PROFORMA INVOICE

Vastukala Consuitants (I} Pvt Ltd Invoice No. ~Dated
B1-001,U/B FLOOR, PG-1355/23-24 | 29-Jun-23
| BOOMERANG,CHANDIVALI FARM ROAD, Delivery Note | Mode/Terms of Payment
ANDHERI-EAST 400072 AGAINST REPORT
GSTIN/UIN: 27AADCV4303R1ZX 'Ref No. & Date. _ Other Ref
State Name : Maharashtra, Code : 27 sference No. & Date. il S s
E-Mail ; accounts@vastukala.org ‘ - el
Buyer (Bill to) Buyer's Order No. Dated
Union Bank Of india i [
Gokhiware Branch Dispatch Doc No. Delivery Note Date
Surucha Muldapat Residency , Ground Filor, 002073 / 2301360 | B
Pinfo Travels Campus, Dispatched through Destination
Gokhiware,
Vasai East , Palghar401208 Terms of Delivery - -
GSTIN/UIN . 27TAAACUDS64G1ZH
State Name . Maharashtra, Cooe : 27
3] Particulars HSN/SAC GST Amount
L R - - ~ g Rate _
1 VALUATION FEE |997224 18 % 3,000.00
(Technical Inspection and Certification Services)
' CGST 270.00
‘ SGST 270.00
|
|
' |
- ) Total | ¥3,540.00
Amount Chargeable (in words) E &OQOE
Indian Rupee Three Thousand Five Hundred Forty Only
- HSNJ/SAC Taxable |  CentralTax = State Tax [ Total
B i . Value Rate  Amount Rate  Amount  Tax Amount
997224 - 300000 9%  270.00i 9%  270.00 540.00
 Total  3,000.00 270.00! - 270.00 540.00

Tax Amount (in words) : Indian Rupee Five Hundred Forty Only

Company's Bank Details

Bank Name : UNION BANK OF INDIA

Alc No. © 835301010050194

Branch & IFS %qde : Bandra East & UBIN0563536
.u'.

\

Remarks:

Umesh Kumar & Soni U Kumar - Residential Flat No.
1501, Wing — BA, “Nakshatra Aarambh”, Plot No. 1,
| Phase — Il, Village — Tivari, Naigaon (East), Palghar —
401208, State - Maharashtra, Country - India

Company's PAN : AADCV4303R = E
Deciaration UP! Virtual 1D : Vastukala@icici B
NOTE — AS PER MSME RULES INVOICE NEED TO for Vastukala Consultants {I) Pvt Ltd -

BE CLEARED WITHIN 45 DAYS OR INTEREST |
CHARGES APPLICABLE AS PER THE RULE.
[ MSME Registration No. - 27222201137

_ Autharisad Signatory
This is a Computer Generated Invoice
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Valuation Report of the Immovable Property

Details of the property under consideration:

Name of Owner: Umesh Kumar & Soni U Kumar

Residential Fiat No. 1501, Wing — 8A, “Nakshatra Aarambh”, Plot No. 1, Phase — 11, Village - Tivari,
Naigaon (East), Palghar - 401208, State - Maharashtra, Country - India.

Longitude Latitude: 19°21°51.7”N 72°51'46.4"E

Valuation Done for: ‘
Union Bank of India
Gokhivare Branch
Surucha Muldapat Residency, Ground Floor, Pinto Travels Campus, Gokhivare, Vasai East,
Palghar - 401208, State — Maharashtra, Country - India. |

9
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Ll el ol 4 Mumbai - 400 072, (M5, INSIA
TeleFax: +91 22 28371325/24

vastuk . A
wwwvastukala.ong o poiNR @ Noshik @ Ahmedubod @ Jaipur  rnbsiovesskala.ore



CIN: U74120MH2010PTC207869 vo S 'I' I l |< GIG ‘
MSME Reg. No.: UDYAM-MH-18-0083617 “v

An 150 9001:2015 Certified Company Think.Innovate.Create e .

Valuation Report Prepared For: Union Bank of India / Gokhiware Branch / Umesh Kumar (2073 / 2301360) Page 2 of 28

Vastu/Mumbai/08/2023/2073/2301360
30/2-461-SKVS
Date: 30.06 2023

VALUATION OPINION REPORT

This is to certify that the property bearing Residential Flat No. 1501, Wing - 8A, “Nakshatra Aarambh”, Plot No.
1, Phase - II, Village - Tivari, Naigaon (East), Palghar — 401208, State - Maharashtra, Country - India belongs to
Umesh Kumar & Soni U Kumar,

Boundaries of the property.

North . Internal Road
South . Open Plot
East . Open Plot
West . Global Arena

Considering various parameters recorded, existing economic scenario, and the information that is available with
reference to the development of neighborhood and method selected for valuation, we are of the opinion that, the
property premises can be assessed and valued for this particular purpose at T 34,25,500.00 (Rupees Thirty
Four Lakh Twenty Five Thousand Five Hundred Only). As per site inspection 81% of construclion work is

completed,

The valuation of the property is based an the documents produced by the concern. Legal aspects have not been

taken into considerations while preparing this vaiuation report.

Hence certified

For VASTUKALA CONSULTANTS (1) PVT. LTD.

Digally signed by Shaspdkusan &

Sharadkumar e

- cn=Shasadkumar 8, Chaliowar,
» u:\'i:(-.rjh(u-.suha"v;. ':;.Ija N .-!., n

B. Chalikwar = gosmemme:
Director Auth, Sign.

Sharadkumar B. Chalikwar

Govt. Reg. Valuer

Chartered Engineer (India)

Reg. No. (N} CCIT/1-14/52/2008-03

UB! Emp. No. ROS:ADV:Valuer/033:008:2021-22
Encl; Valuation report.

L
°
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9
qs_ & Our Pan India Presence at : Regd. Office : B1-001, U/B Floor, Boomerang,
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! Mumbai - 400 072, (M.S.}, INDIA

7 Thane 9 Nonded Indore 7 Raipur ’

www.vasiukala.org TeleFax: +91 22 28371325/24

mumbai@vastukala.org
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If Under Construction, extent of completion as under:
Foundation Completed | RCC Plinth Completed ]
Full Building RCC Completed Internal Brick work Completed
Extemal Brick work | Completed Internal Plastering Completed
External Plastering Completed Flooring, Tiling, Kitchen Up to 21% Floor Completed
Total 81% Work Completed
6. | Location of property :
a) | Plot No. / Survey No. Plot No.1, Old Survey No. 230, New Survey No. 43,
Hissa No. 4D of Village — Tivri
b) Door No. Residential Flat No. 1501
¢) | C.T.S. No./Vilage Village — Tivri
d) | Ward/ Taluka Taluka - Vasai
e Mandal / District District — Palghar
f) Date of issue and validity of layout of Copy of Approved Plan No. VWCMC / TP/ CC / SPA -
approved map/ plan VP - 006 /28 /2019 - 20 dated 31.08.2019 issued by
g) | Approved map / plan issuing authority Vasai Virar Cily Municipal Corporation.
h) | Whether genuineness or authenticity Yes ]
of approved map/ plan s venfied
i) Any other comments by our Ne
empanelled valuers on authentic of
appraoved plan
7. | Postal address of the property Residential Flat No. 1501, Wing — 8A, “Nakshatra
Aarambh”, Plot No. 1, Phase — Il, Village - Tivari,
Naigaon (East), Palghar — 401208, State - Maharashtra,
Country - India.
8. | City/ Town Naigaon (East), Palghar
Residential area Yes
Commercial area No
Industrial area No
9. Classification of the area
i} High / Middle / Poor Middle Class
iiy Urban / Semi Urban / Rural Urban N
10. | Coming under Corporation limit / Village Village — Tivri
Panchayat / Municipaiity Vasai Virar Cily Munigipal Corporation
11. | Whether covered under any State / Central No 4
Govt. enactments (e.g., Urban Land Ceiling
Act) or notified under agency area/ scheduled
area/ cantonment area
12. | Boundaries of the property
As per Site As per Document
North Internal Road Details not available
South Open Plot Details not available
East Open Plot Details not available
West Global Arena Details not available
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5. Number of Floors Stilt + 22 Upper Floors
6. Type of Structure R.C.C. Framed Structure
7. Number of Dwelling Flats in the building 6 Flats on 15" Floor
8. Quality of Construction Good
9 Appearance of the Building Building is under construction
10. Maintenance of the Building Building is under construction
(B Facilities Available
Lift Proposed 2 Lifts
Protected Water Supply Proposed Municipal Water supply
Underground Sewerage Proposed Connected to Municipal Sewerage System
Car parking - Open f Covered Proposed Stilt + Open Car Parking
Is Compound wall existing? Proposed, Yes
Is pavement laid around the building Proposed, Yes
1l FLAT
1 The floor in which the Flat is situated 151 Floor
2 Door No. of the Flat Residential Flat No. 1501
3 Specifications of the Flat
Roof R.C.C. Slab
Floaring Proposed Vitrified tiles flooring
Doors Proposed Teak Wood doar frame, Flush doors shutters
Windows Proposed Powder Coated Aluminum Sliding windows
Fittings Proposed Concealed plumbing with C.P. fittings.
Electrical wiring with concealed
Finishing Proposed Cement Plastering
4 House Tax '
Assessment No, Details not provided
Tax paid in the name of: Details not provided
Tax amount: Details not provided
5 Electricity Service cannection No.: Details not provided
Meter Card is in the name of; Details not provided
6 How is the maintenance of the Flat? Building is under construction
7 Sale Deed executed in the name of Umesh Kumar & Soni U Kumar
8 What is the undivided area of land as per N.A.
Sale Deed?
9 What is the plinth area of the Flat? Builf Up Area in Sg. Ft. =443.00
(Area as per Index Il)
10 | What s the floor space index (app.) As per VWCMC norms
11 | Whatis the Carpet Area of the Flat? Carpet Area in Sq. Ft. = 354.00

Balcony Area in Sq. Ft. = 48.00
Total Carpet Areain Sq. Ft. = 403.00
(Area as per actual site measurement)

Carpet Area in Sq. Ft. = 297.00

Vastukala Consultants (1) Pvi. Ltd.
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Depreciated building rate VI {a) 1 ¥2,700.00 per 3q. Ft.
Rate for Land & other v (3) i ;| ¥5,800.00 per Sg. Ft.
Total Composite Rate .| ¥8,500.00 per Sq. Ft.
Remark:

Details of Valuation:

Sr. Description Qty. Rate per Estimated

No. Unit ) Value )

1 Present total value of the Flat 403.00 Sq. Ft. 8,500.00 34,25,500.00

2 Showcases /

3 Kitchen arrangements

4 | Superfine finish g

5 Interior Decorations

6 Electricity deposits / electrical fittings, efc.

i Extra collapsible gates / grill works efc.

8 Potential value, if any

9 Others
Total Value of the property 34,25,500.00
Realizable value of the property 30,82,950.00
Distress value of the property 27,40,400.00
Insurable value of the property (443.00 X 2,500.00) 11,07,500.00
Guideline value of the property {443.00 X 5,856.00) 25,94,208.00

Justification for price /rate
The Market Value of the property is based on facts of markets discovered by us during our enquiries, however the
government rate value in this case is less than the market value arrived by us. We are of the opinion that the value
arrive by us will prove to be correct if an Auction of the subject property is carried out. As far as Market Value in Index
Il is concerned, it is not possible to comment on same, may be government rates are fixed by sampling during same
point of time in part and whereas, Market values change every month. In most of the cases the actual deal amount or
Transaction value is not reflected in Index || because of various Market practices.

As Valuer, we always try to give a value which is correct reflection of actual transaction value irrespective of any
factors in market. :

Method of Valuation / Approach
The sales comparison approach uses the market data of sale prices to estimate the value of a real estale property.
Property valuation in this method is done by comparing a property to other similar properties that have been recently
sold. Comparable properties, also known as comparables, or comps, must share certain features with the property in
question. Some of these include physical features such as square footage, number of rooms, condition, and age of the
building; however, the most important factor is no doubt the location of the property. Adjustments are usually needed to
account for differences as no two properties are exactly the same. To make proper adjustments when comparing
properties, real eslate appraisers must know the differences between the comparable properties and how to value
these differences. The sales comparison approach is commonly used for Residential Flat, where there are typically
many comparables available to analyze. As the property is a residential flat, we have adopted Sale Comparison
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Actual Site Photographs

VO;TUI«HIG Consultants (1) Pvt. Ltd.

1 an IS0 900 2 2roine :—-.-'!'_'.‘ 1Ny www.vastukala.org
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Ready Reckoner Rate

Department of Registration & Stamps

Government of Maharashtra

‘Year
20232024 v |

Selected District 7~

Select Taluka 7 v
Selact Village | - ﬂaﬁﬁﬁwﬁﬁaﬂmﬁ‘fﬁﬁﬁm v=
Search By @ Survey No ' Lacalion

Enter Survey No 42 | Search

52800 71600 62800 1 fiex  7eF A

‘,‘-a Vastukala Consultants (1) Pvt. Ltd.

Thia ecroae AN 1SO 9001:2015 Certified Company www.vastukala.org
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Price Indicators
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Annexure - |

DECLARATION FROM VALUERS

|, hereby declare that:

a.

The information furnished in my valuation report dated 30.06.2023 is true and correct to
the best of my knowledge and belief and | have made an impartial and true valuation of
the property.

I have no direct or indirect interest in the property valued;

If my authorized representative have personally inspected the property on 24.06.2023
The work is not sub - contracted to any other valuer and carried out by myself.

| have not been convicted of any offence and sentenced to a term of Imprisonment;

| have not been found guilty of misconduct in my professional capacity.

| 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 the Part - B of the above handbook to the best of my ability.

| have read the International Valuation Standards (IVS) and the report submitted to
the Bank for the respective assel class is in conformity to the "Standards" as

enshrined for valuation in the IVS in "General Standards" and "Asset Standards” as
applicable. The valuation report is submitted in the prescribed format of the bank.

| abide by the Model Code of Conduct for empaneiment of valuer in the Bank. (Annexure
Il - A signed copy of same to be taken and kept along with this declaration)

| am Director of the company, who is competent to sign this valuation report.

Further, | hereby provide the following information.

Vastukala Consultants (1) Pvt. Ltd.
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Assumptions, Disclaimers, Limitations & Qualifications

Value Subject to Change

The subject appraisal exercise is based on prevailing market dynamics as on 30t June 2023 and does
not take into account any unforeseeabla developments which could impact the same in the future.
Our Investigations

We are not engaged to carry out all possible investigations in relation to the subject property. Where in
our report wa identify certain limitations to our investigations, this is to enable ihe reliant party to instruct further
investigations where considered appropriate or where we recommend as necessary prior to reliance. Vastukala
Consultants India Pvt. Lid. (VCIPL) is not liable for any loss occasioned by a decision not to conduct further
investigations
Assumptions

Assumptions are a necessary part of undertaking valuations. VCIPL adopls assumptions for the
purpose of providing valuation advise because some matters are not capable of accurate calculations or fall
cutside the scape of our expertise, or out instructions. The reliant party accepts that the valuation contains
certain specific assumptions and acknawledge and accept the risk of that if any of the assumptions adopted in
the valuation are incorrect, then this may have an effect on the valuation.
Information Supplied by Others

The appraisal is based on the information provided by the client. The same has been assumed to be
correct and has been used for appraisal exercise. Where it is stated in the report that another party has supplied
informalion to VCIPL, this information is believed to be reliable but VCIPL can accept na responsibility if this
should prove not to be so.
Future Matters

To the extent that the valuation includes any statement as to a future matter, that statement is provided
as an estimate and/or opinion based on the infarmation known to VCIPL at the date of this document. VCIPL
does not warrant that such statements are accurate or correct.
Map and Plans

Any sketch, plan or map in this report is included to assist the reader while visualising the property and
assume na responsibility in connection with such matters.
Site Details

Based on inputs received from Client's representalive and site visit conducted, we understand that the
subject property is Residential Flat, Total Carpet Area in Sq. Ft. = 403.00 in the name of Umesh Kumar & Soni
U Kumar. Further, VCIPL has assumed that the subject properly is free from any encroachment and is available

as on the date of the appraisal.
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Where reliance has been placed upon external sources of information in applying the valuation
methodalogies, unless otherwise specifically instructed by Client and/or stated in the valuation, VCIPL has not
independently verified that information and VCIPL does not advise nor accept it as reliable. The person or enlity
to whom the report is addressed acknowledges and accepts the risk that if any of the unverified information in the
valuation is incorrect, then this may have an effect on the valuation.

Not a Structural Survey

We stale that this is a valuation report and not a structural survey
Other

All measurements, areas and ages quoted in our report are approximate
Legal

We have not made any allowances with respect to any existing or proposed local legislation relating to
laxation on realization of the sale value of the subject property. VCIPL is not required to give testimony or to
appear in court by reason of this appraisal report, with reference to the property in question, unless arrangement
has been made thereof. Furiher, no legal advice on any aspects has been cbtained for the purpose of this
appraisal exercise
Property specific assumptions

Based on inputs received from the client and site visil conducted, we understand that the subject
property is Residential Fiat, Total Carpet Area in Sq. Ft. = 403.00.

ASSUMPTIONS, CAVEATS, LIMITATION AND DISCLAIMERS

1. We assume no responsibility for matters of legal nature affecting the property appraised or the title
thereto, nor do we render our opinion as to the fitle, which is assumed to be good and marketable.

2. The property is valued as though under responsible ownership.
3. It is assumed that the property is free of liens and encumbrances.
4 It is assumed that there are no hidden or unapparent conditions of the subsoil or structure that would

render it more or less valuable. No responsibility is assumed for such conditions or for engineering that
might be required to discover such factors.

5. There is no direct/ indirect interest in the property valued.

6. The rates for valuation of the property are in accordance with the Govl. approved rates and prevailing
market rates.

Vastukala Consultants (1) Pvt. Ltd.
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independent in terms of association to the company.

A valuer shall maintain complete independence in hisfits professional relationships and shall
conduct the vaiuation independent of external influences.

A valuer shall wherever necessary disciose 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 hefit 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 becemes 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 fairness 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.

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.

22

23.

24,

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.

A valuer shall appear, co-aperate and be available for inspections and investigations carried out
by the authority, any person authorised by the authority, the registered valuers organisation with
which hefit is registered or any other statutory regulatory body.

A valuer shall provide all information and records as may be required by the authority, the Tribunal,
Appellate Tribunal, the registered valuers organisation with which hefit is registered, or any other
statutory regulatory body.

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.

Vastukala Consultants (1) Pvt. Ltd.
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DEFINITION OF VALUE FOR THIS SPECIFIC PURPOSE

This exercise is to assess Fair Market Value of the property under reference as on 30t June 2023,

The term Fair Market Value is defined as

“The most probable price, as of a specified dafe, in cash, terms equivalent to cash, or in other precisely revealed
terms for which the specified property rights would sell after reasonable exposure in a competitive market under
all conditions requisite to a fair sale, with the buyer and seller each acting prudently knowledgeably and for self
interest assuming that nefther is under undue duress”

Fundamental assumptions and conditions presumed in this definition are:

1. Buyer and seller are motivated by self-interest.

2. Buyer and seller are well informed and are acting prudently.

3 The property is exposed for a reasonable time on the open market.

4. Payment is made in cash or equivalent or in specified financing terms.

DECLARATION OF PROFESSIONAL FEES CHARGED

We hereby declare that, our professional fees are not contingent upon the valuation findings. However, if the
statute AND/OR clients demands that, the fees should be charged on the percentage of assessed value then,
with the full knowledge of the AND/OR end user, it is being charged accordingly.

VALUATION OF THE PROPERTY PREMISES

Considering various parameters recorded herein above, existing economic scenario, ‘and the information that is

available with reference to the development of neighborhood and methed selected for valuation, we are of the
opinion that, the property premises can be assessed and valued for this particular purpose at ¥ 34,25,500.00
{Rupees Thirty Four Lakh Twenty Five Thousand Five Hundred Only). As per site inspection 81% of

construction work is completed.

For VASTUKALA CONSULTANTS (1) PVT. LTD.
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