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Valuation Report of the lmmovable Property

Details ofthe propertv under consideration:

Name of owner ilirr. Bhavya t{ipun Shah

Lalitude Lonqit!de: 19'00'14.9"N 72'49'41.9"E

Valuation Done lor:

State Bank of lndia
Capital MartEt Branch (Fort), Mumbai

Capitall\4arkel Branch (Fo.l), Ground floor, Videocon Heitaoe, 1st Fioor, ChaEniil RaiMarc
Fod, Mumbai-400 001, Slale - Maharashtra, Country - lndia.

Vastukala Consultants (!) Pvt. Ltd.
Mumbai . Delhi NCR. Aurangabad . Nanded

Voslukolo Consultonls (l) Pvl- Lid

I

ResidentialFlat No. 2002 20b Floor AWing, "Lodhr tl.r,qul!o", Near Shree SimandharJain Temple,

Pandurang Budhakar Marg, SenapaliBapat l\.larg Lower Parel, lt4urnbai - 400013,

Stale - l\4aharashtra, Cou0try - hdia
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I VostukEIEi Consultonts (l) Pvt. Ltd.

Vaslu/Mumba i 05202102197i 35391

28/06-130-SKVSM

oare:2805.2021

The valuation oithe property is based on the documents produced by the concern. Legalaspecls have nol been

taken into consideralrons while preparing this valuation reporl.

An IS0 9001 | 201s Cert ned Companv

MSa,!E Re!. No.r 27222201117 . ClN: LJ74l20MH20l0PTC207369

VauationReponPrEparedForSB/CapitaMa.keiB€nch/MisBhavyaNaunShah(21977/35391) Page2o,28

Hence certilied

tor VASTUKALA CONSUUANTS (l) Pw. LID

Sharadkumar r l:s:l'":lffil'.-
B. Chalikwar i:lsi};1triil'- -

C,lVl,D, Director
Sharadkumar 8. Chalikwar

Govt. Reg. Valuer
Chartered Engineer (lndia)

Reg. No. (N) CC lT/114/5212008-09

SBI Empanelmenl No.: Sl!4EfiCCnl11 -1819421178

Encl:Vaiuaton repon.

Boundaries of lhe property.

Noft : Lodha Trump Tower

South : lnlemal Road & Times Tower

East : Senapali Bapat lt4arg

West : Kamala Mill

Considering vadous palameteE recorded, existing economic scenario, and lhe infomation lhat is availabb with

reference to the development of neighbodrood and method selecled for valuation, we are ol the opinion lhat, the

property premises can be assessed and Valu. for this particular purpose at t7,92,18,000.00 (Rupees Sever

Crore Ninety TUE Lakh Eighte.n ThoBand Only).

-Think, 

nnovate.Create

- 

Mumbai

VALUATION OPINION REPORT

This is to ce fy that the property beafng Residentia Flat No 2002 20h Floor, A Wing, "Lodha Marquiso",

Near Shree Simandhar Ja n Temple, Pand{.rrang BLrdhakar tularg, Senapati Bapat Mae, Lower Pare, l!4!mbai-

400013, State - N4aharashl€, Country - ndia belongs to Miss. Bhavya Nipun Shah.
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Delhi NCR Aurallgabad 

-
121, 1" Floo., Ackrut Star,

centElRoad, Ml0c,
rndh.ri(E), Mumbai aoo 691,

AWHO 5oci€tx 50hna Road,

Nand.d..431 502, (M.S.l, rNDrA

I

Mobile: '919215912225
+9!9319670131

T€l : +9r 24024391s1
MoS re: r919167201052

i9r 936036350r
aurangabad@va*uka a.orE
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Vastukala Consultants {l) h,t. Ltd.
121 1st Floor, Ackruii Star, C€nlral Road. MIDC. Andhen (E) Mumbai - 400 093

To

Th. Eanch Managor,
State Bank ot lndia
Capilal Market Branch (Fort),

Ground floor Videocon He tage,
lst Floor, Charanjit Rail\4arg,
Forl, Mumbai- 400 001

Slale - lt4aharcshtra Country - lndia.

VALUATION REPORT (IN RESPECT OF FLAT)

Vostukolo Consultonls (l) Pvt. Ltd
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I General

1 Purpose for $iich the valuation is made To assess value of the property for banking Purpose.

2 a) Dale of inspectjon 24 05 2021

br Dale on which the valuation is made 28 05 2021

3 List of documents prcduced for petusal

i) Copy of Deed of Transfer daled 02.07.2020
ii) Copy of Amended Commencement Cediticate No. EB / 13,42 / GS / A daled 11 12.2018 issued by

Mumbai Corporation of Grealer Mumbai.
iii) Copy of Part Occupancy Cedmcate No. EB/ 1342/GS/A/OCC/ 1/ New dated 20.05.2019 issued by

Mu nicipal Comoration ol Greater lllumbai

4 Name of the owne(s) and his / their address

(es) w h Phone no. (details of share of each

ownerin case of ioinl owneEhip) &E[g!g Residenlial Flat No. 2002,20h Floor A Wing,

"Lodh! tlsrqrllo', Near Shree Simandhar Jain
Temple Pandurang Budhak Marg, Senapati Bapal

i.,lae, Lower Parcl, l\lumbai - 400013, State
Maharcshlrc, Country - lndia

Cor !c,l PoEon :

Mr. Taher Bastawala (Employee of Owner)

Contacl No. - 8(69982052

Miss. Bhavya Nipun Shah

Sole owneGhip

5. Bdef descdption of he prDperty (lrlcluding

Leasehold i lrcehold etc.)

The prcpe0 is a RBidentjal Flat located on 20b ioor
The composilion of the Flat is 4 Bedrooms + Living

Room I Dining + Sludy Room + Kitchen + 5 Toilels +

Passage. The properly is al 1.2 Km. from nearcst

railway station Lo$/er Parel.

6. Localion ol property

C S No.464 of Lower Pare Dvision ,la) Plot No. / Survey No

b) Door No Residenlial Flal No. 2002

c) C. T.S. No. / Vlllage Lower Parel Drvis on

d) Wad / Taluka G' Soulh Ward

e) Mandali Dishicl Dislrict - [,lumbai

0 Date of issue and validity of layoul ol

approved map / plan

As occupancy Ce ficate avalable, we assumed ti
lhe conslrucl,on as peraoproved pan

An lsO 9001:20r5 Crdil'rd ComHnv



s) App.oved map / plan issuing authority

h) Whelher genuineness or authenticity

ol approled map/ plan is verified

NA

D Aoy olher comments by our

empanelled valueG oo authentic of

approvd plan

NA

7 Postal address ol lhe properly Residential Flal No. 2002, 20m Floor, A Wing 'Lodh!
ilarquile', Near Shree Slmandhar Jain Temple,
Pandurang Budhak Ltrarg, S€napali Bapat lrarg,
Lower Parel, l\lumbai - 400013, State - Maharcshlra,
Counlry - lndia

8 City / Town [,{umba

Residenlial area Yes

Commercial area No

lndustnalarea No

9 Classification of the area

i) High i N4iddle / Poor High Class

ii) Urban i Semi Urban / Rural Uftan

10 Coming under CorpoElion limit / Village

Panchayat / Municipality

I\4unicipal Corporalion of Grealer l\,lumbai

11 Whether covered lnder any State / CenlEl

Govt. enaclmenls (e.9., Uban Land Ceiling

Ad) or notified under agenc'y areal scheduled

arca / ca0lonment arca

No

12 Eoundaries of the prcpedy As per 3ile As per Document3

Lodha Trump Tower oetails not available

South lnlernal Road & Times Tower Details not availabb

Easl SenapatiBapat t/arg Detalls not available

Kamala l!4ill Details not available

13 D mens ons of lhe sile N. A. as properly under consideration is a Flat in
residential buildinq.

As p€rlt|e Deed
B

Acluals
North

South

East

14 Extent of lhe site Carpel Area in Sq. Ft. = 1,:t47.00

Duct Area in Sq. Ft. = 164.00

Tatll Arra ln Sq, Ft = t,511.00
(Area as per aclual s e measuremenl)

4
rl
â'a
a

Carpet Area in Sq. Ft. = 1,467.00

(Area as per oeed of Tramfer)

Valualion Rspod Prcp3cd For SBII Capit l Mai(er Bmch / Mir! Bhavya Nipu. Shah (2192/35391 ) Pas6 4 ot 28
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Valuation Repod PrBpared For: SgU Caplal Mat6t Blarn / Miis. Shavta Nipln Shah (219785391 ) P4s 5 ol 28

Built Up Area in Sq. Ft. = 1,761.00

(Area as per Deed of Transfeo

141 Latitude, Longitude & Co-odinales ot Flat 19'0014 9',N 72"49'41 9',E

15 Exlenl of lhe sile considered for Valuation

(least of 134& 138)

Carpet Ar.a in Sq. Fl. = 1,467.00

(Area a! p6r Doed of Transfer)

16 Whether ocqrpied by the owner / tenann f
occupied by tenad sirEe how long? Rent

recei!€d per month.

Tenanl Occupied

APARTMENT EUILOING

1 Nalurc of the Aparlment Resrdenta

2. Location

C,T,S. NO C S No 464 of Lower Parel Division

Block No

Ward No G'Soulh Wad

Village / [.lunicipalily / Corporction Division - Lower Parel

Municipal Co.poration of Greater Mumbai

Door No., Street or Road (Pin Code) Residenlial Flal No 2002, "Lodha X.rqult€',
Panducng Budhaka Marg, Senapati Bapat Marg,
Louier Parel. Mumbai- 400013.

3 Descdption of the locality Residential /
Commercial / Mixed

Residenlial

4 Year of Construction 201 I (As per Parl Occupancy Cedillcate)

5 Numberof Floors B€s€ment 4 (pt) + P3 Podium (pt) + P4 Podium (pt) +

P5 Podium (pl) + 7i'lo 77m upper floo.s

6. Type of Structure RCC frcmed Structurc

Numberof Dwelling units in the buildlng 3 Flat on 200, floor

8 Ouality of Construction Good

9 Appearanc€ of the Building Good

10 Maintenanc€ of the Euilding Good

11 Eacilil es Available

tift 7fls
Protecled Waler Supdy irunicipal Water supply

UndergroLrnd Sewerage Col]necled lo f,lunicipal SeweEge Syslem

Car pa ng - Open / Covered 3 Car Parking

lsCompound walleristing? Yes

ls pavement laid around lhe Building Yes

o)
q
o
o
)
o-

i
]

t FLAT I
1 The floor in wirich the Flat is silualed 20b Floor il
2 Door No. of lhe Flal Residenlial Flal No 2002 L
3 Specdicalions oI the Flal t

Roof R.C.C. Slab I
Flooinq Marble foorinQ l
Doors Teakwood flush doors

,a
Power coaled aluminium slidino windows ,

VostukoLo Consultonts (l) Pvt. Ltd

I
an Iso9001.2015 ce.:il ed cofrpanY



Valualion Repon Pcparcd For SB / Capir.l [,tafi€i Each / Mis thav]a Nfun Shah (219n 65391 ) Page 6 or 28

Fittings Concealed plumbing with C.P. iittings. Electrical wiring
with Concealed.

Fin sh n0 Cement Plasterina and PoP falseceilinq
House Tax

Assessmefl No Detalls nol available

Tax pard n lhe name of Deta ls nol available

Tax amo!nl Deta ls nol available

5 Eleclncrly Serv6e conneclion No Deta ls iol available

Meler Card is in lhe name of Details nol available

6 How islhe mainlenaoce ofthe Flat? Good

7 Sale Deed executed in lhe name of Miss. Bhavya Nipun Shah

8 Whal is lhe undivided area of land as per

Sale Deed?

Details nol alailable

What slhe plinth arca oflhe Flat? Built Up Area in Sq Ft =1,761.00
(Area as per oeed of Transfe0

10 Whal s lhe floorspace inder (apD.) As per local noms
Whal s the Carpel Area ofthe Flat? Carpet Area in Sq Ft.=1,34700

Ducl Area in Sq. Ft = 164.00

TotalA16. in Sq. Ft. = 
,l,5,l,l.00

(Area as per actual site measuremenl)

Carpet Area in Sq. Ft. = 1,467.00

(Area a! per oood ofTransfer)

12 s lt Posh / L Cass / Med lrn / ord nary? Posh Class

13 ls il being used for Residenlialor Commercial
purpose?

Residedialp!ryose

14 s lt owner-occuoied or lel oul? Tenant Occ!ped
15 f refted. luhat s the monlhly renl? { 1,65,000.00 expecled renla income per month

MARKETABILITY

1 How is the ma elability? Good

2 Whal are the factoG favoudng for an extra
Potential Value?

Localed in developed alea

3 Any negative facloG arc observed which

afiecl lhe ma el value in qeneral?
No

Rate

1 After amlyzing lhe comparable sale

inslanc€s, what is lhe composile lale for a
similar Flal with same specificalions in lhe
adjoining locality? - (Along with delails /
reference of at - least lwo alesl deals /
lransactions with respect to adjacent

orooedies in lhe areas)

< 50 000 00 to (55 CSo 00 per Sq. Ft. on Caeel Area

I
2 Assuming il is a new conslruclion, whal is the

adopied basic composite lale of the Flal
under valuation afler crmpadng with the

specilications and other factors wilh lhe Flat

under comoarison laive delails).

l
t
â

{ 54,C00.C0 per Sq. Ft.

3 Break - uDior the rate ,
I Building + Services < 3,50000 per Sq. Fl.

-,

o)
q
o
E
l

o
i
3
;
;

Vostukolo Consultonls (l) Pvt. Ltd
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ll. Land + others 150,500.00 per Sq. Ft

4 Guideline lale oblai0ed from lhe Registra/s
Otfce (an evidenc€ thereof lo be enclosed)

43,60,371 00 per Sq. M.

i.e. <33,479.00 per Sq. Ft.

CO POSIIE RATE ADOPTEO AFTER
DEPRECIATION

a Depreciated buildinq rale

Re0lacement cost of Flat with Services (v(3)i)

Aqe oi the buid nq 2 years

Life of the buildir'rg estimated 58 yeac (Subject 1o prcper preventive periodic

maintenanc€ & slruclural rcpairs.)
oeprecialion percentage dsuming the
salvaoe value as 1096

N.A. as building age is below 5 yea6

DeDrecialed Ralio ol the buildinq

b Total comDosile Ele anived forValualion
oepreciated building rale Vl(a) < 3,500.00 per Sq Ft

Rate for Land & otherV (3)ii < 50,500.00 per Sq. Fl

TotalComposite Rate { 54,000.00 per Sq. Ft. (lncluding Car Parking)
Remark

Details ol Valuation:

Sr.
No.

0escription Qtv Rate per

unit F )

Estimated
Value ({ )

1 Present value of the Flal (incl car oarkinq, iigrcvidedl 1 467.00 Sq. Fl 54,000 00 7,92,t8,000.00
2 Wardrobes

3 Showcases /

Kitchen a(anaemenls
5 Supedine linlsh

6 lnterior oecoraions
7 Electrrc v deDosits / electrca fitt nqs. etc

I Exlm collapsib e qates / qrl works elc
Polential value, ll any

10 others
Totalvalue including car parking 7,92,18,000.00
The realizable value ofthe property 7.12.95.200.00
Distrels value ol the propedy 6,33,74.400.00
lnsurable value ofthe property (1,76,|.00 Sq. Ft. x 3,500.00) 61.63.500.00
Guideline value ofthe property {1,761.00 Sq. Ft. x 33,749.00) 5,94,31,989.00

The sales comparison approach uses lhe markel data of sale p ces to eslimale the value of a rea estate pro

Property valualion rn this method ls done by compaing a propery b oher similar properties thal have been

Comparable properiies , also known as comparables , or @mps , musl share cerlain features with lhe prcperty in

Some of these include physical fealures such as square footage, numb€r of r@ms, condition , and age ot lhe

however, the most important faclor is no doubl the location of lhe property . Adjuslments arc usually needed to

differcnces as no two prcperties are exaclly lhe same To make proper adjuslmenls when comparing prope

eslale appraisers must know lhe d fferences belween lhe comparable properlies and how to

Vqslukolo Consultonls (l) Pvl. Ltd

I
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Valualion Repori Prspared For SB / Capild Mafiel Eranch / M$. Bhavla Nipun Shah (2197785391 ) P6s6 8 or 28

sales compa son approach is commonly used for Residential Flal, rherc therc are typically many comparables available to

analyze. As the propedy is a Reskjenlial Flat, we have adopted Sale Comparison Approach Method for lhe purpose of

valuation .The Price lor similar type ol property in the flearby vicinity is in lhe raoge of < 50,m0 00 to { 55,000.00 per Sq.

Fl. on Carpet a.ea. Considering the rale wilh attehed report , cunent ma el conditions , demand and supply position Flat

size, location, upswrng in real estate p ces suslained demand lor Residenlial Flat, all round development oI commercial

and residential applicalion in lhe locality etc. We estimate t54,000.00 per Sq. Ft. on for yaluation

tor VASTUKALA CONSUIIANIS ll) PW UD

5haradkumar*=**.*
B. Chalikwar

c.i/.0
Shandkumar B. Chlllkvrlr
Govt. Reg. Valuer

Chadered Engineer (lndia)

tor

Reg. No. (N) CCIT/1-1415?2008-09

SBI Empanelmenl No.: S[,1EJ1CC12017.181942/178

Place : Mumbai

oate | 28.05.2021

o)
q
o
E
)
o

'ii

lmpending threat ol acquisitDn by govemmenl for road

widening / publrcs seNrce purposes, sub meEing &

applicability ol CRZ provisions (Distaflce from sea-cost /

tidal level must b€ incorpoEled) aod their eflect on

i) Saleability Norma

ii) Likely rcnlal values in tuture in < 1,65,000.00 expected rentalincome per monlh.

iii) Any likely income it may geoerale Renlallncome

Vostukolo Consultonts (l) Pvt. Ltd
Ar Iso90O1:2015 cedilied comp.ny
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Valualion Repon P€par€n For SBliCapila Ma 618. ch/MB BhavyaNDunShah12192/35391)

Route Map of the propety
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Latitude Lonoitud6: 19'00'14.9"N 72'49'4,|.9"8
Nole: The Blue line showsthe route to site frcm nearest railway station (Lower Parcl1.2

Vostukolo Consulionls (l) Pvt. Ltd
An I5O 9001:2015 Ccnilicd comp.ny

I
e



Valuai,bn R€pod Plspal€d For: SBI/ Capitd Mai(el BErch / Miss thalya Nipun Shai (219145391 ) P4. 11 ot 28

Ready Reckoner Rate

Sr
Ocpanmalrt ol latl ratbn e 3lahD3

G@.nmnr ol M.n...inh
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* B- Fr .*BE
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Va uatron R€pon PEparcd Fn Sgl/ Cap lal Maftot Braich / Miss Bhalra N pui Shah (2197i 35391) Pa!€ 12 or 28

0362021
iJoi. €.drEd Itlq4n .sdu!
tlo<rr.,Fc q{iEr E ol pre.
drdffisRodlr6

F,: aqEhrlrd EtrtdTa{ r

td dts

E€6qlr laa5r2021

+tdr

Tfi_dca<r6R 6rad?ald
r<&T{ A rTq 6{i,

|. q|frBil ?E q'-d c-rqrtdr sof, ,qdfl-6r j d-2,Jor. nrdr l. zp.

iEr{&A rrq dtdr crr6tq.d erta, e ci+rqta{16rou,rr i-s,
ffi EIqE qrf. 6rt etEA, {i-{d :! sR 116rr( ( c.r.s. Numr'rr : .rrr.r

r))
l6:i.60 ql 4-a{

(6^yrrR ba g$ iqri ortr
tdr
,'ffitcvfrcinn.crfrrr
tdsr !r qn6Rd ft fiEdl f{a!i
:qrlr{qr!] mrE-fi f$at .rair
.n'i{]{ effinrr< d rnr

r, {rc $drd{ f,q idFEdsrf{.ftfrk a+ Irdl?r6 q{q ?r dc $ r. ec
I qlfrrFs L .lrdri lEr.fri{q EEEErf, fl'1 sqgl ilgr EFtri{t
Trem ruLr ft_rols.r,,:,:, fii.!\u, ur eL

, s €Gtli tr5r tqrlr qdmd !
nia hllli qqrfrcEr fliFrcr
Ea $*.rf&Frffirr! !

r, {ra {qr{lc cff6l fltr_c {dt! ?6ift{lir v{{..* rF.6re, $tr{
cr6r l iqnfrn T! i'FrE Gf6 i iprqr, rtir i {t (i Ei rFrc r^tfl ,k
turrls u{r0 {ii-\^^, k_*<,

!,, <6tns 6{r E_dlsr ffiq5 :r0 12 2020

t7 02 20:l

1r 

"J66Cl6 
6s a 9l l.lsi:1r:

, 

' 
r iEr{l{E|ccrd {it6 {-d

, r , rBnrr.rsmn ffi Td'

{rt6IA qrrFdFlr Fllrrisr
r.fda .

(i) *ithin O. limilt of -y Ud.ipd Cqpor.lim or dt C{ndn.rn e!

lllqri arc, 1t3(qttr

o
q
o
o

:
oI
;ii

Voslukolo Consultonts (l) Pvt. Ltd

I
An I5o 900r:20r5 ce^tr'ed compa.y

E@trfird fucErd ffi6r

Sale lnstance



Valuaton Rsport fteparcd Fo( SBI/ Caprid Ma,rd Bdcn / MiE. En vyr NiFr. Shsh (219n 85391 ) Pago 13 ol 28

Sale lnstance
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Sale lnstance
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Justification for price / rate

The Ma et Value of the pDperly is based on facls ot mariGls discovered by us du ng our enquiries, however

the government late value in lhis case is more than the mafiet value arived by us. We arc oftheopinion that the

value arive by us will prove to be corecl fi an Auclion of the subie.t popedy is ca,rjed oul. As l as lva*et

Value in lndex ll is concemed, jl is not possible to comment on same, may be govemment rale6 are fixed by

sanpling during same point of time in part and $hereas, Ma et values change every month.

ln mo6t ol lhe cases the aclual deal amount or Transaclion value is not rctlecled in lndex ll because of vadous

Ma*et practices. As Valuer, rc alrays lry lo give a value which is conect reflection ot aclual transaction value

inespective ol any factors in markel.

We hope this will satisfy your requiremenls.
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Place : Mumbai

oale 28.05.2021

tor VASTUKALA CoNSIJI.IANTS (l) PW, LID

Sharadkumar I tn::";:l:lt ''''
B. Chalikwar

C,M,D, Di
Sh.r.dkumar B. Ch.litl.,
Govl. Reg. Valuer

Charlered Engineer (lndia)

Res. No. (N) CCIT/I-14l52m&09
SBI Empanelment No: SM EJICC|2117 -1819421178

The undersigned has inspecled lhe propery detailed in the Valualion Report dated

lRupees

ot

on

I

only)

Date

Signature
(Name & Designation ofthe lnspecting Offciaus)

Couolersjgned
(BRANCH MANAGER)

Enclosures

Declaration-cum-undedaking

from the valuer (Annexure- lV)

Aflached

l,4odel code of conducl for

valuer - (Annexure V)

Allached
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o
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]
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As a rcsult ol my appraisal and analysis, it is my considered opinion that the valuo of the above property in the

prevailing condition with aforesaid specricaliors is ?7,92,i6,000.00 (Rupee! S6von Cror. Ninoty Two Lakh

Eigmeen Thouland Only),

We are sal siled that lhe farr and rcasonable markel value of the property s

an I5O eoo1:2015 ceinred Comp.nr
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(Arnoxur€.M

OECLARATIOil.CUiI.UNOERTAKIT{G

l, Sharadkumar Chalikwar son ofShri. Baburao Chalikwar do hereby solemnly affkm and stale
that:

lam a citizen of ndia

lwill not undertake valuation of any assels in which I have a dkect or indirect
interest or become so inlerested at any time during a period of three years prior to
my appointment as valuer or three years after the valuation of assels was
conducM by me.

The information furnished in my valuation report dated 28.05.2021 is true and
conect to the best of my knowledge and belief and I have made an impartial and
true valualion of the property.

l/ my authorized representative have personally inspected ttle prop€rty on
24.05.2021. The worl is not sub - contracled to any other valuer and canied out
by myself.

Valuation report is submilted in the format as prescribed by the bank.

I have not been depan€lled / delisted by any other bank and in case any such
depanelment by other banks during my empanelment rr,/itr you, I will inform you
wjthin 3 days ofsuch depanelment.

I have not been removed / dismissed from service /employment eadier.

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

I have not been found guilty of misconduct in my professional capacity

j. I have not been declared to be unsound mand

I am not an undischarged bankrupt, or has not applied to be adjudicated as a
bankrupt;

c

s

h
o)

c
o
o
l

oI
,
;i

t.

k.

m.

L l am not an undischarged insolvent.

I have not been levied a penalty under section 271J of lncomeiax Act, 1961 (43
of 1961) and lime limit for filing appeal before Commissioner of lncome-tax
(Appeals) or lncome-tax Appellate Tibunal, as the case may be has expired, or
such penalty has been confrmed by lncome-tax Appellate Tribunal, and frve
years have not elapsed after levy of such penalty

Vostukolo Consullonts (l) Pvt. Ltd
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I have not been convicted of an offence connected with any proceeding under the
lncome Tax Act 1961, Wealth Tax Act 1957 or Gift Tax Acl 1958 and

l\y'y PAN Card number as applicable ls AEAPCol'17Q

I unde ake to keep you inlormed of any evenls or happenings which would make
me ineligible forempanelment as a valuer

I have noi mncealed or suppressed any malerial information, facts and records
and I have made a complete and full disclosure

I have read the Handbook on Policy, Standards and procedure lor Real
Estate Valuation, 2011 ol the IBA and this report is in conformity to the
'Slandards" enshrined for valualion in the Part - B of the above handbook to lhe
besl of my ability.

I have read the lnternational Valuation Standards (lVS) and the report
submitted to the Bank for the respective asset class is in conformity lo 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 lormat of the bank.

I abide by the l,ilodel Code of Conduct for empanelment of valuer in the Bank.
(Annexure V - A signed mpy of same to be taken and kept along with lhis
declaration)

I am regislered under Section 34 AB of the Wealth Tax Acl, 1957

I am valuer registered with lnsolvency & Bankruptcy Board ol lndia (lBBl)

My CIBIL Score and credit worthiness is as per Bank's guidelines.

I am Chairman & iranaging Dhector of the company, who is competenl to sign
this valuation report.

I will unde(ake the valuation \,,,ork on receipt of Letler of Engagement generated lrom the
system (i.e. LLMS / LoS)only.

Further, I hereby provide the following information

o.

p.

q

s

t

U

v

o)
q
o
o
l

oI
3
;

z.

I

I

Voslukolo Consultonls (l) Pvl. Ltd



ValLralion Relon Prcpal€d For S8l/ Capilal Ma ol BEnch / MB Bhavla Nipun Shah (2191135391) P.so m oi 28

Sl No. Particulars Valuer comment

1 Background intormalion of lhe assel

being valued;

The property was purchased Miis. Bhavya

Nipun Shah from Mrs. Anal Milan Parikh & Mr.

Milan Suresh Padkh vide oeed of Transfer

dal€d 02.07 .20m.

2 P!rpose of valuation and appointinq

a!thority

As per lhe request from Slale Bank ol lndia,

Capital luarket Branch (Fon), Mumbai, to

assess Rea|zable value of lhe property for

Banking purpose

3 ldentily of lhe valuer aod any olher

experls involved in the valuationl

Sharadkumar B. Chalikwar- Regd. Valuer

ManojB. Chalikwar - Regd. Valuer

Umang Patel -Regd. Valuer

oashrath Jaiswar - Valualion Engineer

Shyam Kajvilkar - Processing Officer

1 Disclosure o, valuer inlerest or conflict il

any;

We have no inte.est eilher direct or indirect,

in the property valued. Fudher to stale lhat

we do not have relation or any connection

with properly owner / applicanl direclly or

indirectly. Furlher to slale lhal we are an

independent Valuer and jn no way rclaled lo
property owner/ applicant

5 Dale of appointment, valuation dale and

date of reporl;

oate of Appointmenl - 24.05.2021

Valuation Date - 28.05 2021

oate of Reporl - 28.05.2021

lnspeclions and/or investigations

underlaken;

Physical lnspection done on 24.05.2021

7 Nature and sources of lhe information

used or relied upon;

. lvarket Survey at the lime of site visil

. Ready Reckoner nles / Circle rates

. Online search lor Regislered Transactions

. Online P ce lndicalors on real estate

portals

. Enquiries with Realeslale cofsultanls

. Exisling data ot Valualion assignments

caried out by us

Procedures adopled in carrying out lhe

valualion and valualion standards

followed;

Sales Comparison Method

Restriclions on use orthe reporl, ifany This valualion is for lhe use of the pao to

whom it is addressed and for no olher
purpose. No responsibilily is accepted to any

lhird party who may use or rely on the whole

or any part of lhis valuation. The valuer has

Vostukolo Consultonts (l) Pvl. Ltd
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no pecuniary interesl that would conflicl with

the proper valualion oflhe properly

10 Major factors lhat were laken inlo

account during the valuation;

Current market conditions, demand and

supply position, Residential Flatsize, location,

upswing in real eslate prices, sustained

demand for Residential Flat, all round

development of commercial and residential

application io lhe locality etc.

11 Caveats, limilations and disclaimers to

lhe extenl they explain or elucidate the

limitalions faced by valuer, which shall

not be for the purpose of limiting his

responsibility for the valuation reporl.

Anached

Date 8.6.ZA1
Placer Mumbai

For VASTU(ALA CoNSULTNIS (l) PW LID

Sharadkumar
B. Cha likwar .

C,M,D Di ctor
Sharadkumar B. Chalikwar
Govt. Reg. Valuer
Chartered Engineer (lndia)
Reg. No. (N) CCIT/1- 141522008-09
SB ArpadnEr[ tb.: S/HTCC2017-1&9!,2]iA
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Assumptions, Disclaimers, Limitations & Qualif ications

Value Subiect to Changs

The s{rb}ecl apprcisal exe.cise is bas€d on prcvailing ma el dynamhs as on 28t ilay 202'l

and does not take into acount any unfores€eable developmenls which could impact lhe same in lhe future.

0ur lnvestigation!

We are nol engaged to carry out all possible investigations in relation to the subject prcperly. Where in

our report vie identify cedain limilalions to our investigations, this is lo enable the rcliant party to instrucl further

invesligations whee consilercd appropdate or wterc ',€ rccommend as necessary prior lo reliance. Vastukala

Consullants lndia A/t. Ltd. (VCIPL) is nol liable for aoy loss occasioned by a decision nol lo conducl further

invesligations

A83umplion3

Assumplioos are a nec€ssary part of unde.taking valualions. VCIPL adopls assumplions for the

purpose of providing valuation advice because some mallers are not capable ol accurate calculations or fall

outside the scope of our expeiise, or oul instructions The relianl pady accepts lhal the valuation conlains

cerlain specific assumplions and aci(mwledge and accepl the risl of hat if any of the assunptions adopted in

the valualion are inconect, then $tis may have an efiect on fE valualion.

lnfomation Supplied by olhols

The appraisal is bas€d on the infoination provided by the clienl. The same has been assunEd to be

conect aM has been used for appraisal exercise. \\fiere it is slaled in lhe reporl lhat anolher pary has supplied

inlormation to VCIPL, lhis inlomation is believed to be reliable bul VCIPL can accept no responsibility if this

should prove nol lo be so.

Fulur€ aters

To tte exle that lhe vdualion includes any stalernqt as to a tulure mafler, hat slatement rs provided

as an estimale and/or opinion based on the inlormation knowr to VCIPL at lhe date of lhis document. VCIPL

does not wanant that such slatemeols are accurale or correct

ilap and Plrns

Any skelch, plan or map in this repofl is included to assisl lhe reader while lisualising lhe poperty and

assume no responsibilily in conneclion wilh such matters.

Sito Dotails

Based on inputs received from Clients represenlative and site visit conducted, lde undeEtand lhat the subject

prcperty is Residential Flal admeasuing Carpct Arca ln Sq. Ft. = I ,157.00 in lhe name ol lllr!, Bhavya Nipun

I
Vostuko o Consultonts (l) Pvl. Ltd
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Shah Fudher, VCIPL has assumed thal the subjecl propedy is f,ee fiom any encroachment and is available as

on the date ol lhe appEisal.

Piopeny Titls

Eased on our discussion with the Client, w€ undeNtand lhal the subject properly is owned by Mi3s. Bhavya

Nlpun Shrh For lhe pumose ollhis appraisal exercise, we have assumed lhat the sublect proprty has a clear

litle and is frce fiom any encumbrances, dispules and claims VCIPL has made no iurlher enquiries with the

relevanl local authorilies in this regad and does not cedity the property as having a clear and ma*elable tille.

Furlher, no legal advice regarding the lit]e and owneFhip of lhe subject prcpedy has been oblained for the

purpose ofthis appraisal exercise. ll has been assumed lhatthe tille deeds arc clearand markelable.

Envlmnmontal Condilions

We have assumed hal the subjecl property b not contaminated and is not adversely afMed by any

existing or proposed envionmental law and any 9r@es6€s wt ch are caried oul on $e property are regulated

by environmenlal legislalion and arc propedy licens€d by lhe approp ate aulho.ilies.

Aroa

Based on the infomalion povided by the Clienls reprcsentalive, ',rc undeEland that the Residential

Flat admeasuring Carpst A.o8 in Sq. Ft. = 1J07.00

Condition & Ropail

ln lh6 absence ofany infomalion to the conlrary, $E have assumed thal therc arc no abnormalground

conditions, nor archaeological remains prese,rl which mEht advers€ly affecl the cunenl or future occupalion,

developmenl or value of lhe properly. The properq is free lrom rat, intestalion, structural or latent delect. No

cunenlly known delelerious or hazartuus materials or suspecl lech0rques will be used in the conslruclioo of or

subs€quenl alteration or additions to the prcpedy and commenls made i0 the property details do not purporl lo

express an opinion aboul, or advise upon, lhe condition of uninspecled parts aod should not be taken as making

an implied rcpresenlation or slalernent about $f,h parls

Valuation l{olhodology

For lhe pumose of lhis valuation exercise, lhe valualion melhodology used is Direcl Compa son

Approach Melhod and proposed Cune.]l use / Existing use premise is conside@d forthis assignment.

The Direct Comparison Approach i0lolves a comparison of the property being valled to similar

popedies that have aclually been sold in ams - length lransactions or are offercd for sale. This appoach

demonslEles whal buyers have histo cally been willing to pay (and sellers willing to accept) lor similar

properties in an open and competitive ma et and is paniculafly useful in eslimali0g the value of lhe Flal and

properties that are typically lraded on a Flat basis.

o
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ln case of inadequate rec€nl lEnsaclion activity in the subje.l mic.o"market, lhe appraber vJould collale

details of older transactions. Subsequently, the appraiser M/ould analyse renlal / capital value trends in the

subject micro-market in o'ter to calculate the percefltage increase / decrease in values since the dale of lhe

identified transmtions. This percenlage would tEn be adopted to pmJecl lhe cunent value of the same.

Where reliance has been placed upon extemal sources of infomation in applying the valuation

methodologies, unless olhe.wise specilically inslrucled by Clienl and/or stated in lhe valuation, VCIPL has not

independenlly verified that information and VCIPL does nol advise nor eepl il 6 reliable. The person or enlily

to whom the report is addessed acknowledges ard accepls the risk lhal if any ol the unverfied infomation in lhe

valuation is irEonect, lhen lhis may have an eflecl on the valuation.

Not a Structural Survoy

We state thal lhis is a valualion reporl and not a structulalsuruey

Oher

All measurefiEnls, areas and ages quoted in our reporl ale approximate

Legal

We have nol made any allowaoces wilh resp€ct to any existing or proposed local legislation relating to

laxation on realization of the sale value of the subject property. VCIPL is not lequired to give testimony or lo

appea in court by eason of this appraisal report, with rcference lo he property in queslion, unless anangement

has been made thereof. Fudher, no legal advic€ on any aspects has be€n obtained for the purpose of lhis

appraisal exercise

Property specific assumptions

Based on inpuls received from lhe client and site visil conducted lve undersland that lhe subjecl
property is Residenlial Flal, admeasudng C..p€t Are. in Sq. Ft. = I ,167.00.

ASSUMPTIONS, CAVEATS, Llfr{ITATION AND 0ISCLAIMERS

We assume no responsibility for matteB of legal nature afiecling lhe property appEis€d or the title
lhereto, nordo we render olr opln ion as lo the tille, which is assumed to be good and marketable

The property is valued as though under responsible ownership

ll is assumed thatthe properly rslree of lens and encumbrances

o)
q
o
o
l

oI
)
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2.

4. ll s assumed lhal there are no hidden or unapparent conditions ol the subsoil or structure thai uould
rcnder il more or less valuable No responsibility is assumed for such conditions or for engloeenog lhat
might be required to discover such faclors.

6.

There is no dirccu indirect interest in lhe popedy valued.

The rates for valualion of lhe prcperty are in accodance with the Govl. approved rates and prevaihng

market rates.

Vostuko o Consultonts {l) Pvl. Ltd
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(Annexure. V)

IIODEL CODE OF CONDUCT FOR VALUERS

lntegrily and Fairness

1 A valuershall, in the conductof his/its business, follow high standards of inteqrity and fairness i0 all

his/its dealings with his/its clients and other valuels.

2. A valuer shall maintain integrily by being honesl, straightforward, and forthright in all professional

relationshaps.

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

4. A valuer shallreftain lrom being involved in any actjon lhat would bring disrepule lo lhe profession

5. A valuer shall keep public inleresl toremost while delivenng his services.

P.ofessional Competence and Due Care

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

7. A valuer shall carry out professional seryices in ac{ordance with the relevant technical and
prolessional standards lhat may be specilied from lime lo lirn€.

8. A valuer shall continuously mai.tain prcfessional knowledge and skill to provide competent
prolessional seruic€ based on up-to-date developments in practice, prevailing regulalions /
guidelines and lechniques.

9. ln the preparalion of a valuation report, the valuer shall not disclaim liability for his,its erpertise or
deny his/ils duty of care, except to the extenl thal the assumptions are based on state,nenls of facl
provided by the company or ils auditors or consultanls or informalion available in public domain
and not generaled by the valuer.

10. A valuer shall nol carry out any instruction of lhe client insofar as they are incompatible with lhe
requkements of integdty, obiectivity and independence.

11. A valuer shallcleady stale to his client the seruices lhat he would be competent to provide and the
s€ryices for which he would be relying on other valuers or professionals or for which the client can
have a separate arrangement with other valuers.

lndependonce and Disclosure of lntereat

12. Avaluershall act with objeclivity in his/its prolessional dealings by ensuring that his/its decisions
ale made without the presence of any bias, conllict of inleresl, coercion, or undue influence of any
party, whelherdkectly connecled to the valualion assignment or not.

o)
q
o
o
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o
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13. A valuer shall not take up an assignmenl il he,'it or any of his/its relatives or associates is nol
independenl in terms ofassocialion to lhe company

Vostukolo Consultonls {l) Pvt. Ltd
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14. A valuer shall maintain complete independence in his/its professional relalionships and shall

conduct the valuation independent of extenal iniuences.

15. A valuer shall wherever necessary disclose 1o the clients, possible sources of conflicts of duties

and rnlerests, while providing unbiased services.

16. A valuer shall not deal in securities of any subject company after any time when he/it first becomes

awarc ot the possibility of his / its associaiion with the valualion, and in accordance wih lhe
Securities and E.xchange Boad of lndia (Prohibition of lnsider Tlading)Regulatjons,2015 or tillthe
lime be valuation reporl becornes public, whichever is earlier.

17. A valuer shall not indulge in 'mandate snatching'or offedng 'convenience valuations' in oder to

caler to a company orclienfs needs.

18. As an indeperdent valuer, the valuer shall 0ol charge succoss fee.

19. ln any fairness opinion or independeflt expert op,nion submitted by a valuer, if therc has been a
prior engagemeot in an unconnected transaclion, the valuer shall declare the associalion with

the company during the lasi live years.

Confidentiality

20. A valuer shall not use or divulge lo other clienls or any other party any conlidential i0fo.matjon
about the subiect company, which has corne to his / its knowhdge without pmper and specific
authority or unless there is a legalor professional right or duty to disclose.

lnf ormation Manag€ment

21. A valuer shallensure lhat he/ it mainlains 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 mainlained so as to sumciently enable a reasonable person lo take a view on the
appropriateness ol his /ils decisions and actions.

22. A valuer shall appear, co{perale and be available for inspections and invesligations ca(ied out
by the au$ority, aoy person authoris€d by $e aufDdty, the registgred valuers organisalion with
which he,it is registered or any other slatutory regulatory body.

23. A valuer shall pmvide all inlormalion and records as may be rcquired by lhe authodty, the Tribunal,
Appellate Tribunal, the registered valuers organisation with which helt is regislered, or any other
statutory regulatory body.

24. A valuer while respecting the conlidentiality of information acquired during the course of performing
professional seryices, shall maintain proper working papers for a period of lhree years or such
longer period as required in ils contract for a speciic valualion, for produclion before a regulatory
authority or for a peer review. ln the event of a pending case before the Tribunal or Appellate
Tribunal, the record shallbe mainlained tillthe disposalofthe case.

Gifts and hospitality:

25. A valuer or his / its relative shall not accept qifts or hospilality which undefinines or affecls his
independen@ as a valuer.

Explanation: For the puposes of this code the term ?elative'shall have the same meaning as
delined in clause (77) of Seclion 2 of the Companies Acl 2013 (18 of 2013)

Vostukolo Consullonls {l) Pvt. Ltd
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26. A valuer shall not ofler gifls or hospitality or a linancial or any other advantage lo a public servant
or any other person with a view to obtain or retain work for himself / itself, or to obtail or retain an
advantage in the conduct of profession lor himsell/ itsell.

Remuneration and Costs

27. A valuer shall provide seNices lor remuneration which is charged in a lransparenl ma nner, is a
reasonable rerlection of the work necessarily and properly undertaken, and is not inconsistent with
the applicable ruies.

28. A valuer shall not accept any fees or charges other than lhose which are disclosed in a written

contract wilh ihe pe6on to whom he would be rendering service.

Occupation, employability and restrictions.

29. A valuer shaH ref,ain from acceptjng too many assignfiEnts, if he,tt is unlikely to be able to devote
adequate lime lo each of his/ its assignmenb.

30. A valuer shall not conduct business which in the opinion of the authority or the .egistered valuer
organisation discredils he protussion.

Miscellaneous

31 A valuer shall refrain fiom undertaking lo rcview the work ol anolher valuer ot lhe same client
except under wrillen orders from the bank or housing financ€ institutions and with knowledge ofthe
@ncerned valuer.

32. A valuer shallfollow his code as amended or revised ftom time to time

Voslukolo Consullonls (l) Pvt. ttd
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DEFIT{ITION OF VALUE FORTHIS SPECIFIC PIJRPOSE

This exercise is lo assess of lhe p.opedy under rererence as on 28i, ay 202i .

The term Fair l{.rtot Vrho is delined as

'Iho nlo{'t prcbable ptice. as of a sp€cified date. in cash. le/ms quivalefi lo caf'h, or in other Necisely rclealod

tems for which the speciled NoW iglts would sdl afrer rc?ltonable exryure n a conwtiliw na*et undet

all condilions rcquisile to a lai salo, wlk ke buyet and selet each acling prudently knowledgeably and fot sell

intercst atsuning lhal neithet is undet undue dwess'.

Fundamefllal assumplions and conditions presumed in his detnitron arc

1

2

3

4

Buyer and seller are molivated by seltinleresl.

Euyer and seller are'riell infomed and are rcting pruden y.

The property is erpGed for a rcasonable time on the open inad(et

Paymenl i! made in cash orequivaleni or in speciried fnancing lerms.

DECLARATION OF PROFESSIONAL FEES CIIARGED

We hereby declare that, our professional fees are not conlirgenl upon the vallalion findings. Ho$/ever, ii lhe

statute AND/oR clients demands lhat the fees should be charged on lhe percenlage of assessed valle lhen,

wilh lhe full knowledge of the AN0/0R end user, il is being charged accordingly.

VALUATIOI{ OF ]HE PROPERTY PREfISES

Considering va.ious parameteB recorded herein above, exisling economic scenado and lhe infomation thal is

available with reference lo the developmenl of neighbohood and melhod selected for valuatior'r, we are of the

opjnion thal, lhe propedy premises can be assessed for his padicular purpose al ?782,18,000.@ (Rupoo!

Srv€n Croro Nlnsty Ts,o Lakh Eloht.sn Thouland Only),

For VASTT KALA CONSUUANIS (l) PW LID

Sharadkumar#Jlff
B. Chalikwar
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Sharadkumar B. Chslikv,ar

reclot

Govt. Reg. Valuer
Chartered Eogineer (lndia)

Reg. No. (N) CCIT/114/5?2m8-09
SBI Empanelmenl No.: SME[CCI2017 -18M2178
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