Surya Tech Valuers& Building Consultant

OFF:-5F-25, Parsvnath Bibhay Ploza,
Government Approved Valuer Commercial Belt, Alphg-, Greater Noidg
Chartered Engineer G.B. Nagar -201306
FIV. FiE GSTIN NO.9AZBPS59771 176

E-mail:--greenbidg, er@gmail.com
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Ref:-BOM/GzZR/ NOIDA/JULY/ 25-26/VR-105 Date:-25.07.2025

PROPERTY SITUATED AT Commercial Shop Nos G-05, G-07, G-09, G-10, G-11, & G-

12, on Ground Floor, in Commercial Complex Known as ~
Star Infinity Tower” Built up on Plot No.14 Situated at
Sector-14, Kaushambi, Ghaziabad, UP,

OWNER (5)

M/s Vaidansh Trading Co Through Its Proprietor Mr,
Riyazuddin 5/0 Mr. Jumma Khan.

PURCHASER/ALLOTTEE i
MARKET VALUE OF THE PROPERTY Rs.3,44,10,000/-
REALIZABLEVALUE OF THE PROPERTY Rs.3,09,69,000/-

DISTRESS VALUE OF THE PROPERTY Rs. 2,75,28,000/-

GUIDE LINE VALUE Rs.2,20,08,096/-

INSURANCE VALUE Rs. 44,40,000/-

NAME OF THE BAN K/BRANCH BANK OF MAHARASHTRA, SECTOR-122 NOIDA, G.B.
NAGAR UP.
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Ref: - BOM/GZB/NOIDA/IULY/2 £26/VR-0105

To,

BANK OF MAH ARASHTRA
SECTOR-122, NOIDA G.B. NAGAR, UP.

VALUATION REPORT IN RESPECT OF FLAT

Date:- 27.07.2025

GE

Fair Market Value for Bank Credit Facilities

/ q L
F-" I. | Purpose for which the valuation is made

2.

a) | Date of Inspection

25.07.2025

b) | Date on which the valuation is made

25.07.2025

List of Documents produced for perusal

Copy of Sale Deed in favour of Mis Vaidansh Trading Co
through Its Proprietor Mr. Riyaruddin $/o Mr. Jumma Khan.
Deed Regt MNo.1333 Dated 02.02.2024 & Copy of Prev ious
report raised by Ms Bhupendra Prasad Singh dated
06.01.2024

Name of the owner {s) and his / their address
{es) with Phone no. {details of share of each
awner in case of Joint Crwnership)

Mis Vaidansh Trading Co through Its Proprietor Mr.
Riyazuddin /o Mr. Jumma Khan

4. b} | Name of the Allatee/ Purchaser

Bricl description of the property:

1P
2. Property visit from outside.

5. The age of Building is 17 Years.

1. The Appraise Property under valuation is 2 Ground Floor Shops Sitated at in Commercial Complex
Enown as * Star Infinity Tower” Built up on Plot Mo.14 Simated ai Sector-14, Kaushambi, Ghaziabad,

3, Super area of Shops as per doc is 2220 SFT or 206.243 5Q0M & Covered area is 1346 Sft or 125.046
SOM and Super area is considered for the valuation purpose.
4. Market value is calculated on the super area of fiat by adopting prevailing market rate.

Location of erty

a) | Plot No./ Survey Mo,

Commercial Shop Nos G-05, G-07, G-09, G-10, G-11, & G-

[ b) | Door Na.

<) | T.S. No./ Village

d) | Ward / Taluka

12, on Ground Floor, in Commerclal Complex Known as "

| star Infinity Tower” Built up on Plot Mo.14 Situated at

sector-14, Kaushambi, Ghaziabad, UP.

e) | Mandal / Dristrict
f) | Date of issue and validity of layout plan
approved map { plan

It is commercial Complex bult up by M/s Star Realcon
Private Limited

¢) | Approved map { plan using authority

h) | Whether genuineness oOF authenticity of | Yes Built up by M/s Star Realcon Private Limited.

Under GDA

approved map / plan

i) | Any other comments on authentic of | NA
approved plan N L
7. | Postal address of the property Commercial Shop Nos G-05, G-07, G-03, G-10, G-11, & G-
12, on Ground Floor, in Commercial Complex Known as *
star Infinity Tower” Bullt up on Plot No.14 Situated at
sector-14, Kaushambl, Ghaziabad, UP
| & City / Town _ _|City
Residential Area _____.___,___.—-—__._1"r¢‘g
Commercial Area  —— Eﬂ'
Industrial Area __________.—-—-—,_.E.—
T | Classification of thearea _ _  ———
[ Hight Midd!ﬂ_pﬂr________-———-_lf*}%gjf
ii]Urhmn.-'ScmiUrbmFRul‘Il : Rl L : — :
10, | Coming under Corporation Limit ¢ Village Under Corporation Limit < ’"c.. =d
Panchayat / Municipality — ———— e, §.
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/_,l—’ﬂ'no’l/’_

T Whether covered under any State / L‘-cnllra'l
/| Govt. enactments {e.g., Urban Land Ceiling
/'I Act) or notified under agency area / scheduled
area | cantonment aréa.
/ Boundaries of the Property As per the Deed Actual
| 12 [Tomn SoiNeI2A | PloiNo.i2&13
/ oth______————— : -
South —_ Plot No.l5 | Corridor/ Lift
East Piazza |y ‘Shop Nod |
West 75M wideroad | Building Entry & road
13. | Dimensions of the site / flat - | B
As per the deed Actual
Morth
| South Super area 2220 SFT or 206.243 SQM & Covered
East area is 1346 Sft or 125.046 SQM
Wesl
14. | Extent of the site Super area 2220 SFT or 206.243 SOM & Covered
area is 1346 Sft or 125.046 SQM -
4.1 | Latitude, Longitude & Co-ordinates of flat Latitude R 28.634370
Longitude 77.325426
15. | Extent of the site considered for vaiuation (least | Super area 2220 SFT or 706.243 SQM & Covered
of 13A & 13B) area is 1346 Sftor 125.046 sSoOM B

16. | Whether cccupied by the owner 7 tenant? If | Property visit from out side
oecupied by tepant since how long? Rent

“Commercial
Commercial Shop Nos G-05, G-07, G-09, G-10, 6-11, & G-

2. Location

Block Mo, 12, on Ground Fleor, In Commerclal Complex Known as ©
Ward Mo. Star Infinity Tower” Built up on Plot No.14 Situated at
Vil lag&-'MunicipaJity.-'Cbrpmmion Sector-14, Kaushambi, Ghaziabad, UP
Door No., Street or Road (Pin Code)

3. | Description of the locality Commercial
Residential | Commercial / Mixed

[T 4. | ¥ear of Construction 2008

5. | Mumber of Floors Multi Storeyed Building

6. | Type of Structure RCC Framie structure

7 | Number of Dwelling units in the building Mult Unit on the floor

8 | (Quality of Construction Cood

9. | Appearance of the Building Good

10, | Maintenance of the Building Good




.'ﬁmiliﬁm available
.'l Lift Yes
_.;" Protected Water Supply Yes
I.fr Underground Sewerage Yes
| " Car Park — Open / Covered As per site
f 1s Compound wall existing? Yes
l || Is pavement laid around the Building? Yes
[ 1. | The floor on which the fat situat;*.d “Ground Floor Shops
2. | Door No. of the Floor Commercial Shop Nos G-05, G-07, G-09, 6-10, 6-11, & G-12,
3. | Specifications of the Flat Commercial Shaps
[ Roaf CC Finished RCC Roof
Flooring Tile f Waoden Flooring 5
Doors MS Wooden !
| Windows AL/Glass
Fittings Concealed
Finizhing Ordinary
4. House Tax
Assessment Mo. HA
Tax paid in the name of
Tax Amount
5 Electricity Service Connection Ma. MA
Meter Card is in the name of
& | How is the maintenance of the Flat? Good .
7. | Sale/Lease deed executed in the name ol M/s Vaidansh Trading Co through Its Proprietor Mr.
| Rivazuddin 5/o Mr. Jumma Khan
b What is the undivided area of land as per Sale | MA
Deed?
@, | What is the plinth arca of the Flat? Super area 2220 SFT or 206.243 SOM & Covered area
| | is 1346 Sft or 125.046 SOM
10, | What is the floar space index (approx.)? FAR | Permissible | — Utilized =
F51 | Permissible | - Utilized =
11, | What is the Carpet area of the Flat? Super area 2220 SFT or 206.243 SQM & Covered area
is 1346 Sft or 125.046 SOM
3 Tis it Posh/ | Class / Medium / Ordinary? | Medium _ —i
13, | Is it being used for Residential or Commercial | Commercial -
Purpose? — ;
1T Ta it Owner Occupied or letout? | Property Vish from outside —

l] 15, | If rented, what is the monthl rent? =
1. | How is the marketabiliy? Good
T [ What arc the factors favoring for an extra | MA

Potential Value?

3, | Any negative factors are observed which effect I Mo
the market value in general?
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.| After analyzing the comparable sale instances,

value of such type of floor with same
specifications in the adjoining locality? (Along Rs.15,000/- to .Rs.16,000/- Per SFT
with details / reference of at least two latest deal
/ transactions with respect to adjacent properties
in the areas)

3. | Assuming it is a new construction, what is the
adopted lump sum rate of the floor under
valuation after comparing  with  the Rs.15,500/- Per SFT
specifications and other factors with the floor
under comparison (given details).

3. Prﬁk up for the rate

i) Building Rs.2,000/- Per SFT
| ii) Land + Others | Rs.13,500/- Per SFT
4, Guide Line Value
Area Rate (In Rs.) Total Amount (In
Rs.)
a) | Flat Value 125.046 SQM Rs. 1,76,000/- Per sgm Rs.2,20,08,096/-
\ b) Covered Car parking - = g

“'l Total Value of the property Rs.2,20,08,096/-

e SO

a. | Depreciated building rate
Replacement cost of Flat with Services RS.2,000/- per Sft

(v(3)i)
Ape of the Building 2008
Life of the building estimated 53 Year with Proper Maintenance
Total Life of the building 70 Years
Depreciation  percentage assuming  the Depreciated rate has been considered
salvage value as
Depreciated Ratio of the Building Depreciated rate has been considered
b. | Total Composite Rate arrived for
valuation
Depreciated building rate V1 () Rs.2,000/- Per SFT
Rate for Land & Other V (3) ii Rs.13,500/- Per SFT
Total Composite Rate Rs.15,500/- Per SFT
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Sr. - Description [ Area In SFT

Rate per unit Estimated value
No. (In SFT.) Rs.
1. | Present value of the Shops 2220.00 Rs. 15,500/- Rs.3,44,10,000/-
2. | Wardrobes
3, | Showcases
4. l Kitchen Arrangements
5 ‘ Superfine finish
{ 6. llnte:rior Decorations
7. | Electricity deposits / electrical fittings >
8=
8. | Extra collapsible gates / grill works
etc.
9. | Potential value, if any
10. | Common area, Lift& Parking ]
TOTAL Rs.3,44,10,000/-
SAY Rs.3,44,10,000/-
| (Rupees Three Crore Forty Four Lakh Ten Thousand Only)

{Valuation: Here, the approved valuer should discuss in details his approach (Market Approach, Income
Approach and Cost Approach) to valuation of property and indicate how the value has been arrived at,
supported by necessary calculation. Also, such aspects as impending threat of acquisition by government for
road widening / public service purposes, sub merging & applicability of CRZ provisions (Distance from sea-
coast / tidal level must be incorporated) and their effect on i) Salability ii) Likely rental value in future and iii)
any likely income it may generate may be discussed).

As a result of my appraisal and analysis it is my conside retfl ﬂpinit‘:'n tha‘n the present market value of the
above property in the prevailing condition with aforesaid specifications is Rs. 3,44,10,000/- (Rupees
Three Crore Forty Four Lakh Ten Thousand Only). The realizable value of the above property at 90% is Rs.
3,09,69,000/- (Rupees Three Crore Forty Nine Lakh Sixty Nine Thousand Only) and the distress value
at 80% Is Rs.2,75,28,000/- (Rupees Two Crore seventy Five Lakh Twenty Eight Thousand Only) The
book value of the above property Is Rs.2,20,08,096/- (Rupees Forty Eight Lakh Fifty Five Thousand
Two Hundred Only).
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declare that-

of 1961) and time limit for
late Tribunal, as the case
e Tribunal, and five years

» OF such penalty has been confirmed by Income-tax A Hat
have not elapsed after levy of such penalty PPe
| have not been convicted of an offence co
Wealth Tax Act 19

57 or Gift Tax Act 195
0) lundertake to kee

P y¥ou info
empanelment as a valuer

n)

nnected with any proceeding under the Income Tax Act 1961,
8 and

rmed of any events or happenings which would make me ineligible for

P) Ihave not concealed or suppressed any material information, facts and records and I have made a complete
and full disclosure

q) [ have read the Handbook on Policy, Standards and procedure for Real Estate Valuation, 2011 of the IBA
and this report is in conformity to the “Standards” enshrined for valuation in t
handbook to the best of my ability

r)

he Part-B of the above
1 have read the International Valuation Standards (IVS) and

the report submitted to the Bank for the
respective asset class is in conformity to the “Standards” as enshrined for valuation in the IVS jn “General
Standards™ and “Asset Standards™ as applicable
s) labide by the Model Code of Conduct for empanelment of valuer in the Bank.,

of same 1o be taken and kept along with this declaration)
t) 1am registered under Section 34 AB of

(Annexure V- A s gned copy
u} lam the proprietor / partner / authori

the Wealth Tax Act, 1957. (Strike off,

if not applicable)
zed official of the firm / company, who is competent to sign this
valuation report.
v]) If the professional fee not paid as per bank circular/Policy within 45 days from date of report this report
will be treated as null and void
Further, | hereby provide the following information.
SI | Particulars Valuer Comment
1 Background information of the The Appraise Property 1_mder valuation is a Ground Floor Shops
asset being valued, Situated at in Commercial Complex Known as * Star Infinity
Tower” Built up on Plot No. 14 Situated at Sector-14,
Kaushambi, Ghaziabad, UP.Property visit from outside. Super
area of Shops as per doc is 2220 SFT or 206.243 SOM &
Covered area is 1346 Sft or 125,046 SOM and Super area is
considered for the Valuation purpose.
2 Purpose of valuation and appointing | Appointed by Bank of Maharashtra Sector-1232 Noida, G.B,
L of authority Nagar U.P.

Government
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of the valuer and any other Er. Di /2009
frvved i the vl r. Dinesh Kumar Sharma CAT/1/286 s

Disclosure of valuer interest or conflict, if | No
any
Date .::r appointment, valuation date of Appointment date 24.07.2025 Visit date 25.07.2025
report; , . o Report dated 25.07.2025
Inspection and investigations undertaken Yes
Nature and sources of the information used

P i ided by the B
o relid G roperty Ownership Documents provi y the Bank,

_ i Local enquiries.
Procedures adopted in carrying out the Composited Rate method.
valuation and valuation standards followed

Restrictions on use of the report, if any;

Only for loan/ financial limits provided by the bank.

Major factors that were taken into account | As per prevailing market rates as date of valuation.
during the valuation;

Caveats, limitations and disclaimers to the
extent they explain or elucidate the
limitations faced by valuer, which shall not
be for the purpose of limiting his
responsibility for the valuation report.

MODEL CODE OF CONDUCT FOR VALUARS {Annexure B)

We have provided all information and details as per
market data.

All valuars empanelled with bank shall strictly adhere to the following code of conduct:
Integrity and Fairness:

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

2 | Avaluer shall maintain integrity by honest, straightforward, and forthright in all professional relationships.

3 | Avaluer shall endeavor to ensure that he/it provides true and adequate information and shall not misrepresent
any facts or situations.

4 | Avaluer shall refrain from being involved in any action that would bring disrepute to the profession.

5 | Avaluer shall keep public interest foremost while delivering his services.

Professional competence and Due Care;

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

7 | Avaluer shall carry out professional services in accordance with the relevant technical and professional
standards that may be specified from time to time.

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

9 | In the preparation of a valuation reports, the valuer shall not disclaim liability for his/ its expertise or deny
his/its duty of care, except to the assumption are based on statements of fact provided by the company or its
audition or consultant or information available in public domain and not generated by the valuer.

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

11

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.

Government
Registred Valuer
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ence and Disclosure of Interest;

;::::I:': :::l::;::: :? f::,iﬂ::;n;“:fﬂz p;“:”“"””“' dealings by ensuring that his/its decisions are made
w J of interest, coercion, or und

directly connected to the valuation ass!;nment ar not. i ke of ey PTE Whthee
& valuer shall not take up an assignment if he/it or any of his/its relatives or assoc
rerms of association to the company.

_._'_-_-_ [

» valuer shall maintain complete independence in hisfits profession

valuation independent of external influences.
& valuer shall wherever necessary disclose to the clients, possible sources of conflic

while providing unbiased services.

| 6 | Avaluer si'ﬁll not d.ea.l in securitles of any subject company after any time when he/it first becomes aware of
the pus5lb|111.:',|' of hisfits association with the valuation, and in accordance with the gecurities and Exchange

Board of India (Prohibition of Insider Trading) Regulations, 2015 or till the time the valuation report becomes

| public, whichever is earlier.

17 | A valuer shall not indulge in “mandate 5
company of client’s neads.

18 | As an independent valuer, the valuer shall not cha

19 | |n any fairness opinion or independent expert o
\ engagement in an unconnected transaction, the valuer shall declare the as

the last five years.

Confidentiality:

20 | A valuer shall not use or divulge to other clients or any other party any con
gubject company, which has come to higfits knowledge without groper and 5p
it a legal or pmfessiuna! right or duty to disclose.

_|_.—-_,—-—_.—
Information Management:
21 \A yaluer shall ensure that he/ it maintains written contemporaneous records for any decision taken, the

jates |s not independent in

al relationships and shall conduct the

ts of duties and interests,

15

natching” or offering “convenlence valuations” In order to cater to 3

rge success fee.
pinion submitted by a valuer, if there has been 3 prior
sociation with the company during

fidential information about the
ecific autharity or unless there

reasons for taking the decision, and the information and evidence in support of such decision. This shall be
maintained so as o sufficiently enable a reasonable person to take a view on the appropriateness of his/its

decisions and actions.
aluer shall appear, co-operate and be available for

authority, any person authorized by the autharity, the re

inspections and Investigations carried out by the
glstered valuers organization with which hefit Is

registered or any pther statutory regulatary body.
A valuer shall provide all infarmation and records as may be reguired by the authority, the Tribunal,
the registered valuers organization with which he/it is registered, or any other statutory

pppeliate Tribu nal,

regulatory body.

& 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 reqguired In its eontract for a speclfic valuation, for production before a regulatory authority or for a peer

review. In the event of a pending case before the Tribunal ar appellate Tribunal, the record shall be

maintained till the dIiEasiﬂ of the case.

Gifts and hospitality:
75 | Awvalueror his/fits re

as a valuer.
Explanation: For the purposes of this code the term ‘relative’ shall have the same meaning as
panies Act, 2013 (18 of 2013).

\ative shall not accept gifts or hospitality which undermines or affects his independence

defined in clause (77) of Section 2 of the Com
financial or any other advantage to a public servant or any

& valuer shall not offer gifts or hospitality or a
ather persan with a view to ohbtain or retain work for himself/itself, or to abtain or retain an advantage in the

| conduct of profession for himselff itself.
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stion and Costs:

% valuer shall provide services for remuneration whi
which is charged in a t i
¥ b ransparent manner, is a reasonable
reﬂﬂl‘u't':r";::; nu:i:-:r:enet““afr“? and properly undertaken, and is not inconsistent with the applicable rules.
A valu pt 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.

Miscellaneous
A valuer shall refrain from undertaking to review the work of another valuer of the same client except under

nwd valuer.
 —

Government
istred Valuer
{2009

Place: Greater Noida

Date:; 25.07.2025

For Surya Tech vValuers& Building Consultant

(Dinesh Kumar Sharma)

Regd. Valuer: CAT/1/286/2009

e Valuation report dated . We are satisfied that the

The undersigned has inspected the property detailed in th
/-(Rupees Lacs Only).

fair and reasonable market value of the property is Rs.

Signature

Date:-

(Name of the Branch Manager)



R/ BUYER \Mf! Vaidansh Trading Co Through Its Proprietor Mr. Riyazuddin /o0 Mr. Jumma Khan.

ADORESS

Complex Known as

Commercial Shop Hus G-05, G-07, G-09, G-10, G-11, & G-12, on Ground Floor, in Commercial
“ Star Infinity Tower” Built up on Plot No.14 Situated at Sector-14,

Kaushambi, Ghaziabad, UP.
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M/s Vaidansh Trading Co Through Its Proprietor Mr. Riyazuddin $/o Mr, Jumma Khan.

Commercial Shop Nos G-05, G07, G-09, 6-10, G-11, & G-12, on Ground Floor, in

Commercial Complex Known as “ Star Infinity Tower” Built up on Plot No.14 Situated at
Sector-14, Kaushambi, Ghaziabad, UP.

V-3 U

|] #1ﬂ_mﬂmi-imlﬂhrﬂi-ﬂhﬁﬂl:£rjﬁ'hﬂmmﬂlﬂzﬁ?-ﬁﬁ*ﬂ
Ay |

| sl m o e e
e

| watm m md | e anh A g o A Py
L H‘.u‘lﬁ iR afnena s
fem wm | pid whEre ) il g Tt
L] | whafas ot | efhline oSmE
- | wefts | ca i | pg e M
I | e # o ol Tl
1 | 2 1 |
| ] 4 3 a I * 8 | __F |
by s ST (e s gun WEFTAE BIFIEEA T RO ! i |
l 7 ||  pasa witvar ) Hn—'ﬁ--;m'ﬂ-] e g e anin e wp
| . 1
3 | opasa | SAAN 4357 MALALABNT 0 W _ = i | temes _tamson |
{ »] fre TAATT 340 A0 N V16 18 | wrn | 170 19 |
kS e 1 aapade A0 9 | olin | a0 | 1 ) |
1 | B
® s weparn A farn oA -"l':l‘t 1 130
| =g i swarge iR e _1 o enfiEnars FSETTE awhn | o0 el
T o T - 1 o
| & ! e g st (G A a1 TR T | T Al L
| | p:hwrr-l'l 4nhta R PO
o Lol § = % —— & e
: e E ] TR 000
l w | R 4 Fegn R . [ 1 1
ST P - oo S TR min | awco wanil
[ [ 1 A | A 1P 13
| = | oema | - 1 4nfin | Fi VR
£ -~y AtTTE | i’
| A | arfiy tann FRenm
e t anffia g7 + W
1 aa L] | |
= - T 1 i 17 &
1 2 '] = .J“W:‘ I [ anlth A AR LE}
L] LT ¥ 1 | e
: " I| et l i omor=a | - -~ hn | Az [ ]
T;u-u-i- i :I" m faeafimd moe P qun firaani oy Tenlirned o/ no) iy
*u i "
wrama | Faerama RIS

e

Bascy m move TMCE TSl iy daie © Gauite i Dhareted

LARC ANl i
T ]

T3] Bmm o=

] A R BT T | L MR M

Mo S Oty . ?

. - |

WA Gharshsd

M
Ry 15 o T T O L T AT St

¥3TCr LEsE g e
T ]
| PRp——T S ) =e=

Governmeant
Registred Valuer




M/s Vaidansh Trading Co Through Its Proprietor Mr. Riyazuddin 5/o0 Mr. Jumma Khan.

Commercial Shop Nos G-05, G07, G-09, G-10, G-11, & G-12, on Ground Floor, in Commercial

Complex Known as “ Star Infinity Tower” Built up on Plot No.14 Situated at Sector-14,
Kaushambi, Ghaziabad, UP.
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