m. is proposed to
mortgage and same is considered for this Assessment. The land proposed to mortgage is not separately
demarcated at site. The sizra map and approved plan provided by client are attached below showing the non-
highlighted area in approved map is proposed to be mortgage.
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As per the mail received from the client on 02/08/2024, M/s Sobti Buildwell Ltd. has sold 15 DU of Tower B and
villas. They have received a sum of Rs.25,18,895/- and the same amount is deduct g from_the valuation
l}ot

considered. The receipts have not been generated since 10% of the booking amount h bee completed
y the customers. 12
- |
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During site visit, construction work not started for Tower A. Only construction work of basement of Towers B& C is in
progress and the current stage of construction is considered for building work calculation for this valuation report.

This proposed project is located approximately 1 km from the 65 ft. wide Sitarganj- Kashipur Highway and abutted by 20
ft. wide un-named internal road.

Land Area Details
Sl Chak Areain
No. No. Gata No. Area in Hect. Sq.mtr Ownership
1 360 140, 142, 143 0.621 6210 Amar Developers
Gurunanak
2 360 114, 115, 117 0.291 2910 Construction
Gurunanak
3 220 113,114 0.922 9220 Construction
4 47 67,108,109,110,111,112, | 3.253 but considered only 1.457 hect. 14567 Unitruth Projects
113, 116,117 For mortgage. Pvt. Ltd
Total 32,907

This report only contains general assessment & opinion on the Guideline Value and the indicative, estimatedMarket Value
of the property of which Bank/ customer asked us to conduct the Valuation for the property found on as-is-where basis as
shown on the site by the Bank/ customer of which photographs is also attachedwith the report. No legal aspects in terms
of ownership or any other legal aspect is taken into consideration. Even if any such information is mentioned in the report
it is only referred from the information provided for which we do not assume any responsibility. Due care has been given
while doing valuation assessment, butit doesn't contain any due-diligence or audit or verification of any kind other than
the valuation computation of the property shown to us on site. Information/ data/ documents given to us by Bank/ client
have been reliedupon in good faith. This report doesn't contain any other recommendations of any sort.

In case of discrepancy in the address/ property number 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 the client misled the valuerby providing the fabricated/
incorrect document or information, the valuation should be considered of the property shown to us at the site by the client
of which the photographs are also attached. In case of any doubt,best would be to contact the concerned authority/ district
administration/ tehsil level for the identification of

the property if the property depicted in the photographs in this report is same with the documents pledged.

1. | Location of the property in the city
a) | Plot No. / Survey No. Gata number 67 min, 108 min, 109,110,111,112, 113 min, 114,115,116 min
(referred from the copy of the 117 min 140 min, 142 min, & 143 min

documents provided to us)

b) | Door No. =3

c) | T.S. No. VVillage Dibdiba
d) | Ward/ Taluka Bilaspur
e) | Mandal/ District Rampur

2. | Municipal Ward No. i

City/Town Bilaspur
3. | Category of Area (Residential/ Residential Area
Commercial/ Industrial/ efc.)

Classification of the Area Semi Urban area
(High/Middle/Poor | Metro/Urban/Semi
4. | Urban/Rural)
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a. City Categorization Scale-B City Urban developing
b. Characteristics of the locality Ordinary Within urban undeveloped area
c. Property location classification Ordinary Iocatlc'm within Near to Highway .
the locality
5. | Local body jurisdiction (coming Under
Corporation Limit/ Village Panchayat/ Zila Panchayat, Rampur
Municipality)
6. | Postal Address of the Property (as Gata Number Gata number 67 min, 108 min,,109, 110,111,112,113
mentioned in the documents provided) min, 114 min, 115 min, 116 min 117 min 140 min, 142 min, & 143 min,
Village Dibdiba, Tehsil Bilaspur, District Rampur, Uttar Pradesh
Nearby Landmark Green Park Housing Complex
7. Enclosed with the Report

Google Map Location of the Property
(Latitude/ Longitude and coordinates ofthe
site)

Coordinates or URL: 28°58°30.5"N 79°21'58.4"E

Area of the Plot/ Land

Also please refer to Pari-B Area description of the
property. Area measurements considered in the
Valuation Report is adopted from relevant
approved documentsor actual site measurement
whichever is less, unless otherwise mentioned.
Verification of the area measurement of the
property is done only based on sample
random checking.

8.131 acre/ 32,907 sq.mtr

Layout plan of the area in which the
property is located

Enclosed with the report

10.

Development of Surrounding area

Residential Area

1

Details of the roads abutting the
property

Internal road (20 ft. wide)

Main Road Name & Width

Sitarganj- Kashipur
Highway

Approx. 65ft wide

Front Road Name & width

Internal Road

20 ft. wide road

Type of Approach Road

Bituminous Road

Distance from the Main Road

“1.3km

12

Whether covered under any State / Central
Govt. enactments (e.g. Urban Land Ceiling
Act) or notified under agency area /
scheduled area /
cantonment area

No

13.

In case it is an agricultural land, any
conversion to house site plots is
contemplated

Yes, from Agricultural to Residential.

14.

Boundaries schedule of the Property

Are Boundaries Matched

Yes from the available documents

DIRECTIONS AS PER DOCUMENTS ACTUAL FOUND AT SITE (B) |
North Not mentioned in documents Can’t measu /;( e to irregular.

G ?@ N
South
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East

West

Extent of the site considered for valuation (least of 14 A & 14 B)

8.131 Acres/32,907 Sq.m.

15.| Description of adjoining property
Property Facing South
North 12 m wide Road Road
South Others property/ Road Road/ other’s property
East 12 m wide Road Road
West Others Property Remaining land parcel of project
16.| Survey No., If any Gata number 67 min,, 108 min, 109,110,111,112,113 min, 114 min, 115
min, 116 min 117 min 140 min, 142 min, & 143 min
17.| Type of Building (Residential/ Proposed Residential Multistoried Building
Commercial/ Industrial) And Villas
18.| Details of the building/ buildings and other | Please refer to clause ‘x” Engineering and Technology Aspects
improvements in terms of area, height, no. of | section.
floors, plinth area floorwise, year of construction,
year of making alterations/ additional
constructions with details, full details of
specifications to be appended along
with building plans and elevations
. ::::ht :;Zt}::g:;:;;’::esaf: d'::fa P Total Built up area of| 25,833.455 Sq.mtr 1 278,068.73 Sq
ower B&C
20.| Any other aspect Valuation is done for the property found as per the information given
in the copy of documents provided to us and/ or confirmed by the
owner/ owner representative to us at site.
Getting cizra map or coordination with revenue officers for site
identification is a separate activity and is not covered in this
Valuation services.
Documents Requested Documents Documents
21. Provided Reference No.
Total 08 documents Total 08 Total 08
requested. documents documents
provided provided
Dated:
a. List of documents produced forperusal Sale Deed - Provided igﬂ 2/2009
(Documents has beenreferred only for 19/04/2011
reference purpose as provided. 16/09/2006
Authenticity to be ascertained by legal 06/09/2006
practitioner) Copy of TIR Copy of TIR 19/06/2023
g ; UPRERAPRJ1
RERA Certificate Provided 54730
: Dated
Approved Map Provided 11/02/2022
Fire NOC Provided 27/06/2022
Consortium Agreement Provided 15/09/2024
SEIAA NOC Provided ~ 21112/2023
Pollution NOC Provided /.| 25/05/2024
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Bank
Name Relationship Contact
b. Documents provided by with Owner Number
Mukesh Yadav BanKs: 9667965179
Representative
Identified by the owner
Identified by owner's representative
Done from the name plate displayed on the property
C. ldentification procedure followedof the Cross checked from boundaries or address of the property

mentioned in the deed
Enquired from local residents/ public

property

Identification of the property could not be done properly

O0®x O0OX®DO

Survey was not done

Full survey (inside-out with approximate sample random

4. Lyparof:Sunmy condnctad measurements verification & photographs).

e. Is property clearly demarcated The subject land parcel is not demarcated at site the total land of area
22 by permanent/ temporaryboundary 49,106 Sq.m. is demarcated by permanent boundary wall.
on site
f. Independent access/ approach Clear independent access is available
to the property
g. Is the property merged or colluded with No. It is an independent single bounded property.
any other property -

lll.| TOWN PLANNING/ ZONING PARAMETERS

1. | Master Plan provisions related to property in
terms of Land use

Residential Area

Master Plan Currently in Force Master 2031
Any conversion of land use done From Agricultural to Residential
Current activity done in the property Construction works of Multistoried Building is in progress
Is property usage as per applicable zoning Yes, proposed to be used for residential purpose
Street Notification Residential
2. | Date of issue and validity of layout of approved Map issued on 11/2/2022.
map /plan Validity of approved Map 10/01/2026
3. | Approved map / plan issuing authority Zila Panchayat, Rampur

4. | Whether genuineness or authenticity of
approved map / plan is verified
5. | Any other comments by our empanelled valuers

Not in our scope.

on authenticity of approved plan None
6. | Planning area/zone Residential Area
7. | Developmental controls/ Authority Zila Panchayat, Rampur
8. | Zoning regulations None
9. | FAR/FSI 52,716.981 sq.mtr
10.| Ground coverage 14,061.880 sq.mtr

11.| Comment on Transferability of developmental.
rights

FILE NO.: VIS (2024-25) - 238-202-263
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12. Provision of Building by-laws as applicable PERMITTED CONSUMED
I.  Number of floors B+G+13 for Tower B&C Construction work is in
Progress for tower B&C
only
ii.  Height restrictions --- -
iii.  Front Back/Side Setback i -
13.| Comment on the surrounding land uses & . .
R & Residential Purposes
adjoining properties in terms of uses
14.| Comment on unauthorized construction if any Can't comment since construction work is in progress.
15.| Comment of Demolition proceedings if any No such information came to our knowledge
16.| Comment on Compounding/ Regularizationproceedings | None.
17.| Comment on whether OC has been issued or not Not obtained as construction work is in progress
18.| Any Other Aspect
i.  Any information on encroachment No
ii. Isthe area part of unauthorized area/ No (As per general information available)
colony
IV.| LEGAL ASPECTS OF THE PROPERTY
1. Ownership documents provided Sale deed I Copy of TIR
2 Names of Owner/s (In case of Joint or Co- | Uni-Truth Projects Pvt. Ltd. through its director Mr. Surjeet
ownership, whether the shares are undivided or | singh S/o Mr. Sardar Singh of Chak no. 47, Gata No. 67,
ekl 108, 109,110, 111, 112, 113, 116, 117 of total area
3.253 hectare out of which area under mortgage is
1.457 hectares only.
Amar Developers a partnership firm through its partner
Charanpal Singh Sobti S/o late shri Hira Singh Sobti of chak
no. 360, Gata No. 140,142,143 of total area 0.621 Hectares.
M/s Gurunanak Construction of chak no. 360, Gata no. 114,
115,117 of area 0.291 Hectares and chak no. 220, Gata
No.113, 114 of area 0.922 hectares.
Total Area under
mortgage=1.457+0.621+0.291+0.922=3.291 Hectares
3 Comment on dispute/ issues of landlord with During site visit of the property no such information cameto
tenant/statutory body/any other agencies, if any | our knowledge. However, this is not the certificate to
in regard to immovable property. rule out any such hidden information.
4, Comment on whether the Property is | Clearindependent access is available
independently accessible?
5. Title verification As per documents provided
6. Details of leases if any None P TI
v Constitution of the Property (Ordinary status of | Free hold, complete transferable >

freehold or leasehold including restriction on
transfer)

FILE NO.: VIS (2024-25) - 238-202-263




\A R

Valuation
Intelligent
System

World's first fully digital Automated Platform for

Integroning Valuation Life Cycle -
& product of B K. Ass 1

WWW. valuationi

ntelii

JENESYSIEm. Cinm

I

VALUATION ASSESSMENT
M/S SOBTI SAPPHIRE

REINFORCING YOUR BUSINE SS

ASSOCIATES

M0 FNGINT FRING CONSULTANTS (91T,

d T [T TVA £ T RET

8. Agreement of easement if any No
9. Notice of acquisition if any No such information came in front of us and could not be
found on public domain on our general search
10. Notification of road widening if any No such information came in front of us and could not be
found on public domain on our general search
11. Possibility of frequent flooding / sub-merging Property is on road level so in normal rainfall it doesn't
appear to get flooded or submerged
12. Special remarks, if any, like threat of acquisition | No
of land for public service purposes, road
widening or applicability of CRZ provisions etc.
(Distance from sea-coast / tidal level must be
incorporated)
13. Heritage restrictions, if any No
14. Comment on Transferability of the property Free hold, complete transferable rights
ownership
15. Comment on existing mortgages/ charges/ We couldn't verify this with
encumbrances on the property, if any certainty. Bank to verify this
from their centralized
system if any.
16. Comment on whether the owners of the We couldn't verify this with
property have issued any guarantee (personal certainty. Bank to verify this
or corporate) as the case may be from their centralized
system if any.
17. Building plan sanction:
i Is Building Plan sanctioned Sanctioned by competent authority as per copy of Map
provided to us
ii.  Authority approving the plan Zila Panchayat, Rampur
iii.  Any violation from the approved Cannot Comment since the
Building Plan construction is not
completed
iv. Details of alterations/ deviations/ illegal .y . No relevant documents
construction/ encroachment notioelg?n S ReEabie (i ions provided
the structure from the original approved O Not permitted alteration No r?levant documents
plan provided
v. Is this being regularized NA
18. Any other aspect This is just an opinion report on Valuation of the property
confirmed to us by the owner/ owner representative to uson
site. The copy of the documents/ information providedto us by
the client has been relied upon in good faith.
Legal aspects, Title verification, Verification of authenticity of
documents of the property from originals or from any Govt.
deptt. have to be taken care by legal expert/ Advocate or
verification of site location from any Govt.
deptt. is not done at our end.
i. Information regarding municipal taxes Property Tax Relevant document not provided
(property tax, water tax, electricity bill) Water Tax Relevant document not provided
Electricity Bill Relevant document not provided
ii. Is property tax been paid for this property | No documents provided
iii. Property or Tax Id No., if any No documents provided
iv. Whether entire piece of land on which the o b
unit is set up / property is situated has Yes.
been mortgaged or to be mortgaged
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v P'roperty presently occupied/ possessed

Owners
by
*NOTE: Please see point 6 of Enclosure: VIl - Valuer's Important Remarks
V. ECONOMIC ASPECTS OF THE PROPERTY
1 Details of ground rent payable NA
2. Details of monthly rents being received if any NA
3 Taxes and other outgoing NA
4, Property Insurance details NA
5. Monthly maintenance charges payable NA
6. Security charges if paid any NA
7 Any other aspect NA
3 i.  Reasonable letting value/ Expected NA
' market monthly rental
VL. SOCIO - CULTURAL ASPECTS OF THE PROPERTY
Descriptive account of the location of theproperty | Medium Income Group
in terms of Social structure of the area in terms
1. of population, social stratification,regional origin,
age groups, economic levels, location of
slums/squatter settiements nearby,
etc.
VII. FUNCTIONAL AND UTILITARIAN ASPECTS
a. Description of the functionality & utility of the property in terms of:
i.  Space allocation Assumed to be available after complete construction as
per approved building plan.
ii. Storage spaces Assumed to be available after complete construction as
per approved building plan.
iii.  Utility of spaces provided within the Can’t comment since building is under construction
building
b. Any other aspect
i.  Drainage arrangements Yes
ii.  Water Treatment Plant No
iii.  Power Supply Permanent Yes
arrangements Aucxiliary No
iv.  HVAC system Can't comment since building is under construction
v.  Security provisions Yes
vi.  Lift/ Elevators Proposed as per approved building plan.
vii.  Compound wall/ Main Gate Yes
viii.  Whether gated society Yes
iX. Car parking facilities Yes, Proposed as per approved building plan.
X. Balconies Proposed as per approved building plan.
Xi. Internal development
Garden/ Park/ Land Water bodies Internal roads Pavements Boundary Wall
scraping _
Yes Proposed Yes Proposed Yes Proposed Yes Proposed Yes
VIIl. INFRASTRUCTURE AVAILABILITY
a. Description of Aqua Infrastructure availability in terms of:

1. Water Supply

Yes from municipal connection ~_———_

FILE NO.: VIS (2024-25) - 238-202-263
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Deséhﬁtuon of other Physical Infrastructure facilities in terms of:

1. Solid waste management Yes, by the local Authority
2. Electricity Yes
3. Road and Public Transport connectivity | Yes
4. Availability of other public utilities Transport, Market, Hospital etc. available in close vicinity
nearby
c. Social Infrastructure in the terms of
1. Schools Yes, available in close vicinity
2. Medical Facilities Yes, available in close vicinity
3. Recreation facilities in terms of parks Yes available within township/ colony/ ward area
and open spaces
IX. MARKETABILITY ASPECTS OF THE PROPERTY
Location attribute of the subject property Good Good developing area
i.  Any New Development in surrounding None -
1. area
ii.  Any negativity/ defect/ disadvantages in | None None
the property/ location
2. Scarcity Similar type properties are adequately available.
3 Demand and supply of the kind of the subject Good demand of such properties in the market.
§ property in the locality
4 Comparable Sale Prices in the locality Please refer to Part D: Procedure of Valuation
Assessment
X. ENGINEERING AND TECHNOLOGY ASPECTS OF THE PROPERTY
Type of construction Structure Slab Walls
RCC Framed Reinforced Brick walls
structure Cement Concrete
Material & Technology used Material Used Technology used
Grade A material RCC Framed structure
Specifications
i. Roof Type of Roof
Reinforced Cement Concrete
ii.  Floor height 10 ft
iii.  Type of flooring Vitrified tiles Proposed

iv. Doors/ Windows

Wooden frame & panel doors/ Aluminum flushed doors &
windows Proposed

v.  Class of construction/ Appearance/ Under construction

Condition of structures Under construction

vi.  Interior Finishing & Design Under construction

vii.  Exterior Finishing & Design Under construction

viii.  Interior decoration/ Special architectural | Under construction
or decorative feature

ix.  Class of electrical fittings Under construction

X.  Class of sanitary & water supply fittings | Under construction

Maintenance issues

Not applicable since it is a under construction property

Age of building/ Year of construction

Construction started on December, 2023’

Total life of the building

2] sl Rl B

Extent of deterioration in the structure

Approx. 65 years after completion of Mpct Aﬁ'
Not applicable since it is a under oonfgqchon prgper

0538
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7. Structural safety Proposed RCC structure so will be structurally stable,
however structural stability certificate is pending to be
obtained
8. Protection against natural disasters viz. Since this is a RCC structure so should be able to withstand
earthquakes etc. moderate intensity earthquakes. Comments are been made
only based on visual observation and not any
technical testing.
9. Visible damage in the building if any Not applicable since it is a under construction property
10. Common facilities viz. lift, water pump, lights, | Assumed to be available after complete construction.
security systems, etc.,
11. System of air conditioning Not applicable since it is a under construction property
12. Provision of firefighting Under construction
XI. ENVIRONMENTAL FACTORS
1. Use of environment friendly building materials, | Presently construction work of basement structure is in
green building techniques if any progress.
2. Provision of rainwater harvesting can't comment as construction work is in progress
3. Use of solar heating and lighting systems, etc. can't comment as construction work is in progress
4. Presence of environmental pollution in the | Yes, regular vehicular pollution present
vicinity of the property in terms of industries,
heavy traffic, etc. if any

XIl. ARCHITECTURAL AND AESTHETIC QUALITY OF THE PROPERTY

T Descriptive account on whether the building is can't comment as construction work is in progress
modern, old fashioned, etc., plain looking or with
decorative elements, heritage value if
applicable, presence of landscape elements,

etc.
XIil. IN CASE OF VALUATION OF INDUSTRIAL PROPERTY
Proximity to residential areas NA
2 Availability of public transport facilities NA
XIv. VALUATION OF THE ASSET
1. Procedures adopted for arriving at the Valuation | Please refer to the Part D: Procedure of Valuation

along with detailed analysis and descriptive | Assessment of the report.
account of the approaches, assumptions made,
basis adopted, supporting data (in terms of
comparable sales), reconciliation of various
factors, departures

2 Summary of Valuation For detailed Valuation calculation please refer to Part D:
Procedure of Valuation Assessment of the report.
i. Date of purchase of immovable 29/12/2006
property 29/12/2009
19/04/2011
ii. Purchase Price of immovable property | ---
iii. Book value of immovable property ---
iv. Indicative Prospective Estimated Fair
Market Value Rs.32,72,00,000/-

v. Expected Estimated Realizable Value Rs. 27,81,20,000/-
vi. Expected Forced/ Distress Sale Value Rs. 24,54,00,000/-

vii. Guldel)lne Value (value as per Circle Rs. 32,90,70,000/-for Land Only

)
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S NO. ENCLOSED DOCUMENTS 5:CLOSURE REMARKS
dl Part - C: Area Description of the Property Enclosure - | Enclosed with the report
2. Part - D: Procedure for Valuation Assessment Enclosure - I Enclosed with the report
3. Declaration Enclosure - Il Enclosed with the report
4, Model Code of Conduct for Valuers Enclosure - IV Enclosed with the report
5 Photograph of owner with the property in the Enclosure - V Enclosed with the report
background
6. Google Map Location Enclosure - Vi Enclosed with the report
7. Layout plan of the area in which the property is Not Available Not Available
located
8. Building Plan Not Available Not Available
9. Floor Plan Not Available Not Available
10. Any other relevant documents/extracts Refer below. Refer below.
(All enclosures & annexures to remain integral part &
parcel of the main report)
a. Enclosure Copy of Circle Rate Enclosure - VII Enclosed with the report
b. References on Price Trend of the similar | Enclosure - VIl | Enclosed with the report
related properties available on public domain
c. Extracts of important property documents | Enclosure - IX Enclosed with the report
provided by the client
d. Valuer's Important Remarks Enclosure - X Enclosed with the report
11. Total Number of Pages in the Report with enclosures | 50

FILE NO.: VIS (2024-25) - 238-202-263
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PARTC AREA DESCRIPTION OF THE PROPERTY
Land Area considered
5 ,907 ter
;| for valuation 8.131 acre/ 32,907 square me
Area adopted on the Property documents & site survey both.
basis of
2. | Remarks & As per the documents and Approved map the total land area is 49,106 Sq.m. but as per

observations, if any clients mail the land parcel of area 32,907 is proposed to mortgage therefore same is
considered for this valuation.

Constructed Area

considered for

Valuation

(As per IS 3861-1966) Total Built UpArea 25,833.455 Sq.mtr / 2,78,068.73 Sq.ft

Area adopted on the Property documents & site survey both

basis of

Remarks & As construction work of Tower B& C is in progress and Construction work for Tower A

observations, if any yet not started, As per scope of work we considered only the current stage of
construction for building work calculation, therefore the total built-up area of tower B&
C is considered.

Note:

1. Area measurements considered in the Valuation Report pertaining to Land & Building is adopted
from relevant approved documents or actual site measurement whichever is less. All area
measurements are on approximate basis only.

2. Verification of the area measurement of the property is done based on sample random checking
only.

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

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

PROCEDURE OF VALUATION ASSESSMENT

GENERAL INFORMATION

Important Dates Bale of Date of Date of Valuation | Date of Valuation
A Inspection of the Assessment Report
ppointment Property
= 10 July 2024 ~ 23July2024 | 31July 2024 26 August 2024
ii. | Client Punjab National Bank 9/90, P Block, Connaught Place New Delhi

ii._| Intended User Punjab National Bank 9/90, P Biock, Connaught Place New Delhi =

iv. | Intended Use To know the general idea on the market valuation trend of the property as per free
market transaction. This report is not intended to cover any other internal mechanism,
criteria, considerations of any organization as per their own need, use & purpose.

v. | Purpose of Valuation For Value assessment of the asset for creating collateral mortgage for Bank Loan
: purpose . _ -

vi. | Scope of the Assessment Non binding opinion on the assessment of Plain Physical Asset Valuation of the
property identified to us by the owner or through his representative.

vii. | Restrictions This report should not be referred for any other purpose, by any other user and for
any other date other then as specified above. This report is not a certification of
ownership or survey number/ property number/ Khasra number which are merely
referred from the copy of the documents provided to us.

viii. | Manner in which the proper [0 | Identified by the owner

is identified v/ | dentified by owner’s representative ]
__+/ | Done from the name plate displayed on the property |
[0 | Cross checked from boundaries or address of the property mentioned in the
deed
v/ | Enquired from local residents/ public
[J | Identification of the property could not be done properly
[0 | Survey was not done
ix. | Is property number/ survey | No - : o
number displayed on the
property for proper
identification? i -
x. | Type of Survey conducted Full survey (inside-out with approximate measurements & photographs). |
2. ASSESSMENT FACTORS
i.| Valuation Standards Mix of standards such as IVS and others issued by Indian authorities & institutions and
considered improvised by the RKA internal research team as and where it is felt necessary to derive
| at a reasonable, logical & scientific approach. In this regard proper basis,
| approach, working, definitions considered is defined below which may have certain
departures to IVS. . —
ii.| Nature of the Valuation Fixed Assets Valuation ) coy
iii. | Nature/ Category/ Type/ Nature i1l Category ~ Type
Classification of Asset under LAND & BUILDING RESIDENTIAL RESIDENTIAL GROUP
Valuation HOUSING PROJECT
s Classification _| Income/ Revenue Generating Asset -
iv.| Type of Valuation (Basis of Primary Basis Fair Market Value & Govt. Guideline Value
Valuation as per IVS) Secondary Basis ‘On-going concern basis ]
v.| Present market state of the | Under Normal Marketable State o .
Asset assumed (Premise of | Reason: Asset under free market transaction state
Value as per IVS) NG o AmEuN
vi. | Property Use factor Current/ Existing Use Highest & Best Use T Considered for

FILE NO.: VIS (2024-25) - 238-202-263
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(in consonance to
surrounding use, zoning
and statutory norms)
] Residential 'Residential Residential
vii. | Legality Aspect Factor 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 Valuation
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 any
Govt. deptt. have to be taken care by Legal expert/ Advocate.
viii. | Class/ Category of the Middle Class (Ordinary)
locality
ix. | Property Physical Factors Shape Size Layout
Irregular Large Normal Layout
Choose an item
X.| Property Location Category City Locality Property location Floor Level
Factor Categorization Charaé:;rcl’stlcs :harat:tﬁyizﬁcs
Scale-B City ear ighway
~ Urban developing Average Normal location B"'G:' %fc;r ;:I'ower
- wilhin locality G+1 for Villas
Within urban 3 Side Open
developing zone
Property Facing B
North Facing
xi. | Physical Infrastructure Water Supply Sewerage/ Electricity Road and Public
availability factors of the sanitation system Transport
locality connectivity
Yes from municipal Underground Yes Easily available
connection
Availability of other public utilities Availability of communication
nearby facilities
Transport, Market, Hospital etc. are Major Telecommunication Service
available in close vicinity Provider & ISP connections are available
xii. | Social structure of the area | Medium Income Group |
(in terms of population, |
social stratification, regional |
origin, age groups, economic ’
levels, location of slums/
squatter settlements nearby,
etc.) -
xiii. | Neighbourhood amenities Good . o
xiv.| Any New Development in None -
surrounding area o
xv. | Any specific advantage in None
the property ) o
xvi. | Any specific drawback in the | None
property - = . -
xvii. | Property overall usability/ Good
utility Factor .
xviii. | Do property has any No. Only suitable for residential purpose.
alternate use?
xix. | Is property clearly The land parcel proposed to mortgage is not separately demarcated at site, whereas
demarcated by permanent/ yon £
temporary boundary on site

FILE NO.: VIS (2024-25) - 238-202-263
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xx. | Is the property merged or  Yes

colluded with any other
property Comments: the subject land is not separately demarcated and may be merged
with adjoining land of same owner. )
xxi. | Is independent access Clear independent access is available
available to the property - o
xxii. | Is property clearly Yes ' =
possessable upon sale
xxiii.| Best Sale procedure to e Fair Market Value _
realize maximum Value (in Free market transaction at arm's length wherein the parties, after full market survey |
respect to Present market each acted knowledgeably, prudently and without any compulsion.
state or premise of the Asset
as per point (iv) above)
xxiv.| Hypothetical Sale e Fair Market Value .
transaction method assumed | Free market transaction at arm's length wherein the parties, after full market survey |
forI meﬁoeomputation of each acted knowledgeably, prudently and without any compulsion.
valuation - |
xxv.| Approach & Method of Approach of Valuation Method of Valuation
Valuation Used ° .
c
o | Market Approach Market Comparable Sales Method
£ A th f i
= s per the current stage of ongoing
E s construction work ( hoosc anlem. |
xxvi. | Type of Source of Level 3 Input (Tertiary) -
Information
xxvii. | Market Comparable
References on prevailing 1. | Name: Pankaj Chandola
market Rate/ Price trend of Contact No.: 08445074100
the property and Details of Nature of reference: Property Consultant
the sources from where the Size of the Property: ~1 acre
information is gathered (from Location: Near to highway
property search sites & local Rates/ Price informed: Rs.4Cr.to5 Cr.
information) Any other details/ Discussion held: —
2. | Name: Randhawa Properties Ltd.
Contact No.: 07017631719
Nature of reference: Property Consultant
Size of the Property: ~1 acre
Location: Near to the Subject property
Rates/ Price informed: Rs.2.5cr.to 3.5cr. |
Any other details/ Discussion held: He informed that 1acre of land near |
subject property is available at above
mentioned price and on highway
touching properties the prevailing rates
are in the range of “4Cr. to 5 Cr. per acre.
NOTE: The given information above can be independently verified to know its
authenticity. 4 ) 1R
xxviii. | Adopted Rates Justification | As per our discussion with the property dealers and local habitants of the subject
location we have gathered the following information:-
1. There are limited availability of Land near to the subject location.
2. Approx.1 acre of land is available at a rate of Rs. 3 to 4 crores per acre
inside of highway near to subject property.
3. Accordingly our averagely land rate can be derived at Rs.3.45 crore per
acre, which is translated into approx. Rs.8,500/- per sg:mtr.- -
4. The nearby area is mostly used as residential area \Wwheére soK
Projects are also developed such as Green Park nea

FILE NO.: VIS (2024-25) - 238-202-263 Pa_
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1. As per our micro market research, Small plots of size ~ 200 to 300 sq.m.
abutting highway are available at the rate of Rs.16,000 to 19,000/- per sq.m.

2. If we make an assessment through small plot rates by assuming land use for
plotted development then also land rate is derived around Rs.8840/- as per

below calculation:
Total Plot Area in Acre 8.131 Acre
Total Plot Area in Sg,mir. 32,907.00 Sq.mtr.
Deduction for common Infrastructure
Developments (Road, Pathways, 11,517.45 Sg.mtr
Culverts, Parks etc.) @35% ) -

Net Sellable Area '
21,389.55 Sg.mitr.

Average rate considered for single plot | 17,000.00

|
Net Revenue Rs.36,36,22,350/- |

Less for common area development Rs.7.27.24.470.00/- i
cost @20%

Net Revenue Rs. 29,08,97,880.00/-

Plot Rate Rs. 8,840/- !

So as per the above two assessment based on the facts available on record during the
course of the valuation we are of the opinion to adopt the rate of Rs.8,500/- per
Sq.m.for this Project Land is reasonable.

NOTE: We have taken due care to take the information from reliable sources. The given information above can be
independently verified from the provided numbers to know its authenticity. However, due to the nature of the information
most of the market information came to knowledge is only through verbal discussion with market participants which we
have to rely upon where generally there is no written record.

Related postings for similar properties on sale are also annexed with the Report wherever available.

xxix. | Other Market Factors
Current Market condition Normal -
Remarks: - |
Adjustments (-/+): 0%
Comment on Property Easily sellable
Salability Outlook
Adjustments (-/+): 0%
Comment on Demand & ~ Demand i ~ Supply
Supply in the Market Good : Adequately available —
Remarks: Good demand of such properties in the market
Adjustments (-/+): 0% )
xxx. | Any other special Reason: The subject land is large and irregular in shape. ]
consideration

Adjustments (-/+): 0%, the discount is already calculated above. -

FILE NO.: VIS (2024-25) - 238-202-263 Page 19 of 55
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xxxi.| Any other ésﬁ:act which has
relevance on the value or
marketability of the property

NA

Valuation of the same asset/ property can fetch different values under different
circumstances & situations. For eg: Valuation of a running/ operational shop/ hotel/
factory will fetch better value and in case of closed shop/ hotel/ factory it will fetch
considerably lower value. Similarly, an asset sold directly by an owner in the open
market through free market arm’s length transaction then it will fetch better value and
if the same asset/ property is sold by any financer or court decree or Govt. enforcement
agency due to any kind of encumbrance on it then it will fetch lower value. Hence before
financing, Lender/ Fl should take into consideration all such future risks while
financing.

xxxii. Final adjusted & weighted
Rates considered for the
subject property
Considered Rates
Justification

Xxxiii.

This Valuation report is prepared based on the facts of the property & market situation

on the date of the survey. It is a well-known fact that the market value of any asset
varies with time & socio-economic conditions prevailing in the region/ country. In future
property market may go down, property conditions may change or may go worse,
property reputation may differ, property vicinity conditions may go down or become
worse, property market may change due to impact of Govt. policies or effect of
domestic/ world economy, usability prospects of the property may change, etc. Hence
1t:inafcrre financing, Banker/ Fl should take into consideration all such future risk while

nancing.

Adjustments (-/+): 0%

Rs. 8,500/- per §q. mtr on Land area

As per the thorough property & market factors analysis as described above, the
considered estimated market rates appears to be reasonable in our opinion.

FILENO.: VIS (2024-25) - 238-202-263 Page 20 of 55
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Basis of computaion & working

= — ]

Valuation of the asset is done as found on as-is-where basis on the site as identified to us by client/ owner/ owner |
representative during site inspection by our engineer/s unless otherwise mentioned in the report.

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.

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
Jjudiciously taken considering the factors of the subject property, market scenario and weighted adjusted
comparison with the comparable properties unless otherwise stated.

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 fetched within the limited 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 to be derived mostly based on the verbal information which has to be
relied upon.

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, valuation
metrics is prepared and necessary adjustments are made on the subject asset.

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 takes place in complete
formal payment component may realize relatively less actual transaction value due to inherent added tax, stamp
registration liabilities on the buyer.

Secondary/ Tertiary costs related to asset transaction like Stamp Duty, Registration charges, Brokerage,
Commission, Bank interest, Selling cost, Marketing cost, etc. pertaining to the sale/ purchase of this property are
not considered while assessing the indicative estimated Market Value. .
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 place for an amount less
than the actual transaction amount and rest of the payment is normally done informally.

Area measurements considered in the Valuation 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.

Verification of the area measurement of the property is done based on sample random checking only. [
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 Valuation services.
Construction rates are adopted based on the present market replacement cost of construction and calculating
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applicable depreciation & deterioration factor as per its age, existing condition & specifications based on visual
observation only of the structure. No structural, physical tests have been carmied 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.

Construction rates are adopted based on the plinth area rates prevailing in the market for the structure as a whole
and not based on item wise estimation or Bills of Quantity method unless otherwise stated.

The condition assessment and the estimation of the residual economic life of the structure are only 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 integrity & strength.

Any kind of unpaid statutory, utilities, lease, interest or any other pecuniary dues on the asset or on its owners has
not been factored in the Valuation.

This Valuation is conducted based on the macro analysis of the assel/ 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.

Valuation 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 have assumed that it to be true and
correct.

xxxv. ASSUMPTIONS = _

a. Documents/ Information/ Data provided by the client/ property owner or his representative both written & 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 on record
as frue & factual.

c. The assets and interests therein have been valued free and clear of any liens or encumbrances unless stated J
otherwise. No hidden or apparent conditions regarding the subject assets or their ownership are assumed fo 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 valuation 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 Valuation 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 Valuation has been considered on all cash bases which includes both
formal & informal payment components as per market trend.

f.  Sale transaction method of the asset is assumed as Free market transaction without any compuision unless
otherwise mentioned while assessing Indicative & Estimated Fair Prospective Market Value of the asset unless
otherwise stated.

g. If this Valuation 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.
This valuation report is prepared for the specific unit based on the assumption that complete Group Housing
Society/ Integrated Township is approved and complied with all relevant laws and the subject unit is also approved
within the Group Housing Society/ Township.

xxxvi.| SPECIAL ASSUMPTIONS
None

xxxvii. | LIMITATIONS y - ]
None
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3. VALUATION OF LAND
Indicative & Estimated Prospective

Particulars Govt. Circle/ Guideline Value Fair Market Value

a. | Prevailing Rate range Rs.10,000/- per sq.mtr Rs. 3 Cr, to 4 Cr. per Acre
Rate adopted considering all

. - ; .8,500/- !

b. characteristics of the property Rs.10,000/- per sq.mtr Rs.8,500/- per Sq.mtr
Total Area considered (documents

. vs site survey whichever is less) 8.131 acre/ 32,907 Sq.mtr 8.131 acre/ 32,907 Sq.mtr

32,907 Sq.mtr X Rs.10,000/- per 32,907 Sq.mtr X Rs.8,500/- per

Total Value Land sq.mtr sq.mtr

d. Rs. 32,90,70,000/- Rs. 27,97,09,500/-

4. VALUATION COMPUTATION OF BUILDING
M/S Sobti Sapphire

Rate of Cost of
sl. Built-up Area | Construction | TOICOStOf | coniirionas | current Stage of

No: | ' | (insqft) | Adopted per " | per the current construction
sq.ft stage @10%

As per the site visit on
24/07/2024, the
construction of the
structure work of the
basement of Tower B
and Tower Cis in
progress. Brickwork,
Plastering and finishing
works are still
remaining. So as per
present condition we
adopt 10% of total
construction rate for
the basement of tower
B&C.

1 B&C 2,78,068.73 1800 50,05,23,714 5,00,52,371

Total %5,00,52,371

~ L. |
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A A\ () () ADD () A f RIOR OR PROP -

S.No. | Particulars Specifications Depreciated Replacement Value
a. | Add extra for Architectural aesthetic

developments, improvements e =

(add lump sum cost)

b. | Add extra for fittings & fixtures

(Doors, windows, wood work, cupboards, s e

modular kitchen, electrical/ sanitary fittings)

C. | Add extra for services

(Water, Electricity, Sewerage, Main gate,

Boundary, Lift, Auxiliary power, AC, HVAC,

Firefighting etc.)

d. | Add extra for internal & externaldevelopment

(Intemal roads, Landscaping, Pavements, Street

lights, Green area development, Extemal area

landscaping, Land development, Approach road,

efc.)

e. | Depreciated Replacement Value (B) e ----

f. | Note:

» Value for Additional Building & Site Aesthetic Works is considered only if it is having exclusive/ super fine work
specification above ordinary/ normal work. Ordinary/ normal work value is already covered under basic rates above.

» Value of common facilities of society are not included in the valuation of Flat/ Built-up unit
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6. CONSOLIDATED VALUATION ASSESSMENT OF THE ASSET
Govt. Circle/ Guideline Indicative & Estimated Prospective

§. No. Particulars Value Fair Market Value

1. | Land Value (A) Rs. 32,90,70,000/- Rs. 27,97,09,500/-

2. | Built-up unit(b) --- Rs.5,00,52,371/-

3. | Additional Aesthetic Works Value (C) - -

4. | Total Add (A+B+C) - Rs.32,97,61,871/-

5 Additional Premium if any — —

Details/ Justification =
Deductions charged against sold units (-) Rs. 25,18,895/-

6. Details/ Justification — -
Total Indicative & Estimated
[ £ Prospective Fair Market Value Rs. 32,90,70,000/- Rs.32,72,42,976/
8. | Rounded Off Rs. 32,90,70,000/- Rs.32,72,00,000/-
9 Indicative & Estimated Prospective A Rupees Thirty Two Crore Seventy
: Fair Market Value in words Two Lakhs Only
10. Expected Realizable Value (@ ~15% - Rs. 27,81,20,000/-
less)
Expected Distress Sale Value (@ 54 /-
1. ~25% less) o Rs. 24,54,00,000

12 Percentage difference between Circle
" | Rate and Fair Market Value

13. | Concluding Comments/ Disclosures if any

More than 20%

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

b. This valuation has been conducted by R.K Associates Valuers & Techno Engineering Consultants (P) Ltd. and
its team of experts.

C. This Valuation 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.

d. 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.

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

f.  The valuation 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.

g. 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.

h. This report is prepared following our Standard Operating Procedures & Best PracnceaathVHer subject to
Limitations, Conditions, Valuer's Remarks, Important Notes, Valuation TOS and basis /ef computa‘tlon &worklng
as described above.
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14.

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 related
fo 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 Valuation.

Fair Value without using the term “Market” in it describes that the value suggested by the Valuer may 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 by 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 Jjust & 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 Valuation.

Here the words “in consonance to the established Market” means that the Valuer will give opinion within the realms
& dynamics of the prevailing 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 asset/ 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 towards 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 transaction 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 asset, 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, salability 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 eageress & 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 legal process, clearance sale or
any such condition or situation thereof where the pressure of selling the asset/ property is very-high to realize
whatever maximum amount can be from the sale of the assets in a limited time for clearance of dues. or due to

1

A ]
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Difference between Cost, 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.

15.

Enclosures with the Report:

Enclosure Ill: Declaration

Enclosure IV: Model code of conduct for valuers

Enclosure V: Photographs of the property

Enclosure VI: Google map location

Enclosure VII: Copy of Circle rate

Enclosure VIII: Referenced on price trend of the similar related properties available on public domain.
Enclosure IX: Extracts of important property documents provided by the clients

Enclosure X: Valuer's important remarks.

e & @& @ = ® @ @
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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 inaccuracy 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 concemned 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.

I[EREPORT IS USED FOR BANK/ Fis

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.
Valuation Terms of Services & Valuer's Important Remarks are available at www.rkassociates.org for reference.

SURVEY ANALYST VALUATION ENGINEER L1/ L2 REVIEWER
Ashil Baby & Babul Akthar Ashil Baby

W

Rajani Gupta
A
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ENCLOSURE lll: DECLARATION

The information furnished in our valuation report dated 26/8/2024 true and correct to the best of our
knowledge and belief and we have made an impartial and true valuation of the property.

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

Our authorized Engineer/ surveyor Mr. Babul Akthar and Ashil Baby have personally inspected the
property on 23/7/2024 the work is not subcontracted to any other valuer and is carried out by us.

We have not been convicted of any offence and sentenced to a term of imprisonment.

e We have not been found guilty of misconduct in professional capacity.

f

i

S.

We have read the Handbook on Policy, Standards and procedure for Real Estate Valuation, 2009 of
the IBA and has tried to apply the “Standards” enshrined for valuation in the Part-B of the above
handbook to the best of our ability as much as practically possible in the limited time available.

We have read the International Valuation Standards (IVS) and the report submitted to the Bank for the
respective asset class and has tried to apply the “Standards” as enshrined for valuation in the IVS in
“General Standards” and “Asset Standards™ as applicable to the best of our ability as much as
practically possible in the limited time available.

Procedures and standards adopted in carrying out the valuation and is mentioned in Part-D of the
report which may have certain departures to the said IBA and IVS standards in order to provide better,

1.

just & fair valuation.

We abide by the Model Code of Conduct for empanelment of valuer in the Bank.
| am the authorized official of the firm / company, who is competent to sign this valuation report.

No. Particulars

Background information of the asset being
valued

Valuer comment
This is a Residential Group Housing Project
proposed on the aforesaid address having a total
land area of 12.129 Acre/ 49,106 sq.mtr. but the land
parcel of area 8.131 Acres/32,907 Sq.m. proposed
to be mortgage. The total saleable area for flat
4,64,092 sq.ft and total Built uparea of villas 2,53,528
sq.ft as found on as-is-where basis which owner/
owner representative/ client/ bank has shown/
identified to us on the site physicallyunless 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.

Fhissocires

Purpose of valuation and appointing authority

Please refer to Part-D of the Report.

LIN

Identity of the experts involved in the valuation

Survey Analyst: Mr. Babu Akhthar and Mr. Ashil
Baby

Valuation Engineer: Ashil Baby

L1/ L2 Reviewer: Rajani Gupta

Disclosure of valuer interest or conflict, if any

No relationship with the borrower and no conflict of
interest.

Date of appointment, valuation date and date
of report

Date of Appointment: 10/7/2024
Date of Survey: 23/712024
Valuation Date: 31/712024
Date of Report: 26/8/2024

Inspections and/ or investigations undertaken

Yes, by our authorized Survey Engineer Mr. Babul
Akthar and Mr. Ashil Baby on 23/7/2024

Nature and sources of the information used or
relied upon

Please refer to Part-D of the Report. Levei 3 lnpul
(Tertiary) has been relied upon. /L

Procedures adopted in carrying out the
valuation and valuation standards followed

Please refer to 74
Part-D of the Report. '
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recommend not to refer the indicative & estimated
prospective Value of the asset given in this report if
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any of these points are different from the one
mentioned aforesaid in the Report.

This report has been prepared for the purposes
stated in the report and should not be relied upon for
any other purpose. Our client is the only authorized
user of this report and is restricted for the purpose
indicated in This report. l/we do not take any
responsibility for the unauthorized use of this report.

During the course of the assignment, we have relied
upon various information, data, documents in good
faith provided by Bank/ client both verbally and in
writing. If at any point of time in future it comes to
knowledge that the information given to us is untrue,
fabricated, misrepresented then the use of this report
at very moment will become null & void.

This report only contains general assessment &
opinion on the indicative, estimated Market Value of
the property for which Bank has asked to conduct the
Valuation for the asset which owner/ owner
representative/ client/ bank has shown/ identified to
us on the site and as found on as-is-where basis
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 which has been
relied upon in good faith. 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.

This report is not a certification of ownership or
survey number/ property number/ Khasra number
which are merely referred from the copy of the
documents provided to us.

extent they explain or elucidate the limitations
faced by valuer, which shall not be for the

valuation report.

purpose of limiting his responsibility for the

10. Major factors that were taken into account | Please refer to Part A, B & C of the Report.
during the valuation
g Major factors that were not taken into account | Please refer to Part A, B & C of the Report.
during the valuation
12. Caveats, limitations and disclaimers to the | Please refer to Part D & Part E Valuer's Important

Remarks of the Report enclosed herewith.

Date: 26/8/2024
Place: Noida

(Authorized Person of R.K Associates Valuers & Techno Engg. Consultants (P) Ltd.)
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ENCLOSURE IV: MODEL CODE OF CONDUCT FOR VALUERS

Integrity and Fairness

1
2.
3.

4.
5.

A valuer shall, in the conduct of his/its business, follow high standards of integrity and fairness in all
his/its dealings with his/its clients and other valuers.

A valuer shall maintain integrity by being honest, straightforward, and forthright in all professional
relationships.

A valuer shall endeavour to ensure that he/it provides true and adequate information and shall not
misrepresent any facts or situations.

A valuer shall refrain from being involved in any action that would bring disrepute to the profession.

A valuer shall keep public interest foremost while delivering his services.

Professional Competence and Due Care

6.

7 i

10.
11

A valuer shall render at all times high standards of service, exercise due diligence, ensure proper care
and exercise independent professional judgment.

A valuer shall carry out professional services in accordance with the relevant technical and professional
standards that may be specified from time to time

A valuer shall continuously maintain professional knowledge and skill to provide competent professional
service based on up-to-date developments in practice, prevailing regulations/guidelines and
techniques.

In the preparation of a valuation report, the valuer shall not disclaim liability for his/its expertise or deny
his/its duty of care, except to the extent that the assumptions are based on statements of fact provided
by the company or its auditors or consultants or information available in public domain and not
generated by the valuer.

A valuer shall not carry out any instruction of the client insofar as they are incompatible with the
requirements of integrity, objectivity and independence.

A valuer shall clearly state to his client the services that he would be competent to provide and the
services for which he would be relying on other valuers or professionals or for which the client can have
a separate arrangement with other valuers.

INDEPENDENCE AND DISCLOUSRE OF INTEREST

12.

13.
14.

15.

16.

1Z

18.

19.

A valuer shall act with objectivity in his/its professional dealings by ensuring that his/its decisions are
made without the presence of any bias, conflict of interest, coercion, or undue influence of any party,
whether directly connected to the valuation assignment or not.

A valuer shall not take up an assignment if he/it or any of his/its relatives or associates is not
independent in terms of association to the company.

A valuer shall maintain complete independence in his/its professional relationships and shall conduct
the valuation independent of external influences.

A valuer shall wherever necessarily disclose to the clients, possible sources of conflicts of duties and
interests, while providing unbiased services.

A valuer shall not deal in securities of any subject company after any time when he/it first becomes
aware of the possibility of his/its association with the valuation, and in accordance with the Securities
and Exchange Board of India (Prohibition of Insider Trading) Regulations, 2015 or till the time the
valuation report becomes public, whichever is earlier.

A valuer shall not indulge in “mandate snatching” or offering “convenience valuations” in order to cater
to a company or client's needs.

As an independent valuer, the valuer shall not charge success fee (Success fees may be defined as a
compensation / incentive paid to any third party for successful closure of transaction. In this case,
approval of credit proposals).

In any fairmess opinion or independent expert opinion submitted by a valuer, if there has been.a prior
engagement in an unconnected transaction, the valuer shall declare the association with the ‘company
during the last five years. 1414 \2,)
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Confidentiality
20. A valuer shall not use or divulge to other clients or any other party any confidential information about

the subject company, which has come to his/its knowledge without proper and specific authority or
unless there is a legal or professional right or duty to disclose.

Information Management

21. A valuer shall ensure that he/ it maintains written contemporaneous records for any decision taken, the
reasons for taking the decision, and the information and evidence in support of such decision. This shall
be maintained so as to sufficiently enable a reasonable person to take a view on the appropriateness
of his/its decisions and actions.

22. A valuer shall appear, co-operate and be available for inspections and investigations carried out by the
authority, any person authorised by the authority, the registered valuer's organisation with which hef/it
is registered or any other statutory regulatory body.

23. A valuer shall provide all information and records as may be required by the authority, the Tribunal,
Appellate Tribunal, the registered valuer's organization with which he/it is registered, or any other
statutory regulatory body.

24. A valuer while respecting the confidentiality of information acquired during the course of performing
professional services, shall maintain proper working papers for a period of three years or such longer
period as required in its contract for a specific valuation, for production before a regulatory authority or
for a peer review. In the event of a pending case before the Tribunal or Appellate Tribunal, the record
shall be maintained till the disposal of the case.

Gifts and hospitality:

25. A valuer or hislits relative shall not accept gifts or hospitality which undermines or affects his
independence as a valuer.
Explanation. — For the purposes of this code the term “relative” shall have the same meaning as defined
in clause (77) of Section 2 of the Companies Act, 2013 (18 of 2013).

26. A valuer shall not offer gifts or hospitality or a financial or any other advantage to a public servant or
any other person with a view to obtain or retain work for himself/ itself, or to obtain or retain an advantage
in the conduct of profession for himself/ itself.

Remuneration and Costs.

27. A valuer shall provide services for remuneration which is charged in a transparent manner, is a
reasonable reflection of the work necessarily and properly undertaken, and is not inconsistent with the
applicable rules.

28. A valuer shall not accept any fees or charges other than those which are disclosed in a written contract
with the person to whom he would be rendering service.

Occupation, employability and restrictions.

29. A valuer shall refrain from accepting too many assignments, if he/it is unlikely to be able to devote
adequate time to each of his/ its assignments.

30. A valuer shall not conduct business which in the opinion of the authority or the registered valuer
organisation discredits the profession.

Signature of the Authorized Person:

- |8
Name of the Valuation company: R.K Assodiatas Valuers'&Techno En . Consultants (P) Ltd.
y _ T Vale %&J 99 (P)
Address of the Valuer: D-39, Sector-2, Noida- 1304

Date: 26/8/2024

Place: Noida
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ENCLOSURE: VIl - REFERENCES ON PRICE TREND OF THE SIMILAR RELATED
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Contact Ownar

1280 Lac -

Hatjesn singn

More Details
Do ze 128 Lac
Pk Eajour Road Rudradpur. Litarakhand

=gctes Taet.e: in a gateg coony

= 3om
r 0 1
ans =

30Lac (o=

e les aTIN
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"FINDAUCTION

HOME SEARCH

VALUATION ASSESSMENT

M/S SOBTI SAPPHIRE

PREMIUM BLOG

h

FAQ ABOUTUS JOB CONTACT

REINFORCING YOUR BUSINESS

ASSOCIATES'

VALLIF RS & THOHSO NG NG (WL TANTS @) (TD

oo ATan IS 0 ] ETEL L P

Bank Name

Property Type P

Arga

Possession Symibol

Lacality Bibdiba. E

City Bulars

Reserve Price T 14.42

Emd Amount 1,500

Bid Increment 225

EMD submission Wes Jul 2324 |2
Auction Start Date & Time Thu, 04 2024 114
Auction End Date & Time Titw, D4 2024 ¢«

"FINDAUCTION

HOME SEARCH PREMIUM BLDG

FAQ ABOUTUS OB

CONTACT

Plot in Dibdiba, Bilaspur
E I

Description
Borrower Name Wy Sk Balan Asso
Bank Name
Property Type
Location Al peecs =
e LI
$ r R &1
= 2 = pl
=t L 1}
Biot N 7 |
B i il
z Nio Narengy
Arga 252 Sy Mirs
Pussession Syrriboli

»
nd 1 - me nt kee
ge be el
pur, Ds Rampur, Uity
tal ared 252 1
F nets est Plal B
I N 723 Sale fes
Bilaspur s g name o
I ” 8.2 Bati Ne
(Symbt Fussessy 1l

Ram ¥
Fravesh
C-21, North
L
. Be
—
& ey
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VALUATION ASSESSMENT
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www. valuationintelligentsystem.com

]

REINFORCING YOUR BUSIMNESS

ASSOCIATES'

VALLERS & TECHNO FNGINEERING COWSUETANTS (#) 1TD

WL L I TR T R

Punjab National Bank Auctions for Land in Tehs:| Bilaspur, Rampur

Rszicentls Rampu G247

Bank Cetats

Resarve Prica ¥ 14.42.000
Contact Detaile:
Contsct No - 553

AwsetCategory Rasigerts Zuction End Dats
Frogerty Type banc Appiication Submision Date
Auction Type Sierfaes Auchior

Downloads

Sale Notice 1

582428

Service Pravicsr

Description
6 W af Renatentia! e ronswrirg stea J85.67 ¢ 3t Chuk no 36, Gt Mo E58 rrir (™ol i 247 al Vil Siadig 1KY Groens) Caioey, wdo saie deod rea 748
Book “m 01, Khand 2007, Pages 180 424, dueez O 2045 Tehal miaapat, Tarow ir e rame of S Grchar S on We Sk Shry Crar S
ProvinCe/ State: ~rora Pradess CityiTown: Rampyr APORTOWN: Terail Bilimoe

Frogerty Detaile
Borrower Name M's SRL Corporatian Auction $tart T'me 34 07-2024 0420

2 BHK Apartment for Sale in NH-87, Rudrapur

News Property 1200 Sc.Fu Rescy To Move

06-Jul-2024

741 Lakhs

2 BHK Flat for Sale in NH-87, Budraput A
0> s
fowrd 2 sqft 80 Acady to ¢ P> u

135 Lac
,

O ME Prime

T C i
wr * g gy
'{'/.‘}V/-’_H-\:‘ ¢

2

X \g

. ]
<

)
g\ /8
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1BHK Flat : /5L . -

600 sq.ft R142K/sq.ft

Bueeil Up Ared A, Pnce

OVERVIEW POPULAR PROPERTIES NEARDBY AMENITIES RATINGS AND REVIEWS PRICE TRENDS LOCALITY PROJECT Q&A
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VALUATION ASSESSMENT
M/S SOBTI SAPPHIRE

TR cssaes

WALLFAS & TOHND FNGME T RING CONSUETANTS @) i TD

AT IR T G ATHA T

wegroom

1800 sq.ft

Buitt Up Arza

UVERVIEW

&round This Property

POPULAR PROPERTIES NEARBY

3 BHK Independent House

- -
¥9.28 K/sq ft Recaagy tc move North fazin
Avg. Price Pesiession status Fact3
FURNISHINGS AMENITIES RATINGS AND REVIEWS

@ Green Park, Dibdiba. Rudrapur

(o]

1.67Cr -

PRICE TRENDS

ontact Selier

Sandeen
s

Semi Furnished

t €82

Furrishang

LOCALITY
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Copy of Cizra Map

Ik

REINFORCING YOUR BUSINESS

ASSOCIATES

VALLIFE & TECHWD EWGET RWNG (0N TANTS (@) LTD

. \
a’i‘“‘l qarx:}] =y

o - fraer

~

g 1

k"tu—

| ‘-_‘gc‘f_

LI S
SNE Ny 13y

fir 18

¥ 54

mh‘f.t_}-a‘ -b:‘ﬂ(
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ENCLOSURE: V - PHOTOGRAPHS OF THE PROPERTY

(ERS & TEOWND NG

vl (TN CTRTT fm 0

me e R

B Bl
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System VALUATION ASSESSMENT SllessnDinrRaaN BNE M
Warld's first fully digital Automated Platform for ws SOBTI SA PPHIRE : :
Integraning Valuation Life Cycle -
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ENCLOSURE IX: EXTRACTS OF IMPORTANT PROPERTY DOCUMENTS PROVIDED BY

THE CLIENT

Copy of TIR -1

RASEY SAXFNA Office: MLG 1752 Awas  Vikas
ADY N AlE Amarlya Road Rudmpwr, Digt. Udbam
Seh Nogar (Utiarakhand)
F-mait: cadvocate 0l @ gmailcom
Contaet: 9537426760
Twisd 1§ 06 3023

10 WHOM 1T MAY CONCERN
NON-ENCUM BRANCE CERTIFICATE

haw No,

| contfy | heve ameched fe Bouls svambiz n be office o e SubRegserar

Hlaspir & revimee recenk 4 Chalibandi of or Blspur, Disn. Hampwr iv 0

vreveding ey Peen D100 2000 ¢ O8O £ gt @ e (olking pronertes of

Amgr Deselopers, Village Divdibe. Tebsd Himspaw Distl. Hampier. though 0

Parmer Ve Serjesl Singh So Shol Sendase Singh R Sorth Ciey  Barsilly, Destt,

Bareiy (Uiimar Pradesh) undine sowmhranes Sade Gt or oy o osterd ting which
o allan b e over e anded property s acked agumst cach lem

B Be THe can search repest i respest of & pece of andipioperty beaneg Cimk No
Jeih Gawm nov 2 Min wrew U560 Hecrs. 143 NEn ewe 0051 Heou & 180 srem
A3 Meors, dolel aren DA Meck smaawd o vikage Dilibe, Tenud Blaspur, Dsce
Ramper bolonge '® Amar Dewlopers, Vithige Ibdiba, Tebsl  Bilisger Dk,
Hawpur, throagh o Purter Vi Sarjes Singh So St Sardas Singh R Nowth
Ty Marelly, 1hsn Barcilly (Lour Prstesh),

spncarae e searrg Chak Noo 30, Gata son 32 Vi arca 8560 Heete. KO Mis
wra 005 Becr. & MO wen 0N Becrs Totul wrem 062 Beot vosmed o sillage
Debichibm, Temed Biloapur, | el Ramgen

Honnduries & per v doeik -
(32 Nk

Wl Lumd oF C bk N 258
N Lad 0 Lk N W
Senrh v g

Properiy B guesien sin the neme of: Amar Dogopors, Village Ditdive, Tehad
Ilnper Mar Raopur. Srough B Partose M. Secjent Singh St Shei Sunber
swgh Ry ot Ly Beresly, s Uarelly (L Hher Predok)

GAKENA
==
T |
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VALUATION ASSESSMENT
M/S SOBTI SAPPHIRE

Copy of TIR -2

Ik

REINFORCING YOUR BUSINESS 1

ASSOCIATES

WALLINS & TTOHWNO ENGINEERWNG CONTLL TANTS (9 1 TD
TN T T T )

Haziry Sanisa e MIL 77%2 Awss YVike

ALK A _-\:;nr.;.;n Roed Rucraeo: INan. Udham
Sirgh Nagar (Unaraklhee.t)
F-malk isa hA!‘- e madlgom
Cantact: WEIT8- 20740

Froved 1MAING J02%

0 W HONM 1T MAY CONCE RS

SNONENCUMBRANT CLHIIF S TE
Ty et ) nave ssaiched S books svalabibe iy the o5 o O SelvBcgninsr
Blwgar & revepns veqnds ot | vakbans cifee Dilespar. 1ash Hamger (0 )
prrevshog swers Bvmn U0 O 2000 s 1GIE T2 o reaet of 4o Gl wiag pesperies uf

Shel Uvasginpal Saagh o Shol Heera Szt W Modal Toee Bamedls, Thatr,
fhatealte (Niniar Frmdoali) 00 1 crgummesnage Savw OE e ey maernl therg whe>

o #UAL I Ok e ke lantal progery mo S agesel ol dre

. Wt feoar ' reapect of & peece o sdpoopenty hoareg Chial N
37 Gt wiwe N MBa swen 0020 Thegis. 119 Maa arsa .30 Herin & $03 Min s1ea
35 Bhowis, Vaigh ares 0 004 Moo smmand = v Page Inmbtla, Tiowl Bloon . Dt
. phowgs o Shos Eharaspal Sagh So Sk Hoers Sagh Ho Model Toes
Haas 218y, Dhetn. Bare iy (U 1 Pradedil
et af [
. o taned beacwg Ubak No 4T Gaits oo P08 Ny wee 4 0000 Moo, 100 NMin
s LU Mleets X 1EX Mim sren GOZE Heots Total srve 1000 Hesta ool w
g Ibdla, iehad Wi, I Racrgrar

s per sl del
30 Uhalnor,
L] Seoug
il Wommming ol il Uhabk ™s &
i 2 SR TE R ool ek N 47

Cyepes iy i aaestian s in e meese ol S Charsepel Siagh Sa Saen Wewora
gl e Shoatet Pomn Boie s Ieant Barciity (L viar Prssbehi

Dochmrating arder umbos seitin S0 Thave bs vl anns slea larative ordder,
ippar el ok 1B pevesae recerds, wherebo ihe aliresaal lasd has ol been

olared as pan-serseslivee unider e sevenne lave sndo seetom 8 00 ol
LF Copsalidation Am 193)
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VALUATION ASSESSMENT
M/S SOBTI SAPPHIRE

Copy of TIR -3

h

REINFORCING YOUR BUSINESS 1

ASSOCIATES

WALLIF®S & THOWNO FNGINEFRING CONSLETANTS (#1101
et CINTT A o4 4 LT

IR ASEFY SANEAY Offce: MIG 3787 Awas  Vikas,
ATHSUH A1 Viasivie Ropd, Ruoape . Disit Udham
Sirszh Navae- (1 rarachm §)
Feomaik: readvocarel | @ email com
Contact: 98774 26760
Pated 19062003

TOOMWHEONM EE MAY CONCE RN
NON ESCUMBRANCE CERTIFICATE

wx Tl 1 3 ' w Pk Wi owm the offi. o e Sus-Regetrgr
Blasper & vovmne reconids o Chakbandi fce Hilasgue, [hee: Rampar e 17

i fi ety 20023 L5 L the ving properias of

Fharaspal Swgh S0 Sepd Weers smgh W Moskel Town Baredie, Disn

Waredly (U ttar Pradeshy o o coopmbrug . Gl or ooy o emid! g which

.-—.|.1|'< oty ol ageed cach s

Fland propons b ving Gaatd mos. Mh

ham om0 30 Mcats . 1T Ve e 0 Merts . F M mcu Ll Hewts, 10 Min
a NG Mects & IS M rwa R Bherts, Totel srwn 1215 Hent gt

Ebalibrn, Tobil Thilospnr Do Rusirpes Ty oo Shes U hiaranpal Sngh %)

Shis Hhecrs Simgh B Voot Lown Haresy, Dt Bareills (8 viae 1'riadevh)
Pitamids o piriperty

e ) ¢ Geata gm0 Mhm area U I80 Heots 67 Vi aeps B )40
Meots 10 Mis area EoBhvers 100 Ve ared O 000 Weits & 1Y Vi area DS
Mects Tolnd arca ) 208 Hst N e ihabibea, | Bl opim

Bopndaries o pee sabe etk

roperts il guestion b owi the mame f Shei arenpnl Stegh S Sho Yoy
amgh B Moded Tome Barcdis . D60t Baroilly ! e Pradosh !

U aticn wades seetion 5oy There » oo amy declaraton ordes. apparcnt

ool resemise ceeomds, wheretis e w!oresand bnild B s baen Bertured as

\-.
\' \ ‘.LL"'\""\
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: { tae] Tes
|

tagd
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e
o _
. gl s
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Copy of UP Rera Certificate

m\_“.“ FORM C
* [Se0 rute 6(1))
HEGISTRAT!GN CERTIFICATE OF PHOJECT
Thes regutaion s et
UPRERAPRJ154730
Project Name SOBTI sAPPHIRE
Project Address - Tohshib - Bilaspur, District - Rampur

i Yesr g B s = "
T SeCin S of e Al 1o he Tol MW gl urirles propoct renmtetion mumber

1.580B7IEe B8 e — :
C_E uIEiUiLD;'.ELL LIMITED firrn ¢ sooely | company / competon! authorty havng s registerss off-o

FInCipel place of businoss 8l W2 152.8, SHOP NO-3, PLOT NO 155 PRATAS NAGAR, NEW DELH), WEST

DELHI DL 110054 18 . W=

his registration is granted subject 1o e fC“Clwng conditions. namety

N T - - - .

1) "he Promoter shall enter s an agreemant far sale with the alictlees in the farm ta be prescribes
SOparalely .

i} Tre promoter shall execute and tegsier a conveyance ceed in favour of he aficitee or the
assoGabton of the aliollees,. as the €ase may be, of the agartimen or the CcOMmMonN areas as por section
17

{#) The promater snas deposit seventy percant of the amounis realised by the promater in a Zeparale
Actount 10 be maintamed in a schegyls bank 1o cover the ool of construction and the lasd cost to be
used only for the purgesn as persub clause (0) of clause (1) of ue 25sechon {2) of sechon 4;

(iv} The registration shali be valid for B period of § years commencing from 31.10-2023 and enang witn
17-07-2028 unless 1enowead by the Real Estate Reguiatory Aull ity in accordance with section & read
with ~yle 7 of the Acl,

(v} The promoter shall compiy wilh the frovisions of the Act und the fules and regulatons made
thareunder:

{vi) The promoter shall not contravens the Fowsions of any othe: law for the lime Deing in force m tha
Area whene the provect is being daveioped

wit The validity o the spproved map s sl 10.01.2026 and tho Promater has sought the registratsan il
17.07.2028. The promoter shall provide the revalidated map o the RERA Authority thres months belore
the exgiry of the approved map

3. If tha above menboned conditions are not fulfSad by the promoter, ine 'agulatory authority may take
RECESSary acllon against the promaoter inchiadng revoking the fegistralion cranted herein, as per ihe Act and
he nilas and regulations nade theregsdar

Oate.31.10-2023
Placa Lucknow
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]

VALUATION ASSESSMENT
M/S SOBTI SAPPHIRE

Copy of Consortium Agreement

REINFORCING YOUR !USINESS

ASSOCIATES'

VALLIRS & TECHNO ENGINETVING CONSUTTANTS (#) 41D
AT TR T e

THIN CONSORTIUM AGREEMENT din short “Apreément™) s efeered

[T B'I'rln_» af September 2023

SOETIS BURDWELL LIMITED = Company regigered under the Campanies
Act, 2013 through s hrector Mre, Suddh Pondn, So Tooe Sh Amer

Panda, Kon 26-1, 83, Greater Green Part Rereily 235 007 gherein
sifcral Uifice at W7 [32-R Mlu"" Nu,

Pt No, (68 Fraw .V.ul:«f New Delhi, 1100 Jndia Co i
CortpkeX, Green Wi, Vill, Darunagla, Bisilpur Rood, Bare 1y

5 A i
U which expression shall un

. PR T R T
ead Member") having is

e bt
Mq3am

N it be repugnant we e Ny or
meamny theren? inclede s successors, Bguidators and assiyns of the One

un,

AXD
UNETRUTH PROMFET TRIVATE LIMITED. o Colpan. 4 g stered
under the Companies Act 21V having s Registered office ot Hlouse N,
W Fhor Bt Bock T lendimark NA DD RES Scherta Sorana ¥ ohar
Now Thbhi 0 028 & Crop, 0, Sebu o --r".r eN, Grat Phrk,
larunag b, Tesslpur Road, Tereilly 283 000 U2 Authorised Sgharon
Shri Charanpal \'l h .N-'" S Lae Sri Hira Nngh Sobu hovirg 1s 270
K, o b Groun Tark, Wereilly 233 nib LU,

\\l \R D[‘ l“lﬂl"l'll% a Pariner ‘éu}' I'.I'T"'! unider the Thn -l'.'i‘nl" Lt
32 having 25 offke @ Scber Gorplex, Oreen Tark, V Larunagla,
|‘L,.'11ur Ruad, Bareilly (U2 233 002 Sae office Vil Zerh Teh
Tardpur DisiL IHre ¥ 1 230 E05. chitpugh s Parer She Chprdnp
Singh Sebti & o Low Sei Uira Nngh Sohti having s 200 08, Gokkn
Green Ik, Bareilly 23300600170

CHARNAPAL SINGH SOBT! 50 Late Sh. Ui Singh Sabi b
its B8 10K, Gaiden Green Park, Bareithe 285 b (100

hereefer coleaivels refored 1o & "Consertinm Membirs” which

expression shal, unless repugnant o the oimext or meanin: theeoll be

deered o mclde oshiSher their legal hoers,  successars=n=nteres
sticcessors, begal representatives and pomilal aSigs

w Laad Momber ond v Conmrecom Membors ore dvenafer
colioe v’ reforad de “Parine and odiedoalle @ Y Paty™ o

£

L -1 - = - "
ie ¥ N ar Cay ..t'.__
>

v 110 na ey
L l L“L e
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Copy of Consortium Agreement

THIS CONSORTIUNM AGREEMENT yin <hort “Apredment™y 5 eMered
infQ E.'l'd;,\ nf&pl‘tll"ef BT

L S0BTIS BURDWELL LIMITED & Company rey igered under the Companivs
Act, 2003 through its Director Meo Soddh Pande, S0 Lee Sh. Amar
Panda, Ko 260-F, S5 Grate Green Parl Tereily 233 07 (herein
T¢ad Member™ havi Nveral Uifice at W7 [52-R. Shap No,
ot Na, (651 Nag w Delhi, 11006 India Corp. o1 e Sobti
Complex, tr - Vill. Eprunagh, Risslpur Rood Bare Iy 243 00
Y w expression shall unless &t he repugiat w the wntens or
meaning deren? include is successors. Byuidators and assign: of the One
Par.

Ah i
Lo UNETRUTH PROJFE T PRINVATE LINITED, o Cofpen dep stered
umder the Companies Act, 23 has ng its Repistered office a1 Poue No,
M Floor Bt Bock T Landrark NA DD 218 achefMa N..ians Vihat
New Ikbi 10 028 & Crop, OF, Sob CompleX Green ck. Vi,
Harunagh, Bisalpur Road, Ner 233 0O Y Anchorisey Ngraroey
Sin Churanpal Sngh Sobti Sl ri Hirs Sngh Sobti ha s R0
WK, On bl Green Tark, Bereilly 243 006 (LR

I AMAR DEVELOPERS o Pontnership Firm under the Pinoorshp Act
1932 having 25 offce @ Sober Coplex, Green Tark, Vi Zarnagla,
i, Bareilly QP 233 00, Sre office Vii. Zeth Teh
Tardpr Dt Beredly 10,01 243 303, thoough s Parrer She Clpranpal
Nngh M §o late §i Bira S Subti hawing s RO "1y Gokkn
Green Turk. Hareily 233 00041702

Besalp ur

. CHARNAPAL SINGH SOBT! 5o Late Sh. i Singh Svbil havrg
irs HAD BN, Goiden Green Park, Bareilhe 285 (W6 Q50

hereiZer colleaively refared 1o & "Consortivm Membars” which
vkpresson shal. unkss repugnant v othe oomext or meaning heeoll be
deerwid o inchide s hiSher their legal heirs, successors=n=nteres
S CECSSOT 5, Il.:_-'l.:. representatives and pormitt al assi2ns

iTae Liad Momber ond de Conmriom Aembeors ane wvcnafier

eodanr vy refamad g "Paries and indvdnally @ Party™ . .
Er s Budaet e s x o e { N .
¢ 5 LU re PG . Y N ki [_.;.‘-,:r-.t‘..__

;--1?("."]_,':'_-' s i . 5

T - “1on ) A bty
- 4".1 » ! LY L“*_’ R
vu\ -
R -
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and Virtuous Envirenmenta! Singie-Window Hub)

EC Mertficaton N2 - EC23B018UF 5482

Government of India
llinil of Environment, Forest and Climate Change
the State Environment Impact Assessment
_—— Authority(SEIAA), UTTAR PRADESH)

The Drector
SO8TIS BUILOWELL LMITED
w"e'r:.%‘;uu' ShcoNe. 1 Piot No 165 Pratap Nagar. New Deire, 110084

Subject: Grant of Ervronments Ciearance (EC| to 12 proposed Projec Actviy
under e provimon of E1A Notificaten 2006 regarerg

Se'Madam

Thes 15 ir retevence 10 your applicabon for Erviroonertal Cisarance |EC)
in respect of project submiited to the SELAA vide proposal number
SIAUPINFRAZ 4386442023 uten 12 Oct 2023 The particulars of the
enyironmental clearance granted to the project are as beiow

1. EC idenhfication Na. ECZ3IB038UP185452

2.  Fie No. 834

3. Propct Typa e

4. Cawngory ]

§. ProgctActivity ncluding B} Saslding and Construction projects

Schecule No.
6. Name of Project Envrorment Ceararce of Procosed
oup Moy project “Sobtt Sapphire”

Eallﬂc 47 GEML, €50 TO6MY, 110AN
TIL 18008, 1420 1830 iE
Dbcta Termi! - Biaspor, Distnet
Rampur, Utsr Pradesh. ceveicoed by Mis
Sobr Buidwell Limeed

T. Name of Company/Organization  SOBTS BUILDWELL LANTED

8. Location of Project UTTAR PRAJESH

5. TOR Dato LY

The project details along with terms and condibons are acoenced herewtn from page
ro 2 orwards

ig-mgned)
Ajay Kumar Sharma
Member Secr ]
ESM)

Date: 21112/2023 3
SEIAA - (UTTAR #

Note. A vaid envrorvnental cléarance shall be one Mhaf nas EC mentihicaton
number & E-Swgn generated from PARIVESH Piesse guote denhification

number in all fulure correspondence.

This & & computer peneraled cover page

Fiwe NO - 3358 Dane of ssue EC - 2172°2023 Fagetal12
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ENCLOSURE - X

m VALUER’S IMPORTANT REMARKS

1. Valuatlo_n is done for the asset foupd on as-is-where basis which owner/ owner representative/ client/ bank has shown/ identified to us
on the site unless otherwise mentioned in the report of which some reference has been taken from the informatior/ data given in the
copy of document§ 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.
2. | The client/ owner and its managememf 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. I/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.
3. 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 Gowt. 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 valuation 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 Valuation report. I/ We assume no responsibility for the legal matters
including, but not limited to, legal or title concerns.
4. | Inthe course of the valuation, 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.
5. | Getting cizra map or coordination with revenue officers for site identification is a separate activity and is not part of the Valuation
services and same has not been done in this report unless otherwise stated.
6. | Wherever any details are mentioned in the report in relation to any legal aspect of the property such as name of the owner, leases, etc.
is only for illustration purpose and should not be construed as a professional opinion. Legal aspects are out of scope of this report.
Details mentioned related to legal aspect are only based on the copy of the documents provided to us and whatever we can interpret
as a non-legally trained person. This should be cross validated with a legal expert. We do not vouch any responsibility regarding the
same.
7. | 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.
8. | Thisis 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 Valuation. 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.
9. | We have relied on the data from third party, external sources & information available on public domain to conclude the valuation. 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.
10. | 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.
11. | 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.
12. | 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.
13. | 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.
14. | This report is having limited scope as per its fields & format to provide only the general basic idea of the value of the pro revailin
in the market based on the site inspection and documents/ data/ information provided by the client. The suggested indicative
prospeciive estimated value should be considered only if transaction is happened as free market transaction.
15. | 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. (RS
16. | The actual realizable value that is likely to be fetched upon sale of the asset under consideration shall e@ﬁepelﬂon the demand
and supply of the same in the market at the time of sale. . =

FILE NO.: VIS (2024-25) - 238-202-263




: 2 Valuati REINFORCING YOUR BUSINESS
k" L" intelligent TR issseryes

System VA LUATION ASSESSMENT VALUTHS & D NG R COBTANT 170

World's first fully digital Automated Platform for MJ'S SOBTi SAPPHIRE

Integranng Valuvanon Life Cycle -

MWWV

17,

Whi!e our work haj.s involved an analysis & computation of valuation, it does not include detailed estimation, design/ technical/
engineering/ financial/ structural/ environmental/ architectural/ compliance survey/ safety audit & works in accordance with generally
accepted standards of audit & other such works. The report in this work in not investigative in nature. It is mere an opinion on the likely

estimated valuation based on the facts & details presented to us by the client and third party market information came in front of us
within the limited time of this assignment, which may vary from situation to situation. .

18.

Where a sketched plan is attached to this report, it does not purport to represent accurate architectural plans. Sketch plans and

18,

photographs are provided as general illustrations only.

Documents, information, data including title deeds provided to us during the course of this assessment by the client is reviewed only
upto the ex_tent reguired 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., it is only for illustration purpose and may not necessary represent accuracy.

20.

The fepOft assumes that the borrower/company/business/asset complies fully with relevant laws and regulations applicable in its area
of operations and usage upless 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.

21.

This v_aluation 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.

This Valuation 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 valuation report can only be regarded as relevant as
at the valuation 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.

23.

Valuation of the same asset/ property can fetch different values under different circumstances & situations. For eg. Valuation 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.

24,

Valuation is done 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 Valuation has to be carried out. It is
requested from the Bank to cross check from their own records/ information if this is the same property for which Valuation 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.

25.

In India more than 70% of the geographical area is lying under rural/ remote/ non municipal/ unplanned area where the subject property
is surrounded 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 clearly 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.

26.

If this Valuation 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.

27.

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 & c 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 Valuation.

28.

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.

29.

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

30.

Valuation is a subjective field and opinion may differ from consultant to consultant. To check the right opinion, it is important to evaluate
the methodology adopted and various data point/ information/ factors/ assumption considered by the consultant which became the
basis for the Valuation report before reaching to any conclusion.

31.

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. AT

32.

Value analysis of any asset cannot be regarded as an exact science and the conclusions arrived at in many £ oi'heoessﬂy
be subjective and dependent on the exercise of individual judgment. Given the same set of facts and using.the’sam é‘ssumptlons.

B\ _ (0

'T_&, _T‘\‘

o)

expert opinions may differ due to the number of separate judgment decisions, which have to be made. ore, e can\be no
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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 transaction. The knowledge,
negotiability and motivations of the buyers and sellers, demand & supply prevailing in the market and the applicability of a discount or
premium for control will also affect actual price achieved. Accordingly, our indicative analysis of value will not necessarily be the price
at which any agreement proceeds. The final transaction price is something on which the parties themselves have to agree. However,
our Valuation 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.

This Valuation 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.

34. | This report is prepared on the RKA V-L1 (Basic) Valuation 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 market 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 matters, other than those noted in this report, which might be relevant in the context of the

transaction and which a wider scope might uncover.

35. | 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.

36. | 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.

37. | As per IBA Guidelines & Bank Palicy, 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.

38. | Defect Liability Period is 15 DAYS. We request the concemned 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 concern 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 upto 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 change in situation and condition of the property.

39. | 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 concemed organization is advised to satisfy themselves that the
report is complete & 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.

40. | 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.

41. | This Valuation report is govemed 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 Associ ates
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.

42. | RK 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.

43. | 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.

44. | The final copy of the report shall be considered valid only if it is 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. :

(4]
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