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PNB FORMAT OF OPINION REPORT ON VALUATION
Name & Address of the Branch PNB Circle Sastra Bikaji Cama Palace, New Delhi
Name of Customer (s)/ Borrower Unit M/s. Aurva International Pvt Ltd
Work Order No. & Date Dated 11" February, 2025
S.NO. CONTENTS DESCRIPTION
l. INTRODUCTION
.| Name of Valuer R.K Associates Valuers & Techno Engg. Consultants (P) Ltd.
2. a. Date of Inspection of the Property 17 February 2025
b. Property Shown By Name Relationship with Contact Number
Owner
No representative - -
available
c. Title Deed Number and Date Not Provided
d. Date of Valuation Report 19 February 2025
3. | Purpose of the Valuation For Distress Sale of mortgaged assets under NPA a/c
4. | Name of the Property Owner M/s. Aurva International Pvt Ltd through its director Ram Kumar
(Details of share of each owner in case of | Chopra s/o Late Shiv Kumar Chopra
Jjoint and Co-ownership)
5. | Name & Address of the Branch PNB Circle Sastra Bikaji Cama Palace, New Delhi
6. | Name of the Developer of the Property (in Owners themselves
case of developer built properties)
Type of Developer Property built by owner's themselves
7. | Property presently occupied/ possessed by | Owner
(owner / tenant/ etc.)?
If occupied by tenant, since how long? NA

PHYSICAL CHARACTERISTICS OF THE ASSET

BRIEF DESCRIPTION OF THE PROPERTY UNDER VALUATION

This opinion on Valuation report is prepared for the freehold commercial property situated at the aforesaid
address. As per the copy of TIR & sale deed the subject property has land area of 1,100 sq. mtr.

Approved map of the subject property is not provided. As per the site visit The subject property comprises of
Ground + 3 storey RCC structure. The internal visit/measurement cannot be carried out as the subject property is
under NPA. The built up area is taken as per as mentioned in the TIR i.e. 908.58 sq mtr and same is considered
for the valuation. Which seems to be within the permissible limits.

Currently subject property is being used commercially as Hotel named "SRl SAl WADA"” which consist of 27
rooms but the name of the hotel mentioned in TIR is "KESHAV HOTEL". The property is east facing and abutting
on highway “Shirdi lasalgaon Road”. All the nearby property are being used as hotel. All the basic and civic
amenities are available within the close proximity of the subject property.

This report only contains general assessment & opinion on the Guideline Value and the indicative, estimated
Market Value of the property of which Bank/ customer asked us to conduct the Valuation for the- ty. found on
as-is-where basis as shown on the site by the Bank/ customer of which photographs is also atthcﬁeﬁ« ith the
report. No legal aspects in terms of ownership or any other legal aspect is taken into conmderatmn.p&veh_ if any

>
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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, but it 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 relied upon 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 valuer by
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. Gat No. 110/4
(referred from the copy of the documents
provided fo us)

b.| Door No. “ SRI SAI WADA"
c.| T.S. No. NVillage Nimgaon Korhale
d.| Ward/ Taluka Rohata
e.| Mandal/ District Ahmednagar
2. | Municipal Ward No. -
3. | City/Town ---
Category of Area (Residential/ | Commercial Area
Commercial/ Industrial/ etc.)
4. | HI Semi Urban area
a. City Categorization Village Semi Urban
b. Characteristics of the locality Good Within urban developing zone
c. Property location classification Road Facing Good location within East facing
locality

5. | Local body jurisdiction (coming Under | Gram Panchayat
Corporation Limit/ Village Panchayat/

Municipality)
6. | Postal Address of the Property (as | “SriSai Wada Hotel” Gat No. 110/4 Gram Panchayat Milkat No. 877
mentioned in the documents provided) Nimgaon Korhale Tal Rohata Distt. Ahmednagar, Maharastra-
423109
Nearby Landmark Itself landmark
7. | Google Map Location of the Property Enclosed with the Report
(Latitude/ Longitude and coordinates of the |"Coordinates or URL: 19°46'39.7'N 74°28'11.6'E
site)

8. | Area of the Plot/ Land

Also please refer to Part-B Area description of
the properly. Area measurements considered in
the Valuation Report is adopted from relevant
approved  documents or actual  site | 1100 Sq.mtr
measurement whichever is less, unless
otherwise mentioned. Verification of the area
measurement of the property is done only
based on sample random checking.

9. | Layout plan of the area in which the Not Provided P Pj"\
property is located L ) N \
10. | Development of Surrounding area Mixed land use properties i.e. None Hi WA

,p';’_‘ &/,
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Agricultural & Commercial Land |

11. | Details of the roads abutting the property Highway/Shirdi lasalgaon Road
Main Road Name & Width Highway/Shirdi lasalgaon Road | Approx. 45 ft. wide
Front Road Name & width Highway/Shirdi lasalgaon Road | Approx. 45 ft. wide
Type of Approach Road Metalled Road
Distance from the Main Road Abutting the main road
12. | Whether covered under any State / Central | No such details came to our knowledge as per general review of
Govt. enactments (e.g. Urban Land Ceiling | this information on public domain as much as practically possible for
Act) or notified under agency area / | ustofindit. ‘
scheduled area / cantonment area
13. | In case it is an agricultural land, any | No such information available as per documents provided to us.
conversion to house site plots s
contemplated
14. | Boundaries schedule of the Property
Are Boundaries Matched ] Yes from the available documents
DIRECTIONS AS PER SALE DEEDITIR (A) ACTUAL FOUND AT SITE (B)
North Gat No. 110 part Sai Dharam Hotel
South Gat No. 110 part, Mr. Wangchure Dhyaneshwar Temple
East Nagar Manmad Road Shirdi lasalgaon Road
West Gat No. 111 Open Plot
Extent of the site considered for valuation (least of 14 A & 14 B) 1,100 sq mtr.
15. | Description of adjoining property
Property Facing East Facing
North --- -
South -— -
East --- -—
West — -
16. | Survey No., If any Gat No. 110/4
17. | Type of Building (Residential/ Commercial/ Commercial. ---
Industrial)
18. | Details of the building/ buildings and other | Please refer to clause ‘x” Engineering and Technology Aspects
improvements in terms of area, height, no. | section.
of floors, plinth area floor wise, year of
construction, year of making alterations/
additional constructions with details, full
details of specifications to be appended
along with building plans and elevations
19. | Plinth area, Carpet area and Saleable area .
to be mentioned separately and clarified e P 0w mix
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.

a. List of documents produced for
perusal (Documents has been
referred only for reference purpose
as provided. Authenticity to be
ascertained by legal practitioner)

Documents Documents Documents
Requested Provided Reference No.
Total 05 documents | Total 02 documents | Total 02 documents
requested. provided ' providex
Property Title Copy of TIR /Dated-: 22/07/2024
F | |
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document
Last paid Municipal
Tax Receipt -y i
Last paid Electricity NA NA
Bill
Approved Map NA NA
Finparty 1ta Sale deed Dated-: 23/02/2010
document
Bank
Name Relationship with Contact Number
b. Documents provided by Owner
Mr. Mukul Banks
Srivastava Representative RR009STED
[0 | ldentified by the owner
[0 | Identified by owner's representative
g | Done from the name plate displayed on the property
C. Identification procedure followed of | g | Cross checked from boundaries or address of the property
the property mentioned in the deed
) | Enquired from local residents/ public
[0 | Identification of the property could not be done properly
[0 | Survey was not done
Only photographs taken (No sample measurement verification),
4. TipeciSomeyiconsicd since couldn't get access of inside. Due to NPA property.
e. |s property clearly demarcated by Yes demarcated properly
permanent/ temporary boundary on
site
f. Independent access/ approach to Clear independent access is available
the property
g. s the property merged or colluded No. It is an independent single bounded property
with any other property —
1. TOWN PLANNING/ ZONING PARAMETERS
1. | Master Plan provisions related to property in terms | Commercial
of Land use
Master Plan Currently in Force NA, Subject property is out of zoning
Any conversion of land use done No
Current activity done in the property Used for Commercial purpose (Hotel)
Is property usage as per applicable zoning Yes, used as commercial as per zoning
Street Notification Commercial
2. | Date of issue and validity of layout of approved | Approved map not provided.
map / plan
3. | Approved map / plan issuing authority Approved map not provided
4. | Whether genuineness or authenticity of approved | No, not done at our end. It can be done by a legal
map / plan is verified practitioner or verification agencies which liaisons with the
departments.
5. | Any other comments by our empanelled valuers on | Approved plan not provided. g
authenticity of approved plan 59
6. | Planning area/zone - A
7. | Developmental controls/ Authority Grampanchayat Nimgaon Korhale {g/ 1

FILE NO.: VIS (2024-25)-PL776-700-954

N

Page\%




\A K

Valuation
Intelligent
System

World's first fully digital Automated Pigtform for

Integrating Valuation Life Cycle

VALUATION ASSESSMENT
M/S. AURVA INTERNATIONAL PVT LTD

REINFORCING YOUR BUSINESS

ASSOCIATES

VALUERS & TECHNO ENGINEERING CONSULTANTS (P) LTD.

rk

VAL UATION

UNTER OF EXCELLENCE

8. | Zoning regulations Hotel
9. | FAR/FSI i
10. | Ground coverage -—--
11. | Comment on Transferability of developmental | This is a Free hold property, therefore owner has complete
rights transferable rights.
Provision of Building by-laws as applicable PERMITTED CONSUMED
i.  Number of floors - G+3
ii.  Height restrictions == —
iii.  Front/ Back/Side Setback — —
12. | Comment on the surrounding land uses & adjoining | It is a mixed used area, commercial & residential.
properties in terms of uses
13. | Comment on unauthorized construction if any Approved plan not provided.
14. | Comment of Demolition proceedings if any No such information came to our knowledge
15. | Comment on Compounding/ Regularization | No such information came to our knowledge
proceedings
16. | Comment on whether OC has been issued or not Not provided
17. | Any Other Aspect
i.  Any information on encroachment No
ii. Is the area part of unauthorized area/ No (As per general information available)
colony
Iv. LEGAL ASPECTS OF THE PROPERTY
1. | Ownership documents provided Copy of TIR [ Sale deed None
2. | Names of Owner/s (In case of Joint or Co- | M/s. Aurva International Pvt Ltd through its director Ram
ownership, whether the shares are undivided or | Kumar Chopra s/o Late Shiv Kumar Chopra
not?) (referred from the copy of the documents provided to us.)
3. | Comment on dispute/ issues of landlord with | During site visit on the property no such information came
tenant/statutory body/any other agencies, if any in | in front of us. However, this is not the certificate to rule out
regard to immovable property. any such hidden information.
4. | Comment on whether the IP is independently | Clear independent access is available
accessible?
5. | Title verification Legal aspects or Title verification have to be taken care by
competent advocate.
6. | Details of leases if any NA
7. | Constitution of the Property (Ordinary status of | Free hold, complete transferable rights
freehold or leasehold including restriction on
transfer)
8. | Agreement of easement if any No
9. | Notice of acquisition if any No such information came in front of us and could 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 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 of | No such information available in public details
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 CONY

ownership
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15.| Comment on existing mortgages/ charges/ Yes NA
encumbrances on the property, if any
16.| Comment on whether the owners of the property Not known( L ose an item. | NA

have issued any guarantee (personal or corporate)
as the case may be

17.| Building plan sanction:
i Is Building Plan sanctioned Approved map not provided ( hoose an itel
ii. — Authority approving the plan Approved map not provided ( hoosc an ilei.
ii.  Any violation from the approved Building Approved map not provided
Plan Choose an item
iv.  Details of alterations/ deviations/ illegal 00 Permissible Alterations | —
construction/ encroachment noticed in the
structure from the original approved plan [ Not permitted alteration | —
V. Is this being regularized No information provided
18.| Any other aspect This is just an opinion report on Valuation of the property

confirmed to us by the owner/ owner representative to us
on site. The copy of the documents/ information provided to
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 No relevant document provided
(property tax, water tax, electricity bill) Water Tax No relevant document provided
Electricity Bill No relevant document provided
ii. Is property tax been paid for this property -
iii. Property or Tax Id No., if any ---
iv. Whether entire piece of land on which the Yes

unit is set up / property is situated has been
mortgaged or to be mortgaged

v. Property presently occupied/ possessed by

Visited form outside only as the property is under NPA
account.

*NOTE: Please see point 6 of Enclosure: VIl — Valuer's Important Remarks

¥. 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
i.  Reasonable letting value/ Expected NA
& market monthly rental
VL SOCIO - CULTURAL ASPECTS OF THE PROPERTY
1. | Descriptive account of the location of the property | Semi urban area

in terms of Social structure of the area in terms of
population, social stratification, regional origin, age
groups, economic levels, location of slums/squatter
settlements nearby, etc.

FILE NO.: VIS (2024-25)-PL776-700-954
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Vil. FUNCTIONAL AND UTILITARIAN ASPECTS
a. | Description of the functionality & utility of the property in terms of:
i.  Space allocation Yes
ii.  Storage spaces Yes
ii.  Utility of spaces provided within the Yes
building
b. | Any other aspect
i.  Drainage arrangements Yes
ii.  Water Treatment Plant Visited form outside only
iii.  Power Supply Permanent Yes
arrangements Auxiliary Visited form outside only
iv.  HVAC system Visited form outside only
V.  Security provisions Visited form outside only
vi.  Lift/ Elevators Visited form outside only
vii.  Compound wall/ Main Gate Yes
viii.  Whether gated society No
ix.  Car parking facilities Yes
X. Balconies Yes
Xi. Internal development
Garden/ Park/ Land Water bodies Internal roads Pavements Boundary Wall
scraping
No No No Yes Yes, Partially
VIIl. INFRASTRUCTURE AVAILABILITY
a. | Description of Aqua Infrastructure availability in terms of:
1. Water Supply Yes
2. Sewerage/ sanitation system Underground
3. Storm water drainage Yes
b. | Description 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 nearby Transport, Market, Hospital etc. available in close vicinity
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 and Yes available within township/ colony/ ward area
open spaces
IX. MARKETABILITY ASPECTS OF THE PROPERTY
Location attribute of the subject property Good
1 i.  Any New Development in surrounding area | No
i.  Any negativity/ defect/ disadvantages in the | -— ---
property/ location
) Ample vacant land available nearby. There is no issue of
2. | Scarcity e
land availability in this area.
3 Demand and supply of the kind of the subject Good demand of such properties in the market.
" | property in the locality A0 o
4. | Comparable Sale Prices in the locality Please refer to Part D: Procedure of Valuation Asséssmient,
X. ENGINEERING AND TECHNOLOGY ASPECTS OF THE PROPERTY { s [ A3

)
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1. | Type of construction Structure Slab Walis
RCC Framed Reinforced Cement Brick walls
structure Concrete
2. | Material & Technology used Material Used Technology used
Grade B Material RCC Framed structure
3. | Specifications
i.  Roof Floors/ Blocks Type of Roof
G+3 Reinforced Cement
Concrete
ii.  Floor height No information available since survey couldn't be done from
inside
iii.  Type of flooring No information available since survey couldn't be done from
inside
iv. Doors/ Windows No information available since survey couldn't be done from
inside
V.  Class of construction/ Appearance/ Ln;ﬁ;n?r:);:‘qionisrzgoennation available since survey couldn't be
Condition of structures External - Class B construction (Good)
vi. Interior Finishing & Design Visited form outside only
vii.  Exterior Finishing & Design Simple/ Average finishing, Simple Plastered Walls
viil. Interior decoration/ Special architectural or | Simple plain looking structure.
decorative feature
ix. Class of electrical fittings Internal survey couldn't be carried out
) . Internal / No information available since internal survey
X.  Class of sanitary & water supply fittings eradiiinili i aiik
4. | Maintenance issues No maintenance issue, structure is maintained properly
5. | Age of building/ Year of construction Approx. 20 years ] Around year-2004
6. | Total life of the building Approx. 65 years
7. | Extent of deterioration in the structure No deterioration came into notice through visual
observation
8. | Structural safety Structure built on RCC technique so it can be assumed as
structurally stable. However no structural stability certificate
is available
9. | 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.
10.| Visible damage in the building if any . | No visible damages in the structure
11.| Common facilities viz. lift, water pump, lights, | Internal survey couldn't be carried out
security systems, etc.,
12.| System of air conditioning No information available since internal survey couldn't be
carried out
13.| Provision of firefighting No information available since full survey of the property
couldn’t be carried out
X1 ENVIRONMENTAL FACTORS
1. | Use of environment friendly building materials, | No, regular building techniques of RCC and burnt clay
green building techniques if any bricks are used ——
2. | Provision of rainwater harvesting No AN
3. | Use of solar heating and lighting systems, etc. No (=4 \ '-"%
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4. | Presence of environmental pollution in the vicinity | Yes, regular vehicular pollution present as property on
of the property in terms of industries, heavy traffic, | highway
etc. if any
XIil. ARCHITECTURAL AND AESTHETIC QUALITY OF THE PROPERTY
1. | Descriptive account on whether the building is | Modern structure
modern, old fashioned, etc., plain looking or with
decorative elements, heritage value if applicable,
presence of landscape elements,
etc.
Xlil. IN CASE OF VALUATION OF INDUSTRIAL PROPERTY
1. | 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 property 23/02/2010
ii. Purchase Price of immovable property Rs. 2,32,11,111/-
iii. Book value of inmovable property NA
iv. Indicative Prospective Estimated Fair Rs. 5,86,00,000/-
Market Value
v. Expected Estimated Realizable Value Rs. 4,98,10,000/-
vi. Expected Forced/ Distress Sale Value Rs. 4,39,50,000/-
vii. Guideline Value (value as per Circle Rates) | Rs. 3,10,77,098/-
S NO. | ENCLOSED DOCUMENTS E'SCLOSURE REMARKS
1. | Part— C: Area Description of the Property Enclosure - | Enclosed with the report
2. | Part — D: Procedure for Valuation Assessment Enclosure - 1l 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 Google Map enclosed with
coordinates
7. | Layout plan of the area in which the property is located | Not Available Not Available
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 related | Enclosure - VIII Enclosed with the report
properties available on public domain e
c. Extracts of important property documents | Enclosure - IX Enclosed with the report.
provided by the client a i\
d. Valuer's Important Remarks Enclosure - X Enciosed{with the rgport - A\
S—RT N
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ENCLOSURE - |

PART C

AREA DESCRIPTION OF THE PROPERTY

Land Area considered for
Valuation

1100 Sq.mtr

1. | Area adopted on the basis of

Property documents only since site measurement couldn't be carried out

Remarks & observations, if any

Land area considered as mentioned in document provided which is
crossed check by google measuring tools.

Constructed Area considered
for Valuation
(As per IS 3861-1966)

Covered Area

908.58 Sq.mtr

2. [ Area adopted on the basis of

Property documents only since site measurement couldn't be carried out

Remarks & observations, if any

As approved map not provided, covered area is considered as per the
built-up area mentioned in TIR as we are not permitted to conduct the
survey from inside of the property.

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 Date of Date of Date of Valuation | Date of Valuation
Appointment Inspection of the Assessment Report
f R Property
11 February 2025 | 17 February 2025 | 19 February 2025 | 19 February 2025
ii. | Client PNB Circle Sastra Bikaji Cama Palace, New Delhi

Jii. | Intended User | PNB Circle Sastra Bikaji Cama Palace, New Delhi

iv. | Intended Use 3 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 Distress Sale of mortgaged assets under NPA a/c

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 | I|dentified by the owner

is identified [0 | Identified by owner’s representative a
= | Done from the name plate displayed on the property :
® | Cross checked from boundaries or address of the property mentioned in ttFl

deed
® | Enquired from local residents/ public

0 | Identification of the p property could not be done properly |
O | Survey was not done ]
ix. | Is property number/ survey No. ]
number displayed on the !
property for proper !
identification? _ e - L
X. | Type of Survey conducted Only photographs taken (No sample measurement verification), since couldn't get |
| access of inside. _

2. ASSESSMENT FACTORS

i. | Valuation Standards Mix of standards such as IVS and others issued by Indian authorities & institutions |
considered and 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 l
departurestolvs. —— |
~_ii. | Nature of the Valuation Fixed Assets Valuation -
iii. | Nature/ Category/ Type/ Nature I Category Type
Classification of Asset under LAND & BUILDING ' COMMERCIAL Hotel
Valuation g |
Classification | Income/ Revenue Generating Asset
iv.| Type of Valuation (Basis of Primary Basis Fair Market Value & Govt. Guideline Value
Va!ua_tfon 40 par V) Secondary Basis On-going concern basis
v.| Present market state of the | Under Distress State =~ - i
Asset assumed (Premise of | Reason: NPA Account
Value as per IVS)
vi. | Property Use factor

FILE NO.: VIS (2024-25)-PL776-700-954
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(in consonance to Valuation purpose
surrounding use, zoning
‘and statutory norms)
Commercial Commercial Commercial
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 =]
Rectangle Small Normal Layout
x.| Property Location Category - City Locality Property location Floor Level
Factor Categorization Characteristics characteristics
Scale-B City Good East Facing Ground + 3
Urban developing Normal Good location |
within locality !
Within urban On Highway |
developing zone
Property Facing
East Facing
xi. | Physical Infrastructure Water Supply Sewerage/ Electricity Road and Public
availability factors of the sanitation system Transport
locality connectivity
Yes from water Underground Yes Easily available
connection as well
as borewell/
submersible
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 Semi urban area
(in terms of population,
social stratification, regional
origin, age groups, economic
levels, location of slums/
squatter settlements nearby,
etc.)
xiii. | Neighbourhood amenities Good -
xiv.| Any New Development in ‘None -
surrounding area
xv.| Any specific advantage in The property is well and good for Hotel purposes as property abutting the highway.
the property
xvi.| Any specific drawback in the | — 7 o
property B
xvii. | Property overall usability/ Good
utility Factor - - —
xviii. | Do property has any Yes. Can be used for residential purpose as well. A Yoo U 7\_
alternate use? B Ny

FILE NO.: VIS (2024-25)-PL776-700-954



REINFORCING YOUR BUSINESS

[IiASSOCIATES

VALUERS & TECHNQ ENGINEERING CONSULTANTS (P) LTD:
VALUATION CENTER OF LXCELLENCE

Valuation
\" L‘ Intelligent ;
System VALUATION ASSESSMENT
Woles et oy G A oo M/S. AURVA INTERNATIONAL PVT LTD
xix. | Is property clearly Demarcated with permanent boundary

demarcated by permanent/
temporary boundary on site

Is the property merged or
colluded with any other

property

Comments: —

No ' - |

Is independent access
available to the property

Clear independent access is available i i

XXii.

Is property clearly
possessable upon sale

Fair Market Value

xxiii. | Best Sale procedure to Iy
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) S
xxiv. | Hypothetical Sale Fair Market Value
transaction method assumed | Free market transaction at arm's length wherein the parties, after full market survey
for the computation of each acted knowledgeably, prudently and without any compulsion.
valuation
xxv.  Approach & Method of Approach of Valuation Method of Valuation
Valuation Used <= i i e 1]
§ Market Approach Market Comparable Sales Method
o Cost Approach Depreciated Replacemont Cost
= Method ( hoose anilen
z
-
m
xxvi. | Type of Source of Level 3 Input (Tertiary)
Information -
xxvii. | Market Comparable
References on prevailing 1. [ Name: M/s. Shirdi Real Estate
market Rate/ Price trend of Contact No.: +91-8208161677
the property and Details of Nature of reference: Property Consultant
the sources from where the Size of the Property: 1000 Sq.mtr
information is gathered (from Location: same location |
property search sites & local Rates/ Price informed: Around Rs. 35,000/-to Rs. 40,000/~ |
information) per Sq.mtr l
Any other details/ Discussion held: As per the discussion with the property |
dealer of the subject locality we came |
to know that plot rates are between '
35,000 to 40,000 per sq mtr..
2. | Name: M/s. Sri Sai Property
Contact No.: +91-8699199500
Nature of reference: Property Consultant
Size of the Property: 1100 Sq.mtr
Location: same location
Rates/ Price informed: Around Rs. 35,000/-to Rs. 38,000/-
per Sg.mtr
Any other details/ Discussion held: As per the discussion with the property
dealer of the subject locality we came
to know that plot rates are between
35,000 to 38,000 per sq mtr
NOTE: The given information above can be independently verified to know its
authenticity.
xxviii. | Adopted Rates Justification | As per our discussion with the property dealers and habitants of the su location

we have gathered the following information:-
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Rs.35,000/ - -Rs.38,000/- per Sq.mtr.

2. Based on the above information and keeping in mind the availability of
commercial plots in subject locality we are of the view to adopt a rate of
Rs. 36,000/- per Sq.mtr. for the purpose of this valuation assessment.

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. ;

XXXil.

xxix.| Other Market Factors o
Current Market condition ' Normal ) )
Remarks: — o
Adjustments (-/+): 0%
Comment on Property Subject property is east faclng and located on highway.
Salability Outlook -
Adjustments (-/+): +10%
Comment on Demand & Demand Supply
Supply in the Market Good Adequately available
Remarks: Good demand of such properties in the market
Adjustments (-/+): 0%
xxx. | Any other special Reason: —- - -
consideration Adjustments (-/+): 0%
xxxi. | Any other aspect which has NA

relevance on the value or
marketability of the property

Final adjusted & weighted
Rates considered for the
subject property

ii. | Considered Rates

Justification

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.

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 before financing, Banker/ Fl should take into consideration all ‘
| such future risk while financing.
' Adjustments (-/+): 0%

Rs. 39,600/- per Sq.mtr

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

X0V,

Basis of computation & 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 fo 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 m\ide from o. s:dé based

\/1 /w\/
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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.

e 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.

e 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 normaily 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
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 carried out in respect of it. No
responsibility is assumed for latent defects of any nature whatsoever, which may affect value, or for any
expertise required to disclose such conditions.

« 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.

e 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 asset/ property considering it in totality and not
based on the micro, component or item wise analysis. Analysis done is a general assessment and is neither
investigative in nature nor an audit activity.

» 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. T

xxxv.| ASSUMPTIONS ; A B\
a. Documents/ Information/ Data provided by the client/ property owner or his representative loth written &

N
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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 true & factual.

c. The assets and interests therein have been valued free and clear of any liens or encumbrances unless stated
otherwise. No hidden or apparent conditions regarding the subject assets or their ownership are assumed to '
exist. No opinion of title is rendered in this report and a good title is assumed unless stated otherwise. |

d. Itis assumed that the concerned Lender/ Financial Institution has asked for the 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 compulsion unless
otherwise mentioned while assessing Indicative & Estimated Fair Prospective Market Value of the asset unless
otherwise stated.

g. Ifthis 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 1

approved within the Group Housing Society/ Township. %

xxxvi. SPECIAL ASSUMPTIONS
None
xxxvii.| LIMITATIONS

VALUATION OF LAND

. : a Indicative & Estimated Prospective
Particulars Govt. Circle/ Guideline Value Fair Market Value
a. | Prevailing Rate range Rs.13,860/- per sq.mtr Rs.35,000/- to Rs. 40,000/- per sq.mtr
Rate adopted considering all
; - ! Rs.39,600/- per sq.mtr
b. characteristics of the property R 1SRG perag /b S persq
Total Land Area considered
C. | (documents vs site survey 1,100 sq.mtr. 1,100 sq.mtr
whichever is less)
1,100 sq.mtr. x Rs.13,860/- per sq.mtr 1,100 sq.mtr x Rs.39,600/- per sq.mtr
& | TN ) Rs. 1,52,46,000/- Rs. 4,35,60,000/-
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VALUATION COMPUTATION OF BUILDING

BUILDING VALUATION FOR M/s. Aurva International Pvt Ltd

o T"th Depreciated
> Type of Area o Replacement
SR. No. Particulars Construct
Structure | (in sq.ft) E {.Rate Market Value
in per
INR
sq.ft) (INF)
1 Builtup area RCC 9,780 2005 2200 1,50,61,130.88
9,780 1,50,61,131

Notes:

1. All the details pertaining to the building area has been taken as provided TIR since no approved map
was provide to us.

2. Construction year of the building is considered as per provided documents.

3. The valuation is done by considering the depreciated replacement cost approach.

4.All the building and structures belongs to M/s. Aurva International Pvt Ltd

5. VALUATION OF ADDITIONAL AESTHETIC/ INTERIOR WORKS IN THE PROPERTY

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

developments, improvements — -—--

(add lump sum cost)

b. | Add extra for fittings & fixtures

(Doors, windows, wood work,

cupboards, 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 & external

development

(Intemal roads, Landscaping,

Pavements, Street lights, Green area

development, External area landscaping,

Land development, Approach road, efc.)

e. | Depreciated Replacement Value

(B) : (\/ |~
% VIR

FILE NO.: VIS (2024-25)-PL776-700-954 Page 20 of 35




EINFORCING YOUR BUSINESS

[hASSOCIATES

VALUERS & TECHNO ENGINEERING CONSULTANTS [P} LTD.

; Valuation
\ ‘ Intelligent
. System

World's first fully digital Automared Piatform for

integroting Valuation Life Cycle

VALUATION ASSESSMENT
M/S. AURVA INTERNATIONAL PVT LTD

VALUATION CENTER OF EXCTLLENCE

f. | Note:

e 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.

6. CONSOLIDATED VALUATION ASSESSMENT OF THE ASSET
Govt. Circle/ Guideline Indicative & Estimated Prospective
8.No. Particulare Value Fair Market Value
1. | Land Value (A) Rs. 1,52,46,000/- Rs. 4,35,60,000/-
2. | Total BUILDING & CIVIL WORKS (B) Rs. 1,58,31,098/- Rs. 1,50,61,131/-
3. Additional Aesthetic Works Value (C) --- -
4. | Total Add (A+B+C) Rs. 3,10,77,098/- Rs. 5,86,21,131/-
5 Additional Premium if any - -—-
) Details/ Justification - -
6 Deductions charged if any -— —_
" | Details/ Justification = s
Total Indicative & Estimated
T. Prospective Fair Market Value RS- B AT 00 Rs. §,86,21,131/-
8. | Rounded Off Rs. 3,10,77,098/- Rs. 5,86,00,000/-
9 Indicative & Estimated Prospective . Rupees Five Crore Eighty Six Lakh
) Fair Market Value in words Onlyi/-
10. Expected Realizable Value (@ ~15% - Rs. 4,98,10,000/-
less)
Expected Distress Sale Value (@ il
11. ~25% less) Rs. 4,39,50,000/-
Percentage difference between Circle
12. | Rate and Fair Market Value More than 20%

13. | Concluding Comments/ Disclosures if any

a. We are independent of client/ company and do not have any direct/ indirect i