
PROFORMA INVOICE

lnvoice No.

PG4318t23-21
Dated

17-Jan-21
Delivery Note Mode/Terms of Payment

AGAINST REPORT
Reference No. & Date Other References

Vastukala ConEultants (l) Pvt Ltd
B1-OO1,U/B FLOOR,
BOOMERANG,CHANDIVALI FARM ROAD,
ANDHERI-EAST 4OOO72
GSTIN/Ul N: 27AADCV4303R1 ZX
State Name : Maharashtra. Code:27

ukala.oE-Mail : acrounts
Buye/s er No Dated

Dispatch Doc No.

005641/2304563

Oelivery ate

Dispatched through Destrnation

Buyer (Billto)

OMKAR IMPEX INDIA PRIVATE LIMITED
NEW TELEPHONE EXCHANGE,
W54, MIDC INDUSTRIAL ESTATE,
MURBAD, MURBAD, Thane,
Maharashtra, 421401
GSTTN/UlN 27AAACO3968Q1ZO
State Name : Maharashtra, Code.27

Terms of Delivery

S
No

I Particulars HSN/SAC GST
Rate

Amount

1 VALUATION FEE
(Technical lnspection and Cedification SeNices)

CGST
SGST

997224 18 0/o 5,000.00

450.00
450.00

Total 900.00

lndian Rupee Five Thousand Nine Hundred Only
E.&OEAmount argea (in words)

Central Tax State Tax
Rate Amount

HSN/SAC

997224
Total 5 000.00

Taxab
Value

gvo 450.00
450.00

Rate
90/a

Amount
450.00
450.00 900.00

Tota
Tax Amount

900.00

Tax Amount (in wods) : lndian Rupeo NinB Hundred Only
Companys Bank Details
Bank Name : lclct BANX LTD
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L. T. Road Extcnslon, Hanuman Chowk, Ne6r
Khandob! Tcmple, N6vcurr.nt Survey No. 132,
Hi3sa No. 1. CTS No. a7o, Wttagc - Mutund, Tatuka -
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Valuation Report of the lmmovable Property

Details of the property under consideration:

Name of Owner : Mr. Prashant ShriranE Narkar

Commercial Shop No. 8, Ground Floor, 'Shreenath Apartment ll CoOp. Hsg. Soc. Ltd.',
L. T.Road E(ension, Hanuman Chowk, Near Khandoba Temple, Ne Cunent Survey No.

'132, Hissa No. 1, CTS No. 870, Village - Mulund, Taluka - Kurla, District - lr4umbai,

Mulund (East), PIN Code - 400081, State - Maharashtra, lndia.

Latitude Lonqitude : 1 9"1 0'3.8"N 72"57'29.6"E

Valuation Prepared for:

State Bank of lndia
Wagle lnd. Est. Branch

Regional Business ffice, Region-ll, Wagle lnd. Area, plot No. 835, 2nd Floor,
Wagle Circle, Ihane (West) - 400 604, State - Maharashlra, Country - lndia.

TiraE : l0l, 1st Ftoor, B Wing, Beth Shatom, Near Civil Hosfitat, Thane (W) - 400 60l, (i4.S.), INDIAE-marl : thane@vasrukata.org, Tet. : aOSIA gZSrc I gOZtO iSOZt9
Our hn India presence at :
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9 nrl0.qru: Bl-001, U/B Ftoor, Boomerd4g,
Chandivati Farm Road, Andhefl (East)
lttttd - 400 072, (tr.S.), ltOie

E TeleFax: +9122 28371325t 2i
mumbai@vastu kah,org
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Valualion Report Prepared For: SBI / Wagl€ lnd. Est. Branch/ Mr. Prashant Shdrang Na*a(005€,41/2304563) Page 2 of 26

VALUATION OPINION REPORT

This is to certify that the property bearing Commercial Shop No. 8, Ground Floor, "Shre€nath Apartment ll CeOp.

Hsg. Soc. Ltd.", L. T, Road Extension, Hanuman Chowk, Near Khandoba Temple, New/Cunent Survey No, 132,

Hissa No. 1, CTS No. 870, Village - Mulund, Taluka - Kurla, District - Mumbai, Mulund (East), PIN Code - 400 081 ,

State - Maharashtra, lndia belongs to ilr. Prahant Shrirang Narkar.

Boundaries of he propefi

North

Souttr

East

West

Aniket Apartment

Chatekar Bandhu Marg

Tara Darshan Building

Open Plot

Vastuflhane/o1 20241005641 /2304563
17l1$26tPSVS
Oale: 17 .01 .2024

I mgd oli.! I Bt-001, U/B Ftoor, Boomerang,
Chandrva,i Farm Road, Andhen fEasr)Itrli.I - 400 072, 1u.S.1, rr,loil "

f Tekfax : +9122 28371325/24
mumbai@vastukala.org

Considering various parameters recorded, existing economic scenario, and the information that is available with

reference to the development of neighbourhood and method selected for valuation, we are of the opinion that, the

property premises can be assessed for this particular purpose at t 95,69,280.00 (Rupees Ninety Five Lakh Sixty

Nine Thousand Two Hundred Eighty 0nly) .

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

taken into considerations while preparing this report.

Hence certified

For VASTUKALA CONSULTANTS (l) PVT. LTD.

Manoi 3i'l:1YJ:l#.il,m?gilH["\ \
' cw'rans rrl tM. r-rd- @-tlrumbar \\ . - \Chalikwar ffiJ5ffi?,gff*i# nvrc{-\

Direclor Auth. Sign.

Itlanoj Chalikwar

Govt. Reg. Valuer

Chartered Engineer (lndia)

Reg. No. lBBl/RV/07/201 8/1 0366

State Bank of lndia Empanelment No.: SME|TC)l2)2l-ntg6l1

Encl,: Valuation report
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Thane: 101, tst Ftoor, I Wng, Beth Shatom, Near Crvit Hosprtal, Thane (tV) - 400 6Ot, (M.S.), INDIAF-mar, : thane@vastukata.or9. Tet. I BO1TB BZgt6 I gO2tO Z!SZi - - '"' '"'
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Valuation Repo( Prepared For SBI / Wagle l0d. Esl Branch/ Mr. Prashant Shirang Narla(005641/2304563) Page 3 of 26

Vastukala Consultants lndia tut. Ltd.
'101 , 1st Floor, B Wing, Beth Shalom, Near Civil Hospital, Thane (W) - 400 601

To,

The Branch Manager,

Stale Bank of lndia

Waglc lnd. Est. Branch

Regional Business ffice, Regionll, Wagle lnd. Area, Plot

No. B-35, 2nd Floor, Wagle Circle, Thane (West) - 400 604,

State - Maharashtra, Country - lndia.

VALUATTON REPoRT (tN RESPECT OF SHOP)

General

1 Purpose for which the valuation is made To assess Fair Market Value of the property for Bank Loan

Purpose.

2 a) Dale of inspection 27j22023

b) Date of which the valuation is made 17.01.2024

3 List of documents produced for perusal:

l) Copy of Agreement for sale N0.8678/2002 Daled 25.08.2002 between Mr. Sadanand S. Shetty(The
Transferor) And Mr. Prashant Shrirang Narka(The trans{eree).

ll) Copy of Share Certificate No.64 lssued by Shreenath Apt ll Co-Op. Hsg. Soc. Ltd..

lll) Copy of Society No Objection Letter Dated 25.02.2021 issued by Shreenath Apt ll Co-Op. Hsg. Soc. Ltd..

lV) Copy of Occupancy Certificate No.CE / 2786 / BPES / AT Daled 26.03.,l983 issued by Municipal Corporation
Of Greater Mumbai.

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

with Phone no. (details of share of each owner in

case of joint ownership)

ilr. Pralhant Shrirang Na,*ar
Commercial Shop N0.8, Ground Floor, 'Shreenath
Apartment ll Co.Op. Hsg, Soc. Ltd.', L. T. Road Extension,

Hanuman Chowk, Near Khandoba Temple, New/Cunent
Survey No, 132, Hissa No. '1, CTS No. 870, Village - Mulund,

Taluka - Kurla, District - Mumbai, Mulund (East), PIN Code -
400 081, State - Maharashtra, lndia.

Contact Person :

Mr. Ashitosh Rajguru (Tenant)

Mobile No. 7045088733

Sole ownership

5 Brief description of the property (lncluding

Leasehold / freehold etc.)

The property is a Commercial Shop located on Ground Floor.

The composition of Commercial Shop is single unit, The

property is at 650M. distance from l\ilulund Railway

Stalion.

6 Location of property

a) Plot No. / Survey No New Survey No - 132, Hissa No. 1

b) Commercial Shop No. 8Door No.

\ oloOS
l,/



Valuatjon Repo.t Prepared For SBI/Wagle lnd. Est Brdnd/ Mr Prdshad ShdBng Na*a(005641230{563) Page 4 ol 26

c) C.T.S. No. / Village CTS No - 870, Village - l\rlulund

d) Ward / Taluka Taluka - Kurla

e) lVandal / District District - Mumbai

Date of issue and validity of layout of approved

map / plan

s) Approved map / plan issuing authority

As Occupancy Certificate is received may be assumed that
the construction is as per sanclioned plan.

h) Whether genuineness or authenticity of approved

map/ plan is verified

N.A

i) Any other comments by our empanelled valuers

on authentic of approved plan
N.A

7 Commercial Shop N0.8, Ground Floor, "Shreenath
Ap.rtmont ll Co.Op. Hsg. Soc. Ltd.", L. T. Road Extension,

Hanuman Chowk, Near Khandoba Temple, New/Current
Survey No. 132, Hissa No. 1, CTS No. 870, Village - Mulund,

Taluka - Kurla, Dislrict - l\,lumbai, Mulund (East), PIN Code -

400 081, State - Maharashtra, lndia.

City / Town City - Mulund (East)

Residential area No

Commercial area Yes

lndustrial area No

I Classilication ol the area

i) High / Middle / Poor Middle Class

ii) Urban / Semi Urban / Rura Urban

10 Coming under Corporation limit / Village

Panchayat / Municipality

11 Whether mvered under any State / Central Govt

enactments (e.9., Urban Land Ceiling Act) or
notrfied under agency area/ scheduled area /
cantonment area

No

12 Boundaries of the property As per site As per 0ocument

North Aniket Apartment Details not available

South Chatekar Bandhu lVarg

East Tara Oarshan Building oetails not available

West Open Plot Details not available

Dimensions of the site N. A. as property under consideration is a Commercial Shop
in a building.

As per the Deed As per Actuals

T

T

t

T
TII

-A

0

Postal address of the property

I

Village - Mulund

Municipal Corporation of Greater Mumbai (MCGI\,,l)

Details not available

\
Vosl ( \c



Valualion Report Preparcd Foi: SBI / Wagle lnd. EsL Branc+ Mr. Prashant Shdrang Na.ka(0056112301563) Page 5 of 26

North

South

East

West

Extent of the site Carpet Area in Sq. Ft. = 200.00
(Area as per Site measurement)

Buill Up Area in Sq. Ft, = 256.00
(Area As Per Agreement for sale)

14.1 Latitude, Longitude & Coordinates of Shop 19'1o',3.8',N 72"57'29.6"E

15 Extent of the site considered for Valuation (least

of 13A& 138)

Built Up Area in Sq. Ft. = 256.00
( Area As Per Agreement for sale)

lo Whether occupied by the owner / tenant? lf
occupied by tenant since how long? Renl
received per month.

Tenant Occupied

Tenant Name : Mr. Ashitosh Rajguru

APARTMENT BUILDING

Nature of the Apartment Commercial

2. Location

C.T.S. No CTS No - 870

Block No.

Ward No

Village / Municipality / Corporation Mllage - Mulund,

Municipal Corporation of Greater Mumbai (MCGM)

Door No., Street or Road (Pin Code) Commercial Shop N0.8, Ground Floor, 'Shreenath
Apa.tment ll Co-Op. Hsg. Soc. Ltd.", L. T. Road Extension,
Hanuman Chowk, Near Khandoba Temple, New/Current
Survey No. 132, Hissa No. 1, CTS No. 870, Village - Mulund,

Taluka - Kurla, Dislrict - Mumbai, Mulund (East), PIN Code -
400 081, State - Maharashtra, lndia

Commercial3 Description of the locality Residential /
Commercial / Mixed

1983 (As per occupancy certiflcate)Year of Construction

Number of Floors5

R.C.C. Framed Structure6 Type of Structure

Ground Floor is having 8 Shops7 Number of Dwelling units in the building

Normal8 Quality of Construction

NormalI Appearance of the Building

NormalMaintenance of the Building10.

I
T
T
T

IIII

T
T

I

T
t

TI

14

il

1

4.

Ground+6UpperFloors
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Valuation Report Prcparcd For: SBI / Wagle lnd. Est Erancl, Mr. Prashant Shrirang Narka(005 1m04563) Page 6 of 26

Facilities Available

Lift l Lifr

Protected Water Supply Municipal Water Supply

Underground Sewerage Connected to l\.4unicipal Sewerage System

Car parking - Open / Covered Open Parking

ls Compound wall existing? Yes

ls pavement laid around the Building Yes

Commercial Shop

The floor in which the Shop is situated Ground Floor

Door No, of the Shop Commercial Shop No, 8

3 Specillcations of the Shop

Roof R. C. C. Slab

Floonng Vitrified Tile Flooring

MS Rolling Shutter

Windows No window

Fittings Concealed Electrilication

Finishing Cement Plastering

4 House Tax

Assessment No. Details not available

Tax paid in the name of Details not available

Tax amount Details not available

5 Eleclricity Service conneclion No. Details not available

l\,,{eter Card is in the name of Delails not available

How is the maintenance of the Shop? Normal

7 Sale Deed executed in the name of Mr. Prashant Shrirang Narkar

8 What is the undivided area of land as per Sale
Deed?

Details not available

o What is the plinth area of the Shop? Built Up Area in Sq. Ft. = 256.00
(Area as per Agreemenl for sale)

10. What is the floor space index (app.) As per IVCGM norms

11 What is the Carpet area of the Shop? Carpet Area in Sq. Ft. = 200.00
(As per Area ac{ual site measurement)

12. ls it Posh / I Class / l\4edium / Ordinary? Medium

EIIrIIIrEE

I

r
TI
TI
T
Tt
T

Doors

6.

\
Vostukolo Cons



Valuatjoo Report Prepared For: SBI / Wagle lnd. EsL Branch/ Mr Prashant Shrirang Na*a(00561123O1563) Page 7 of 26

13. ls it being used for Residential or Commercial
purpose?

Commercial Purpose

14. ls it Owner-occupied or let out? Tenant Occupied

lf rented, what is the monthly rent? { 24,000/- (Present rented income per month)

IV i,IARKETABILITY

How is the marketability? Good

What are the factors favoring for an extra

Potential Value?
Located in developed area

Any negative factors are observed which affect
the markel value in general?

No

Rate

1 After analyzing the comparable sale instances,

what is the composite rate for a similar Shop with
same specifications in the adjoining locality? -
(Along with details / reference of at - least tt/vo

latest deals / transactions with respect lo adjacent
properties in the areas)

{ 40,000/- to { ,14,0001 per Sq. Ft. on Carpet Area

t 36,400/- to t 40,000/- per Sq. Ft. on Buih Up Area

2 Assuming it is a new construc{ion, wfiat is the
adopted basic composite rate of the Shop under

valuation after comparing with the specifications

and other factors with the Shop under comparison
(give details).

{ 39,000/- per Sq. Ft.

Break - up for the rate

l, Building + Services

ll. Land + others { 36,300/- per Sq. Ft

Guideline rate obtained from the Registra/s Office
for new properly (an evidence thereof to be

enclosed)

{ 2,24,8001per Sq. M,

i.e. { 20,8851 per Sq, Ft.

Guideline rate(an evidence thereof to be

enclosed)

It is a foregone conclusion that market value is always more

than the RR price. As the RR Rates area Fixed by respective

State Govemment for compuling Stamp outy / Rgstn. Fees.

Thus the differs from place to place and Location, Amenities

per se as evident from lhe fact than even RR Rates Decided

by Government Differs.

5 ln case of variation of 20% or more in the

valuation proposed by the Valuer and the

Guideline value provided in the State Govt.

notification or lnmme Tax Gazette ju$mcalion on

variation has to be given

VI COMPOSITE RATE ADOPTED AFTER

DEPRECIATION

Depreciated building ratea

{ 2,700/- per Sq, FtReplacement cost of Shop with SeNices (v(3)i)

41 years

E
E
EE

EIIII
T

I
T

{ 2,7001 per Sq. Ft.

t 1,61,8884 per Sq. M.

i.e. { 15,040/- per Sq. Ft.

Age of the building

/osluKolo cons
\_r



Valualion Repo.l Prepared For SBI i Wagle Ind. Esl Braici/ Mr Pr6hanl Shrirang Na*a(005e/12301563) Page 8 ol26

Details of Valuation:

Justification for Price / Rate

The Market Value of the property is based on facts of markets discovered by us dunng our enquines, however the govemment
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 Auclion of the subject property is carried out. As far as Market Value in lndex ll 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, l\,larket
values change every month.

ln most of the cases the actual deal amount or Transaction value is not reflected in lndex ll because of various lvlarket
practices. As Valuer, we always try to give a value which is correct reflection of aclual transaclion value irrespective of any
factors in market.

Life of the building estimated

Depreciation percentage assuming the salvage
value as 10%

60.00%

Deprecjation Ratio of the building

b

Depreciated building rate Vl (a) { 1,0801 per Sq. Ft

Rate for Land & other V (3) ii { 36,3001per Sq, Ft,

Total Composite Rate t 37,380/- per Sg. Ft.

Remarks

No. Description atv Rate per unit (t) Estimated Value (t)

1 Present value of the Shop 256.00 Sq, Ft. 95,69,280.00

2 Wardrobes

3 Showcases

4 Kitchen arrangements

Superfine finish

lnterior Decorations

7 Electricity deposits / electrical fittings, etc

8 Extra clllapsible gates / grill works, etc.

a Potential value, if any

'10 Others / Car Parking

Total value / Realizable value of the property 9s,59,280.00

lnsurable value of the property (256.00 X 2,700.00) 6,91,200.00

Guideline value of the property (256.00 X ,l5,040.00)
38,50,240.00

Vostr

19 yearc Subject to poper, preventive periodic maintenance
& structural repairs.

Total composite rate anived for Valuation

37,380.00

5

6



Valuation Repo( Prepared For SBi / Wagle lnd. Est Eranch/ Mr Prashant Shrirang Na*a(005611/2304563) Page I ol 26

Method of Valuation / A ach

The sales comparison approach uses the market data of sale prices to estimate the value of a real estate properly. Property

valuation in this method is done by comparing a property to other similar properties that have been recently sold. Comparable
properlies, also known as comparables, or comps, must share certain features with the property in question. Some of these

include physical features such as square foolage, number of rooms, condilion, and age of the building; however, the most

importent faclor is no doubl the location of the properly. Adjustments are usually needed to account for differences as no two
properties are exactly the same, To make proper adlustments when clmparing properties, real estate appraisers must know the

differences between the comparable properties and how to value these differences. The sales comparison approach is

commonly used for Commercial Shop, where there are typically many comparables available to analyze. As the properly is a

Commercial Shop, we have adopted Sale Companson Approach Method for the purpose of valuation .The Price for similar type

of property in the nearby vicinity is in the range of { 40,000,00 to { 44,000.00 per Sq. Ft, on Carpet Area / t 36,400,00 to {
40,000.00 per Sq. Ft. on Builtup Area. Considering the rate with attached report , cunent market cpnditions , demand and

supply position, Shop size, location, upswing in real estate prices , sustained demand for Commercial Shop, all round

development of Residential and Commercial application in the locality etc. We estimale {37,380.00 per Sq. Ft. on Built Up

Area for valuation.

lmpending threat of acquisition by government for road
widening / publics service purposes, sub merging &
applicability of CRZ provisions (Distance from searost / tidal
level must be incorporated) and their effect on

Saleability Good

Likely rental values in future t 24,0001 (Present rented income per month)

Any likely income it may generale Rental lncome

/ostukolo Const
\_r



valuatjon Report Prepared For SBI/ wagle lnd. Est. Branch/ Mr. Prashant Shrirang Narka(0056412304563)
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Route Map of the propertv

ilote: Red ma*s shows the exact locatron of the property
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Page 11 of 26Valualion Report Prepared Foc SBI / Wagle lnd. Est. Bcnch/ Mr Prashant Shrirang Narta(005F/12301563)

Lonoitude Lditude: l9',l0'3.8"N 72"57'8.6"E

Note: The Blue line shows the route to site distance from nearest Railway station (Mulund - 650M).
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Valualion Report Prepared For SBI/ Wagle lnd. Esl. Branch/ Mr. PrashantShnrang Nafta(0056412304563) Page 12 ol 25

*sDepartment of Registration and Stamp
Govemment of Maharashtra

ffi qEilfi Brrm
rrdr{rg {rrs{

Annual Statement of Rates Yer.2.0
( qrEnr{{il il q*o' sn{s z.o )

I Home Vrluaiion Guidelines I ll urlr Manual

Language

Sol€d Vraage

Soarcfi 8y . Survey No Location

Ente. Swvey No EU

24iS70 -qr-T d -*r I ?; i='r-4 q-m T-{tr-- c"i
ffi

t m, ffir rtrt *aarffi
al:t2.. ,t.:-::... a..2i:.:2r2-.-. 1t:2a.. i E :

Art&rb

Stamp Duty Ready Reckoner Market Value Rate for Shop 224800

Stamp Duty Ready Reckoner ltla*et Value Rate (Aftrr
lncrease/Decrease) (A)

2,24,800.00 Sq. Itltr. 20,88/t,62.00 Sq. Ft

Stamp Duty Ready Reckoner Market value Rate for Land (B) 67s20

The difference between land rate and building rate(A€=C) 157,280.00

Percentage after Depreciation as per table(D) 40%

Rate to be adopted after considering depreciation [B + (C X D)J 1,6r,888.00 15,040.00 Sq. Ft.

Location of Flat / Commercial Unit in fie
building

a) 0n Ground to 4 Floors No increase for allfloors from ground to 4 floors

b) 5 Floors to 10 Floors

c) 11 Floors to 20 Floors lncrease by 10% on units located between 11 to 20 floors

d) 21 Floors to 30 Floors lncrease by 15% on units located between 21 to 30 floors

e) 3'1 Floors and above Increase by 20% on units located on 31 and above floors

Readv Reckoner Rate

ilulti.Storied buildino with Lift
For residential premises / commercial unit / office on above floor in multistoried building, the rate mentioned in the ready
reckoner will be increased as under:

Year

Sclecled Drstnd

It.a

No lncrease as shop located on Ground Floor

Sq. ttltr.

Rate

lncrease by 5% on units located between 5 to 10 froors

Vostukolo Cons



Valualion Report Prepared For: SBI / Wagle lnd. Est. Branch/ M.. Prashanl Shrirang Naria(005 1n304563) Page 13 of 26

Vostukolo Consultonts (l) Pvt. Ltd

Completed Age of Building in Years Value in percent after depreciation

Cessed Building, Half or Semi.Pukka
Structure & Kaccha Struciure.

R.C.C Structure i other Pukka Structure

1000,$0 to 2 Years 1000k

Above2&upto5Years 95% 95%

After initial 5 year for every year 1%

depreciation is to be considered. However
maximum deduclion available as per this shall

be 70% of Ma etValue rate

After initial 5 year for every year 1.50/6

depreciation is to be considered. However

maximum deduclion available as per this shall

be 85% ol Market Value rate

Above 5 Years

\
Y
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Property Shop

Source Nobroker,com

Area Type Built Up

Area '110.00 Sq. Ft,

Rate / Sq. feet on BuiltUp area t 36,363,64/- per Sq. Ft.
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Property

Source Nobroker.com

Area Type

Area 200 Sq. Ft.

Rate i Sq. feet on Builtup area { 37,5001 per Sq. Ft.
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Property Shop

Source

Area Type Built Up

Area

Rate / Sq. feet on BuiltUp area t 40,0004 per Sq. Ft.

E
r90 Lac

e axa norby

0

https://www.99acres.com/

225 Sq. Ft.

Floor

99acres u
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As a result of my appraisal and analysis, it is my considered opinion that the value of the above property in the prevailing

condition with aforesaid specifications is t95,69,280.00 (Rupees Ninety Five Lakh Sixty Nine Thousand Two Hundred

Elghty Only).

Place :Thane

Dale : 17 .01.2024

For VASIUKALA CONSULTANTS (l) PVI.

Manoi U::Ji:'#.9,m/gil*il"t 
Conruh,ants (l) Pvt. Ltd., ou=Mumb.r,Chalikwar ;Hi,[ffffX,#i11,.,81

LTD.

\,,^.\
Direclor Aulh. Sign.

Manoj Chalikwar
Govt. Reg. Valuer

Cha(ered Engineer (lndia)

Reg. No. lBBl/RV/07/201 8/1 0366

State Bank of lndia Empanelment No.: SMEffCC/2021-2286/3

The undersigned has inspected the property detailed in the Valuation Report dated

0n We are satisfied lhat the fair and reasonable market value of lhe properly is

{ (Rupees

only).

Date

Signature

(Name & Designation of the lnspecting Officialis)

Countersigned

(BRANCH MANAGER)

Enclosures

Declaralionrum-undertaking from the valuer (Annexur+lVl Attached

Model code of conduct for valuer - (Annexure V) Attached

Vostukolo Consultonts (l) Pvt' Ltd\ v
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(Annexure.lV)

DECLARATION.CUM.UNDERTAKING

l, lvtanoj Chalikwar do hereby solemnly affirm and state that:

a. I am a citzen of lndia.

b. I will not undertake valuation of any assets in which I have a direct or indirect interest or become so interested

at any time during a period of three years prior to my appointment as valuer or three years after the valuation

of assets was conducted by me.

c. The information furnished in my valuation report dated 17 .01.2024 is true and correct to the best of my

knowledge and belief and I have made an impartial and true valuation of the property.

d. My engineer Suraj Zore has personally inspected the property on 27.12.2023. The work is not sub -

conlracted to any olher valuer and canied out by myself.

e. Valuation report is submitted in the format as prescribed by the bank.

f. I have not been depanelled / delisted by any other bank and in case any such depanelment by other banks

during my empanelment with you, I will inform you within 3 days of such depanelment.

g. I have not been removed / dismissed from service / employment earlier.

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

i. I have not been found guilty of misconducl in my professional capacity.

j. I have not been declared to be unsound mind

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

l. I am nol an undischarged insolvent.

m. I have not been levied a penalty under section 271J of lncome-tax Act, 1961 (a3 of 1961) and time limit for
filing appeal before Commissioner of lncome-tax (Appeals) or lncome-tax Appellate Tribunal, as the case may
be has expired, or such penalty has been confirmed by lncome-tax Appellate Tribunal, and five years have not
elapsed after levy of such penalty

n. 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 Act 1958 and

o. My PAN Card number as applicable is AERpC9086p

p' I undertake to keep you informed of any events or happenings which would make me ineligible for
empanelment as a valuer

q l have nol concealed or suppressed any malerial information, facts and records and I have made a complete
and full disclosure

Vostukolo con
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r. lhave 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.

s. I have read the lnternational Valuation Standards (lVS) 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 in 'General Standards' and

'Asset Standards' as applicable. The valuation reporl is submitted in the prescribed format of the bank.

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

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

v. I am a Valuer, who is competent to sign this valuation report.

w. I will undertake the valuation work on receipt of Letter of Engagement generated from the system (i.e. LLMS /
LOS) only.

x. Further, I hereby provide the following information.

Vostukolo Consultonts (l) Pvt. Ltd\
t
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No. Particulars Valuer comment

1 background information of the asset being

valuedi

The property under consideration is purchased by Mr. Prashant
Shrirang Narkar from Mr. Sadanand S, Shetty vide Agreement for sale
daled 25.08.2002,

2 purpose of valuation and appointing authority As per the request from State Bank of lndia, Wagle lnd. Est. Branch to
assess Fair Market Value value of the property for Bank Loan purpose

3 Manoj Chalikwar - Regd. Valuer

Sural Zore - Valuation Engineer

Vaishali Sarmalkar - Technical Manager

Pratibha Shilvantha - Technical Ofiicer

4 disclosure of valuer interest or conflict, if any; We have no interest, either dhect or indirect, in the property valued.
Further to state that we do not have relation or any connection with
property owner / applicant directly or indirectly. Further to state that we

are an independent Valuer and in no way related to property owner /
applicant

5 date of appointment, valuation date and dale
of report;

Date of Appointmenl - 15.12.2023

Valuation oate - 17.01.2024

Date of Report - 17.01.2024

6 inspections and/or investigations undertaken; Physical lnspection done on - 27.12.2023

7 nature and sources of the information used or
relied upon;

Market Survey at the time of site visil
Ready Reckoner rates / Circle rates

0nline search for Registered Transactions

Online Price lndicalors on real estate portals

Enquines with Real estate consultants

Existing data of Valuation assignments canied out by us

I Procedures adopted in carrying out the
valuation and valuation standards followed;

Sales Comparative Method

a restriclions on use of the report, if anyi This valuation is for the use ot the party to whom il is addressed and for
no other purpose. No responsibility is accepted to any third party who

may use or rely on the whole or any part of this valuation, The valuer
has no pecuniary interest that would conflict with the proper valuation

of the property.

10 major factors that were taken into account
during the valuation;

current market conditions, demand and supply position,
Commercial Shop size, location, upswing in real estate prices,
sustained demand for Commercial Shop, all round development of
commercial and Commercial application in the locality etc.

11 major factoG that were not taken into account
during the valuation;

12 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
valuaton report.

Attached

identity of the valuer and any other experts
involved in the valuation;

VOSIUKOIO C
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Value Subject to Change

The subject appraisal exercise is based on prevailing market dynamics as on l?6 January 2024 and does not take

into account any unforeseeable developments wlrich could impact lhe same in the luture.

Our lnvestigations

We are not engaged to carry out all possible investigations in relation to the subject property. Where in our report we

identify certain limitations to our investigations, this is to enable the reliant party to instruct further investigations where

considered appropriate or where we recommend as necessary prior to reliance. Thane (VCIPL) is not liable for any loss

occasioned by a decision not to mndud funher investigations.

Assumptions

Assumptions are a necessary part of undertaking valuations. Vastukala Consultants lndia Pvt. Ltd. adopts

assumptions for the purpose of providing valuation advice because some matters are not capable of accurate calculations or fall

outside the scope of our experlise, or oul instructions. The relianl party accepts that the valuation contains certain specific

assumptions and acknowledge and accept the risk of that if any of the assumptions adopted in the valuation are inconect, then

this may have an effecl on the valuation.

lnformation Supplied by Ohers

The appraisal is based on the informalion provided by the c'lient. The same has been assumed to be conect and has

been used for appraisal exercise. Where it is stated in the repon that another party has supplied information to VCIPL, this

information is believed to be reliable but VCIPL can accept no responsibility if this should prove not to be so.

Future tlattors

To the extent that the valuation includes any statemenl as lo a future matter, that statement is provided as an

estimate and/or opinion based on lhe information known to VCIPL at the date of this document. VCIPL does not warrant that

such statements are accurate or conecl.

tlap and Plans

Any sketch, plan or map in this report is included to assist the reader while visualising the property and assume no

responsibility in connection with such matters,

Site Details

Based on inputs received from Client's representative and site visit conducted, we understand that the subject

property js Commercjal Shop, admeasuring 256.00 Sq. Ft. Bulh Up Araa in the name of ltlr. Prashant Shdrang Narkar.

Further, VCIPL has assumed that the subject property is free from any encroachment and is available as on lhe date of the

appraisal.

Property Title

Assumptions. Disclaimers,Limitations & Qualifications

Vos OCc(I
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Based on our discussion with the Client, we understand that the subject property is owned by Mr. Prashant Shrlrang

Narkar. For the purpose of this appraisal exercise, we have assumed that the subject property has a clear title and is free from

any encumbrances, dispules and claims. VCIPL has made no further enquines with the relevant local authorities in this regard

and does not certify the property as having a clear and markelable title. Further, no legal advice regarding the title and

ownership of the subject property has been obtained for the purpose of this appraisal exercise. lt has been assumed that the

title deeds are clear and marketable,

Environmental Conditiong

We have assumed that the subject property is not contaminaled and is not adversely affected by any existing or

proposed environmental law and any processes wllich are canied out on the property are regulated by environmental legislation

and are properly licensed by the appropriate authorilies.

Area

Based on the information provided by the Client's representative, we understand that the Commercial Shop,

admeasuring 256.00 Sq. Ft. Built Up Area.

Condition & Repair

ln the absence of any information to the contrary, we have assumed that there are no abnormal ground conditions,

nor archaeological remains prcsent which might adversely affect the curent or future occupation, development or value of the

property. The property is free from rat, infestation, struclural or latent defect. No currenlly known deletenous or hazardous

malerials or suspect techniques will be used in the construction of or subsequent alteration or additions to the property and

comments made in the property details do not purport to express an opinion about, or advise upon, the condition of uninspected

parts and should not be taken as making an implied representalion or statement about such parts.

Valuation ilethodology

For the purpose of this valuation exercise, lhe valuation methodology used is Direct Comparison Approach Method

and proposed Highest and Best Use model is used for analysing development potential.

The Dhect Comparison Approach involves a comparison of the property being valued to similar properties that have

aclually been sold in arms - length transactions or are ofiered for sale. This approach demonstrales whal buyers have

historically been willing to pay (and sellers willing to accept) for similar properties in an open and competitive market and is

parliculady useful in estimating the value of the Shop and properties that are typically traded on a unit basis.

ln case of inadequate recent transaction ac{ivity in the subject micro-markel, the appraiser would collate details of

older transactions. Subsequently, the appraiser would analyse rental / capital value trends in the subject micro-markel in order

to calculate the percentage increase / decrease in values since the date of the identified transactions. This percentage would

then be adopted to projecl the current value of the same.

Where reliance has been placed upon extemal sources of information in applying the valuation methodologies, unless

othenrise specifically instructed by Client and/or stated in the valuation, VCIPL has not independen y verified that information

and VCIPL does not advise nor accept it as reliable. The person or entity to whom the reporl 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

I

Page 22 ol26
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valuation.

Not a Structural Survey

We state that this is a valuation report and not a struc{uralsurvey

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 poposed local legislation relating to laxation on

realization of the sale value ot 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. Further, no legal

advice on any aspects has been obtained for the purpose of this appraisal exercise.

Property specific assumptiong

Based on inputs received from the client and site visit conducted, we understand that the subject property is

Commercial Shop, admeasuring 256.00 Sq. Ft Built Up Area.

ASSUMPTIONS CAVEATS LIMITATION AND DISCLAIMERS

'1. We assume no responsibility for mafters of legal nature affec{ing the property appraised or the title thereto, nor do we

render our opinion as to the title, whicfi is assumod to be good and madretable.

2. The property is valued as though under responsible ownership.

3. lt is assumed that the propefty is free of liens and encumbrances

4. lt is assumed thal there are no hidden or unapparent clnditions of the subsoil or slruclure that would render il 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 direcl/ indirecl interest in the property valued.

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

!
Vostukolo
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(Annexure-V)

MODEL CODE OF CONDUCT FOR VALUERS

lntegrity and Fairness

'1. A valuer shall, in the conduct of his/its business, follow high standards of integrity and fairness in all his/its

dealings wilh his/its clients and other valuers.

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

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

any facts or situations.

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

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

Professional Competence and Due Care

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

exercise independent professional judgment.

7, A valuer shall carry out professional services in accordance with the relevant technical and professional standards

thal may be specified from time to time.

8. A valuer shall continuously maintain professional knowledge and skill to provide competent professional service

based on upto-date developments in praciice, prevailing regulations / guidelines and techniques.

9. ln the preparation of a valuation report, lhe valuer shall not disdaim liability for his/its expertise or deny his/its duty

of care, except to the extent that the assumptions are based on statemenls of lact provided by the company or its

auditoB or consultants or infomation available in public domain and not generated by the valuer.

10. A valuer shall not carry oul any instruction of the client insofar as they are incompatible with the requirements of

integrity, objectivity and independence.

'll . 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

anangement wth other valuers.

lndependence and Disclosure of lnterest

12. A valuer shall act with objectivity in his/its professional dealings by ensuring that his/its decisions are made

without the presence of any bias, clnflict of interest, coercion, or undue influence of any party, whether direc y

connected to the valuation assignment or not.

13. A valuer shall not take up an assignment if he/it or any of his/its relatives or associates is not independent in

terms of association to the company.

Valuation Reporl Preparcd For SBI/ Wagle lnd. Est Branch/ Mr. Prashant Shdrang Narka(0056112304563)
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14. A valuer shall maintain complete independence in his/its professional relationships and shall conducl the

valuation independent ol extemal influences.

15. A valuer shall wherever necessary disclose to lhe clients, possible sources of conflicts of duties and inlerests,

while providing unbiased services

16. A valuer shall not deal in securities of any subjecl company after any time when he/it ,int becomes aware of the

possibllity of his / its association with the valuation, and in accordance with the Securities and Exchange Board of

lndia (Prohibition of lnsider Trading)Regulations,2015 or till lhe time the valuation report becomes public,

whichever is eadier.

17. A valuer shall not indulge in 'mandate snatching'or offering 'convenience valuations' in order to caler to a

company or client's needs.

18. As an independent valuer, lhe valuer shall not charge success fee.

19. ln any fairness opinion or independent expert opinion submitted by a valuer, if there has been a prior engagement

in an unconnecled transaction, the valuer shall declare the associalion with the company during the last five

years,

Confidentiality

20. A valuer shall not use or divulge to other clients orany olher party any mnlidential information about the subject

company, which has come to his / itsknowledge without proper and specilic authority or unless lhere is a legal or

professional right or duty to disclose.

lnformation Management

21. A valuer shall ensure lhat he/ it maintains wfitten contemporaneous records for any decision taken, the reasons

for taking the decision, and lhe information and evidence in support of such decision. This shall be mainlained so

as to sufiiciently enable a reasonable person to take a view on the appropriateness of his /its decisions and

aclions.

22. A valuer shall appear, co-operate and be available for inspections and investigations canied oul by the

authority, any person authorised by the authority, the registered valuers organisation with which he/it is

registered or any other statutory regulatory body,

23. A valuer shall provide all information and records as may be required by the authority, the Tribunal, Appellate

Tribunal, the registered valuers organisation with which he/it is registered, or any other statutory regulatorybody.

24. A valuer while respecting the confldentiality of information acquired during the course of performing professional

services, shall maintain proper working paperc 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 ln the evenl of a

pending case before the Tribunal or Appellate Tribunal, the record shall be maintained till the disposal of the case.

t,/
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Gifts and hospitality:

25. A valuer or his / its relative shall not accept gifls or hospitality which undermines or affec{s his independence as a

valuer.Explanation: For the purposes of this code the term 'relative' shall have the same meaning as dellned in

clause (r/) of S€ction 2 of the Companies Acl, 2013 (18 of 2013).

26. valuer shall not offer gifts or hospitality or a financial or any other advantage to a public servant or any other

person with a view to obtain or retain work for himself / itself, or to obtain or retain an advantage in the conduct of

pofession for himself / itself.

Remuneration and Costs.

27. A valuer shall provide services for remuneration which is charged in a transparent manner, is a reasonable

reflection of the twrk nec€ssarily and propedy undertaken, and is not inmnsistent with the applicable rules.

28. A valuer shall not accept any fees or charges otherthan those which are disclosed in a written contract with the

person to whom he would be rendering service.

Occupation, employability and restrictions

Miscellaneous

For VASTUKALA CONSULTANTS (l) PW LID.
ostrt,rgi.ab,ia.miCnJ,&
D.{ ftxid ch.rhf,. o.hlE(dE l4l0

ManOJ LnaIIKWaf D(rL(d;u'b'' d'a'qtu i""e
\.*\

Direclor Auth. Sign.

Manoj Chalikwar
Govt. Reg. Valuer

Chartered Engineer (lndia)

Reg. No. lBBl/RV/07/201 8/1 0366

State Bank of lndia Empanelment No.: SMenCCD02l-2219613

I

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

to each of his/ rts assignments.

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

discredits the profession.

3'1. A valuer shall refrain from undertaking to review the work of another valuer of the same clienl except under

written orders from the bank or housing {inance institutions and with knowledge of the concemed valuer.

32. A valuer shall follow this code as amended or revtsed lrom time to time.
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Wagle Circle, Thane (West) - 400 604, State - Maharashtra, Country - lndia.

Th.!E : 1o1, 1st Ftoor B wing, Beth sha]9T,_!g!r Clyrt Hosprat. Thane (w) - 4oO 601, (M.S.), INDTAE-mail : thane@\rastukata.org, Tet. : g1gTg 82976 t 2$;5621
Our hn India Presence at i

9 urnloi 9 Aurongobod 9 luna 9 toitot
9 ltonc 9 londcd i lnderr g loiourI Delhill(t 9 iloshit g lhmedoM e hiirr

9 !:ga.oqg r Bt-001, U/B Roor Boomerang.
Chandtvali Farm Road, Andhen (East),
It.rlH - 1o0 072, (M.S.), INDrA

E TeleFa\i +9122 2837 TaZStZ4
mumbai@vastukah.org

www.Y.stukala,org

Details of the property under consideration:

Name of Owner : Mr. Prashant Shrirang Narkar
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VALUATION OPINION REPORT

This is to certify that the property bearing Commercial Shop No. 8, Ground Floor, "Shreenath Apartment ll CoOp.

Hsg. Soc. Ltd.", L. T. Road Extension, Hanuman Chowk, Near Khandoba Temple, New/Cunent Survey No. 132,

Hissa No. 1, CTS No. 870, Village - Mulund, Taluka - Kurla, District - Mumbai, Mulund (East), PIN Code - 400 081,

State - Maharashtra, lndia belongs to Mr. Prashant Shrirang Narkar.

Boundaries of the property

North

South

East

West

Aniket Apartment

Chatekar Bandhu Marg

Tara Darshan Building

open Plot

Vaslu/Thanei0 1 2024/00564'1 2304563
1 7/1$26'PSVS
Date:17.01.2024

0 egd. Oiic.l 81,0Ol, U/B Ftoor, Boomerdng,
Chandrvali Farm Road, Andheri (East),
l,tlrt l - 400 072, (M.S.), INDIA

A fehFa, i +9122 28371325t24
mumbai@vastukala.org

Considering various parameters recorded, existing economic scenario, and the informalion that is available with

reference to the development of neighbourhood and method selected for valuation, we are of the opinion that, the

property premises can be assessed for this particular purpose at t 95,69,2E0.00 (Rupees Ninay Five Lakh Sixg

iline Thousand Two Hundred Elghty Only) .

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

taken into considerations while preparing this report.

Hence certified

For VASTUKALA CONSULTANIS (l) PVT. LTD.

Manoi ffl:1y;?lf.i:ff*:l$:H"\ \
' c"n lu,Msln IM Lrd-d=Mumh.i \\ . . \Chalikwar ml*:Xl;fm;.r nvr(Y-\

Direclor Auth. Sign.

llanoj Chalikwar

Govt. Reg. Valuer

Chafiered Engineer (lndia)

Reg, No. IBBURV/07/201 8/1 0366

State Bank of lndia Empanelment No.: SMEITCCI20Z-2A8613

Encl.: Valuation report

I

99t
{e

TtE p : 101, 1st Floor. B Wing, Eeth Shatom, Near Civil Hospital, Thane (W) - 4OO 60l, (M.S.), INDIA
E-mail i thane@vastukala.org, Tet. : AOgjB A2976 / 90216 256219
Our Pan India Presence at:

9 llumboi 9 Aurongobod a Punc g loikot

! Ihgne 9 ttondtd . lndorc g toip0l
9 Deliiti(t I llo:hit g Ahmodobod 9 Joiiur



Valuation Report Prepared For: SBI / Wagle lnd. Est. Eranch/ Mr. Prashant Shrirang Narka(005641/2304563)

Vastukala Consultants lndia fut. Ltd.
10'1, lst Floor, B Wing, Beth Shalom, Near Civil Hospital, Thane (W) - 400 601

To,

The Branch Manager,

State Bank of lndla

Wagle lnd. Est. Branch

Regional Business Office, Region-ll, Wagle lnd. Area, Plot

No. B-35, 2nd Floor, Wagle Circle, Thane (West) - 400 604,

State - Maharashtra, Country - lndia.

VALUATION REPORT (IN RESPECT OF SHOP)

General

1 Purpose for which the valuation is made To assess Fair Market Value of the properly for Bank Loan

Purpose.

2 a) Date of inspection 27j22023

b) Date of which the valualion is made 17.01.2024

3 List of documents produced for perusal:

l) Copy of Agreement for sale N0.8678/2002 Dated 25.08.2002 between Mr. Sadanand S. Shetly(The
Transferor) And Mr. Prashant Shrirang Na*a(The tnnsieree).

ll) Copy of Share Certificate N0,64 lssued by Shreenath Apt ll Co,Op. Hsg. Soc. Ltd..

fll) Copy of Society No Objection Letter 0 aled 25.02.n21 issued by Shreenath Apt ll Co-Op. Hsg. Soc. Ltd..

lV) Copy of Occupancy Cerlificate No.CE / 2786 / BPES/AT Dated 26.03.1983 issued by Municipal Corporation

Of Greater Mumbai.

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

with Phone no. (details of share of each owner in

case of joint ownership)

r. Prashant Shrirang Nartar
Commercial Shop N0.8, Ground Floor, 'Shreenath
Apartment ll CeOp. Heg. Soc. Ltd.', L. T. Road Extension,

Hanuman Chowk, Near Khandoba Temple, New/Cunent

Survey No, 132, Hissa No. 1, CTS No. 870, Village - Mulund,

Taluka - Kurla, District - Mumbai, Mulund (East), PIN Code -
400 081, State - Maharashtra, lndia.

Contact Person :

Mr. Ashitosh Rajguru (Tenant)

Mobile No. 7045088733

Sole ownership

Brief description of the properly (lncluding

Leasehold / freehold etc.)

The property is a Commercial Shop located on Ground Floor.

The composition of Commercial Shop is single unit. The
property is at 650M. distance from Mulund Railway

Station.

6 Location of property

a) Plot No, / Survey No. New Survey No - 132, Hissa No. 1

b) Door No Commercial Shop No. 8

Page 3 ol 26
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c) C.T.S. No. / Village CTS No - 870, Village - Mulund

d) Ward / Taluka Taluka - Kurla

e) N.4andal/ District District - Mumbai

0 Date of issue and validity of layout of approved
map / plen

As Occupancy Certificate is received may be assumed that
the construction is as per sanctioned plan.

h) Whether genuineness or authenticity of approved

map/ plan is verified

D Any other comments by our empanelled valuers

on authentic of approved plan

N,A

Postal address of the property Commercial Shop N0,8, Ground Floor, "Shreenath
Apartmant ll ClOp Hsg. Soc. Ltd.", L. T. Road Extension,

Hanuman Chowk, Near Khandoba Temple, New/Cunent
Survey No. 132, Hissa No. 1, CTS No. 870, Village - Mulund,

Taluka - Kurla, District - Mumbai, Mulund (East), PIN Code -
400 081, State - Maharashtra, lndia.

I City / Town City - Mulund (East)

Residential area No

Yes

lndustrial area No

I Classification of the area

Middle Class

ii) Urban / Semi Urban / Rura U rban

10 Coming under Corporation limit / Village

Panchayat i Municipality

11 Whether covered under any State / Cenlral Govt

enactments (e.9., Urban Land Ceiling Act) or

notified under agency area/ scheduled area /
cantonment area

No

Boundaries of the property As per site As per Document

North Aniket Apartment Details not avarlable

South Chatekar Bandhu Marg Details not available

Easl Iara Darshan Building Details not available

West Open Plot Details not available

13 Dimensions of the site N. A. as property under mnsideration is a Commercial Shop
in a building,

As per Actuals

I
T
T
TII

IrI

s) Approved map / plan issuing authonty

N,A

7

Commercial area

i) High / Middle / Poor

Mllage - Mulund

Municipal Corporation of Greater Mumbai (MCGM)

As per the Deed
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North

East

West

14 Extent of the site Carpet Area in Sq. Ft. = 200.00
(Area as per Site measurement)

Built Up Area in Sq. Ft. = 256,00
(Area As Per Agreement for sale)

14.1 Latitude, Longitude & Coordinates of Shop '1S'1o',3.8'N 72'57'29.6"E

tc Extent of the site considered for Valuation (least

of 13A& 138)
Buih Up Area in Sq. Ft. = 256.00
( Area As Per Agreement for sale)

16 Whether occupied by the owner / tenant? lf
occupied by tenant since how long? Rent
received per month.

Tenant Occupied

Tenanl Name : Mr. Ashitosh Rajguru

lt APARTMENT BUILDING

,]
Nature of the Apartment Commercial

2. Location

CTS No - 870

Village / Municipality / Corporation Mllage - Mulund,

Municipal Corporation of Greater Mumbai (MCGM)

Door No., Skeet or Road (Pin Code) Commercial Shop No,8, Ground Floor, 'Shreenath
Apartment ll Co.Op. Hsg. Soc. Ltd.', L. T. Road Extension,

Hanuman Chowk, Near Khandoba Temple, New/Cunent

Survey No. 132, Hissa No. 1, CTS No. 870, Village - Mulund,

Taluka - Kuda, Dislrict - Mumbai, Mulund (East), PIN Code -
400 081, State - Maharashtra, lndia

3, Description of the locality Residential /
Commercial / l\,lixed

Commercial

Year of Construction 1983 (As per occupancy certificate)

5 Number of Floors Ground+6UpperFloors

6 Type of Structure R.C,C. Framed Structure

Ground Floor is having 8 Shops7 Number of Dwelling units in the building

Normal8 Quality of Construction

Normal9 Appearance of the Building

l\4aintenance of the Building10,

III

T
T
TI
T
T
I

Valuaton Report Prepared For SBI / Wagle lnd. Est. B6nch/ Mr Prashant Sh,iBng Na*a(0056412304563)

South

C.T.S. No.

Block No,

Ward No.

4.

Normal

\ Vostukolo cr



Valualion Report Prepared For: SBI / Wagle lnd. Est. Eranch/ Mr. Prashant Shdrang Na a(0056412304563) Page 6 of 26

11. Facilities Available

Lift 1Lift

Protected Water Supply Municipal Water Supply

Underground Sewerage Connected to Municipal Sewerage System

Car parking - open / Covered Open Parking

ls Compound wall existing? Yes

ls pavement laid around the Building Yes

Commercial Shop

The floor in which the Shop is situated Ground Floor

Door No. of the Shop Commercial Shop No. 8

Specifications of the Shop

R. C. C. Slab

Flooring Vitrified Tile Flooring

Doors MS Rolling Shutter

Windows No window

Fillings Concealed Electrif ication

Finishing Cement Plastering

4 House Tax

Assessment No Details not available

Tax paid in the name of Details not available

Tax amounl Details not available

Electricity Service connection No Details not available

Meter Card is in the name of Details not available

6 How is the maintenance of the Shop? Normal

7 Sale Deed executed in the name of Mr. Prashant Shrirang Na*ar

8 What is the undivided area of land as per Sale
Deed?

Details not available

9 What is the plinth area of the Shop? Built Up Area in Sq. Ft. = 256.00
(Area as pr Agreenent for sale)

10. What is the floor space index (app.) As per l\,lCGM norms

What is the Carpet area oI the Shop? Carpet Area in Sq. Ft. = 200.00
(As per Area ac{ual site measurement)

12 ls it Posh / I Class / lt/edium / Ordinary? Medium

IIrIIrEEEIIIII

T
Tt
T
Tr
TIII
T
T

III

Roof

5.

11.

\
Vostukolo
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13 ls il being used for Residential or Commercial
purpose?

Commercial Purpose

ls it owner-occupied or let out? Tenant Occupied

lf rented, whal is the monthly rent? { 24,0001(Present rented income per month)

MARKETABILITY

How is the marketability? Good

What are the factors favoring for an extra

PotentialValue?
Located in developed area

3. Any negative faclors are observed which affect

the ma*et value in general?
No

Rate

After analyzing the comparable sale instances,

what is the mmposite rate for a similar Shop with

same specificalions in the adjoining locality? -
(Along with details / reierence of at - least two

latest deals / transac{ions wilh respecl to adjacent
properlies in the areas)

{ 40,000/- to { 44,000/-

{ 36,400/- lo { 40,0001

Fl. on Carpet Area

Ft. on Buitt Up Area

per Sq

per Sq

Assuming it is a new construction, what is the

adopted basic composile rate of the Shop under

valuation after clmparing with the specifications

and other factors with the Shop under comparison
(give details).

{ 39,000/- per Sq. Ft.

1 Break - up for the rate

l, Building + Services t 2,700/- per Sq. Ft.

ll. Land + others { 36,300/- per Sq. Ft.

{ 2,24,8004 per Sq. M,

i.e. { 20,8851 per Sq. Ft.

t '1,61,888/- per Sq. M.

i.e. { 15,M0/- per Sq. Ft

Guideline rate(an evidence thereof to be

enclosed)

ll is a foregone conclusion thal market value is always more

lhan the RR price. As the RR Rates area Fixed by respective

State Govemmenl for computing Stamp Duty / Rgstn. Fees.

Thus the differs from place to place and Location, Amenities

per se as evidenl from the facl than even RR Rates Decided

by Government Differs.

5 ln case of variation o1 20% or more in the

valuation proposed by the Valuer and the

Guideline value provided in the State Govt.

notification or lncome Tax Gazette iustification on

variation has to be given

VI COMPOSITE RATE ADOPTED AFIER

DEPRECIATION

Depreciated building ratea

{ 2,700/- per Sq, Ft.Replacement mst of Shop with Services (v(3)i)

41 yeanAge of the building

EErE
E

T
TI
I

II
1

2.

4. Guideline rate obtained from the Registra/s Office

for new property (an evidence thereof to b€

enclosed)

\ olc
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Details of Valuation:

Justification for Price / Rate

The Market Value of the property is based on facts of markets dismvered by us during our enquiries, however the govemment
rate value in this case is less than the market value arrived by us, We are of the opinion that the value anive by us will prove to
be correct if an Auction of the subiect property is carried out. As far as Ma*et Value in lndex ll is concerned, it is not possible to
comment on same, may be government rales are fixed by sampling during same point of time in part and whereas, Market
values change every month.

ln most of the cases the actual deal amounl or Transaclion value rs not reflected in lndex ll because of various Markel
practices. As Valuer, we always try to give a value which is correct rellection of aclual transaction value irrespective of any
factors in market.

Life of the building eslimated 19 years Subject to pmper, preventive periodic maintenance

& structural repairs,

Depreciatlon percentage assuming the salvage
value as 10%

60.00%

Depreciation Ratio of the building

b Total composite rate anived for Valuation

Depreciated building rate Vl (a) { 1,080/- per Sq. Ft.

Rate for Land & other V (3) ii { 36,300/- per Sq. Ft

t 37,380/. per Sq. Ft.

Remarks

II

TII
T
T
T

No. Description otv Rate per unit (t) Estimated Value ({}
,1

Present value of the Shop 256.00 Sq. Ft 37,380.00 95,69,280.00

2 Wardrobes

3

4

5 Superfine Iinish

6 lnterior Decorations

7 Electricity deposits / electrical flttings, etc

I Extra collapsible gates / grill works, etc.

I Potential value, if any

10 Others / Car Pa*ing

Total value / Realizable value of the property 95,69,280.00

lnsurable value of the property (256.00 X 2,700.00)

GuidEline value of the property (256.00 X 15,040.00) 38,s0,240.00

I

Total Composite Rate

Showcases

Kitchen anangements

6,91,200.00

(
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lmpending threat of acquisition by government for road

widening / publics service purposes, sub merging &

applicability of CRZ provisions (Distance from searost / tidal
level must be incorporated) and their effect on

Saleability Good

Likely rental values in future { 24,0001 (Present rented income per month)

Any likely income it may generate Rental lncome

Method of Valuation / Approach

The sales comparison approach uses the market data of sale prices to estimate the value of a real estate property. Property

valuation in this method is done by comparing a property to other simrlar properties that have been recently sold. Comparable

properties, also known as comparables, or comps, must share certain features wilh the property in question. Some of these

include physical features such as square foolage, number of rooms, condilion, and age of the building; however, the most

important factor is no doubt the location of the property. Adjustments are usually needed to account lor differences as no two

properties are exactly the same. To make proper adjustments when clmparing properties, real estate appraisers must know the

differences between the comparable properties and how to value these differences. The sales comparison approach is

commonly used lor Commercial Shop, where there are typically many comparables available to analyze. As the property is a

Commercial Shop, we have adopted Sale Companson Approach Method for the purpose of valuation .The Price for similar type

ol property in the nearby vicinity is in the range ol 140,000.00 to { 44,000.00 per Sq. Ft. on Carpet Area i t 36,400.00 to {
40,000.00 per Sq. Ft. on BuiltUp Area. Considering the rate with atlached report , current market conditions , demand and

supply position, Shop size, location, upswing in real estale prices , sustained demand for Commercial Shop, all round

development of Residential and Commercial application in the locality etc. We estlmate {37,380,00 per Sq. Ft. on Built Up

Area for valuation,
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Valuatiofl Repfrt Prepared Fotl SBI / Wagle lnd. Est. Brdnci/ Mr Pr6hant ShdBng Narka(005€t{12304563)

Route Map of the property

Note: Red marks shows the exac{ location of the property
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Valualion Repo( Prepared Fon SBI/ Wagle lnd. Est. Branch/Mr. Prashant Shdrang Narka(0056112304563)

Read Reckoner Rate

Multi-Sloried buildino with Lift
For residential premises / commercial unit / offlce on above floor in multistoried building, the rate mentioned in the ready
reckoner will be increased as under:

*&Department of Registration and Stamp
Govemment of Maharashtra

+MqEil6 Rrrm
E6r{rq{nff{

!t Home Valuation Guid.lines I ll ui.r Manunl

Year LanguagB

Soarch By . Slrv€y No Locatbn

Enter SurYey t{o E
lcftcFr !*ffivft {rffTr

,.?42- 1:: :: ):.

d6{ Err} ffiffrffi;
'a':)2, i2J2a- 1;:-r2t-. i t:-=

'r 24,670 -qE T 
-at 

-*{ r Tt ?nr+ {E rcf- r-t
ffEr*

Stamp Duty Ready Reckoner Ma et Value Rate for Shop 224800

No lncrease as shop located on Ground Floor

Stamp Duty Ready Reckoner i|arket Value Rate (After
lncrease/Decrease) (A)

2,21,800.00 Sq. Mtr 20,884.62.00 Sq. Ft.

Stamp Duty Ready Reckoner Market value Rate for Land (B)

The difference between land rate and building rate(A-B:C) 157,280,00

Percentage afler Depreciation as per table(o) 40%

Rate to be adopted afler considering depreciation [B + (C X D[ 1,61,888.00 J5,040.00 Sq. Ft.

Location of Flat / Commercial Uni( in the
building Rate

a) 0n Ground to 4 Floors No increase for all floors from ground to 4 floors

b) 5 Floors to 10 Floors lncrease by 5% on units located between 5 to 10 floors

c) 11 Floors to 20 Floors lncrease by 10% on units located between '11 to 20 floors

2'1 Floors to 30 Floors lncrease by 15% on units located bet\aeen 2i to 30 floors

e) 31 Floors and above

Page 12 ol 26

Annual Statement oi n"t 
" 

Ver. 2.0
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Sed v'faqe
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67520

Sq. tltr.

d)

lncrease by 20% on units located on 31 and above floors
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Completed Age of Building in Years Value in percent after depreciation

R.C.C Structure / other Pukka Structure Cessed Buildlng, Half or Semi-Pukka
Struc{ure & Kaccha Struclure,

0 to 2 Years 1000/o 1000k

Above2&upto5Years 95% 95%

Above 5 Years After initial 5 year for every year 'l%
depreciation is to be considered. However

maximum deduclion available as per this shall
be 70% of Market Value rate

After initial 5 year for every year 1.5%

depreciation is to be considered. However

maximum deducton available as per $is shall

be 85% oI Market Value rate

I-hi n k. i n novote. Creote

\ J Vostukolo Consultonts (l) Pvt. Ltd
An ISO 9001:2015 Certified Company www vastukala org
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Price Indicator

Page 14 ol 26

Property Shop

Sou rce Nobroker,com

Area Type Built Up

Area 110.00 Sq, Ft,

Rate / Sq. feet on BuiltUp area t 36,363.64i- per Sq. Ft.

Floor
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Property Shop

Source Nobroker.com

Area Type Built Up

200 Sq. Ft.

Rate / Sq, feet on BuiltUp area { 37,5001 per Sq. Ft

Floor

NO
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Property Shop

https://www.99acres.com/Source

Area Type Built Up

Area 225 Sq, Ft.

{ 40,000/- per Sq. Ft.Rate / Sq. feet on BuiltUp area

Floor

EE
r90 Lac

E

0 nxrr mrrty

c

99acres 0

E EI ,l

i
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As a result of my appraisal and analysis, il is my considered opinion that the value of the above property in the prevailing

condition with aforesaid specifications is t95,69,2E0.00 (Rupees Nineg Five Lakh Sixty Nine Thourand Two Hundred

Elghty Only).

Place :Thane

Dale : 17 .01 .2024

For VASIUKALA CONSULTANTS (l) PW. LTD.

Manoi 3[]l',P.,i3,i"f.ll,ffl5ll*il,r \
' consunants ttipvt. rtd..ou=uumtar. \\ \Chalikwar ;Hg;ffiil'#5flffii \\'.i,^c^N

Director Auth. Sign.

0n

{

Ilanoj Chalikwar

Govt. Reg. Valuer

Charlered Engineer (lndia)

Reg. No. lBB|/RV/07/201 8/l 0366

State Bank of lndia Empanelmenl No.: SMEI[CC/2021-2286/3

The undersigned has inspected the properly delailed in the Valuation Report dated

. We are satisfied that the fair and reasonable market value of the property is

(Rupees

0n lv)

Date

Signature

(Name & Designation of the lnspecting fficiaUs)

Countersigned

(BRANCH MANAGER)

Enclosures

Declaration+um-undertaking from the yaluer (Annexur+lV) Attached

Model code of conducl for valuer - (Annexure V) Attached

lr
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(Annexure.lV)

DECLARATION.CU M.UN DERTAKING

l, Manoj Chalikwar do hereby solemnly affirm and state that:

a. I am a citizen of lndia.

b, lwill not undertake valuation of any assets in which I have a direct or indhect interest or become so interested

at any time during a period of three years prior to my appointment as valuer or three years after the valuation

of assets was conducted by me.

c. The information furnished in my valuation report dated 17 .01.2024 is true and correct to the best of my

knowledge and belief and I have made an impartial and true valualion of the property.

d. My engineer Suraj Zore has personally inspected the property on 27.12.2023. The work is not sub -

contracted to any other valuer and canied out by myself.

e. Valuation report is submitted in the format as prescribed by he bank.

f. I have not been depanelled / delisted by any other bank and in case any such depanelment by other banks

during my empanelment with you, I will inform you within 3 days of such depanelment,

g. I have not been removed / dismissed hom service / employment earlier.

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

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

j. I have not been declared to be unsound mind

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

l. I am not an undischarged insolvent.

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

n. 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 Act 1958 and

o. My PAN Card number as applicable is AERpCg0B6p

p' I undertake to keep you informed of any events or happenings which would make me ineligible for
empanelment as a valuer

q l have not concealed or suppressed any material information, facts and records and I have made a complete
and full disclosure

!!*

.A
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r. lhaveread the Handbook on Policy, Standards and procedure for Real Estate Valuation, 20'11 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,

s, I have read lhe lnternational Valuation Standards (lVS) 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 in 'General Standards' and

'Asset Standards' as applicable. The valuation repon is submitted in the prescribed format of the bank.

t. I abide by the Model Code of Conduct for empanelment of valuer in the Bank. (Annexure V - A signed copy of

same to be taken and kept along with this declaration)

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

v. I am a Valuer, who is competent to sign this valuation report.

w. I will undertake the valuation work on receipt of Letter of Engagement generated from the system (i.e. LLMS /
LOS) only.

x. Further, I hereby provide the following informalion.

stukolo Consultonts (l) PvtVo Ltd\
t
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No. Particulars Valuer comment

1 background information of the asset being

valuedi

The property under consideration is purchased by Mr, Prashant
Shrirang Narkar from Mr. Sadanand S. Shetty vide Agreement for sale
dated 25.08.2002.

purpose of valuation and appointing authority As per the request from State Bank of lndia, Wagle lnd. Est, Branch to
assess Fair Market Value value of the properly for Bank Loan purpose

3 identity of the valuer and any other experts
involved in the valuationi

Manoj Chalikwar - Regd. Valuer

Suraj Zore - Valuation Engineer

Vaishali Sarmalkar - Technical Manager

Pratibha Shilvanlha - Technical Officer

4 disclosure of valuer interest or conflict, if any; We have no interest, either direct or indirect, in the property valued.
Further to state that we do not have relation or any connection with
property owner / applicant directly or indirectly. Further to state that we

are an independent Valuer and in no way related to property owner /
applicant

5

6 inspections and/or investigations undertaken; Physical lnspection done on - 27.12.2023

7 nature and sources of the information used or
relied upon;

Market Survey at the time of site visit

Ready Reckoner rates / Circle rates

Online search for Registered Transactions

online Price lndicators on real estate portals

Enquiries with Real estale consultants
Existing data of Valuation assignments canied out by us

Procedures adopted in carrying out the
valuation and valuation standards followed;

SalesComparative Method

I restrictions on use of the report, if anyi This valuation is for the use of the party to whom it is addressed and for
no other purpose. No responsibility is accepted to any third party who
may use or rely on the whole or any parl of this valuation. The valuer
has no pecuniary interest that would conflict with lhe proper valuation
of the property.

'10 major factors that were taken into account
during the valuation;

current market conditions, demand and supply position,
Commercial Shop size, location, upswing in real estate prices,
sustained demand for Commercial Shop, all round development o{
commercial and Commercial application in the locality etc.

11 major factors that were not taken into acclunt
during the valuation;

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

Attached

2

dale of appointment, valuation date and date

of report;

Date of Appointmenl- 15.12.2023

Valuation Date - 17.01.2024

Date ot Reporl - 17.01.2024

8
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Assumptions. Disclaimers.Limitations & Qualifi cations

Value Subject to Change

The sublect appraisal exercise is based on prevailing market dynamics as on 1?6 January 2024 and does not take

into acc!unt any unforeseeable developments which could impact the same in the future.

Our lnvestigations

We are not engaged to carry out all possible investigations in relation to the subject property. Where in our report we

identify certain limitations to our investigations, this is to enable the reliant pady lo instruct further investigations where

considered appropriate or where we recommend as necessary prior to reliance. Thane (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. Vastukala Consultants lndia Pvt. Ltd. adopts

assumptions for the purpose of providing valuation advice because some matters are not capable of accurate calculalions or fall

outside the scope of our expertise, or out instructions. The reliant party accepts that the valuation conlains certain specific

assumptions and acknowledge and accept the risk of that if any of the assumplions adopted in the valuation are incorect, then

this may have an effecl on the valuation.

lnformation Supplied by Ohers

The appraisal is based on the intormalion provided by the c'lient. 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 information to VCIPL, this

information is believed to be reliable but VCIPL can accept no responsibility if this should prove not to be so.

Future atters

To the extent that the valuation includes any stalement as to a future matter, that statement is provided as an

estimate and/or opinion based on the information known to VCIPL at the date of lhis document, VCIPL does not warrant that

such statements are accurale or corect.

Map and Plane

Any sketch, plan or map in this report is included to assist the reader while visualising the property and assume no

responsibility in connection with such matters.

Site Details

Based on inputs received from Client's representative and site visit conducted, we understand that the subject

propeny is Commercial Shop, admeasuring 256.00 Sq. Ft Built Up Araa in the name of Mr. Prashant Shrlrang Na*ar. .

Further, VCIPL has assumed that the subject property is free from any encroachment and is available as on lhe date of the

appraisal.

Property Title

Vostukolo Cons
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Based on our discussion with the Client, we understand that the subject property is owned by Mr. Pra!hant Shriiang

Narkar, For the purpose of this appraisal exercise, we have assumed that the subject properly has a clear title and is free from

any encumbrances, disputes and claims. VCIPL has made no further enquiries with the relevant local authorities in this regard

and does not certify the property as having a clear and marketable title. Further, no legal advice regarding the title and

ownership of the subject properly has been obtained for the purpose of this appraisal exercise, lt has been assumed that the

title deeds are clear and ma*etable.

Environmental Conditions

We have assumed that the sublect property is not contaminated and is not adversely affected by any existing or

proposed environmental law and any processes which are canied out on the property are regulated by environmental legislation

and are properly licensed by the appmpriale authorities.

Area

Based on the information provided by the Client's representative, we understand that the Commercial Shop,

admeasunng 256.00 Sq. Ft. Buih Up Arca.

Condition & Repair

ln the absence of any information to the contrary, we have assumed lhat there are no abnormal ground conditions,

nor archaeological remains present which might adversely affect the cunent or future occupation, development or value of the

property. The property is free from rat, infestation, structural or latent defect. No currently known deleterious or hazardous

materials or suspect techniques will be used in the construction of or subsequent alteration or additions to the property and

clmments made in the property details do not purport to express an opinion about, or advise upon, the condition of uninspected

pans and should not be laken as making an implied representation or statement about such parts.

Valuation llethodology

For the purpose of this valuation exercise, the valuaton methodology used is Direct Comparison Approach Method

and proposed Highest and Best Use model is used for analysing development potential.

The Oirect Comparison Approach involves a comparison of the property being valued to similar properties that have

actually been sold in arms - length transactions or are offered for sale. This approach demonstrates what buyers have

historically been willing to pay (and sellers willing to accept) for similar properties in an open and competitive market and is

pa icularly useful in estimaling the value of the Shop and properties that are typically traded on a unit basis.

ln case of inadequate recent transaction activity in the subject micro-market, the appraiser would collate details of

older transaclions. Subsequently, the appraiser would analyse rental / capital value trends in the subject micro-market in order

to calculate the percentage increase / decrease in values since the date of the identlfled transactions. This percentage would

then be adopted to project lhe current value of the same.

Where reliance has been placed upon exlemal sources of information in applying the valuation methodologies, unless

othentrise specifically instructed by Client and/or stated in the valualion, VCIPL has not independenfly verifled thal information

and VCIPL does not advise nor accept it as reliable. The person or entity to whom the repon 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

Valuaton Repo.t Prepared For SBI/Wagle lnd. Esl. Branch/ [.1r. Prashant Shrirang Narka(0056412304563)
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valuation.

Not a Structural Survey

We state that lhis is a valuation report and not a slruclural 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 taxation on

realization of the sale value of the subiect properly. VCIPL is not required to give testimony or to appear in courl by reason of

this appraisal report, with reference to the property in question, unless anangement has been made thereof. Further, no legal

advice on any aspects has been obtained for the purpose ofthis appraisal exercise.

Property specific assumptions

Based on inputs received from the client and site visit conducted, we understand that the subJect property is

Commacial Shop, admeasuring 256.00 Sq. Ft Buih Up Arca.

ASSUMPTIONS. CAVEATS. LIMITATION AND DISCLAIMERS

1. We assume no responsibility for matten of legal nature affecting the property appraised or the title thereto, nor do we

render our opinion as to the title, which is assumed to be good and ma*etable.

2. The property is valued as though under responsible ownechip,

3. lt is assumed that the property is free of liens and encumbrances

4. lt is assumed that there are no hidden or unapparent clnditions of the subsoil or structure lhat !,vould 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 direcl/ indirect inlercst in the property valued.

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

n7(
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(Annexure-V)

MODEL CODE OF CONDUCT FOR VALUERS

lntegrity and Fairness

1. A valuer shall, in the conduct of his/its business, follow high standards of integrity and fairness in all his/its

dealings with his/its clienls and other valuers.

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

3. A valuer shall endeavourto ensure that he/it provides true and adequate information and shall not misrepresent

any fac{s or silualions.

4. A valuer shall refrain from being involved in any action lhat would bring disrepute to the pofession.

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

Professional Competence and Due Care

lndependence and Disclosure of lnterest

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

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

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

exercise independent professional judgment.

7. A valuer shall carry out pmiessional services in acmrdance with the relevanl technical and professional slandards

that may be specmed from time to time.

8. A valuer shall continuously maintain professional knowledge and skill to provide competent professional service

based on utrtedate developments in praclice, prevailing regulations / guidelines and techniques.

9. ln the preparation of a valuation report, the valuer shall not disclaim liability for his/its expertise or deny his/its duty

of care, except to the extent that the assumptions are based on statements of fact provided by the company or its

auditors or consultants or information availabh 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, obiectivity and independence.

11. A valuer shall clearly state to his client the services lhat he would be competent to provide and the services for

which he would be relying on olher valuers or professionals or for which the client can have a separate

anangement with olher valuers.



Valuation Repod Prepared For SBI/Wagle lnd. Est. B6nct/Mr. PBshant Shirang Narta(005611/23(14563) Page 25 of 26

'14. A valuer shall maintain complete independence in his/its professional relationships and shall conduct the

valuation independent of extemal influences.

15. A valuer shall wherever necessary disclose to the clienls, possible sources of conflicts of duties and interests,

while providing unbiased services

16. Avaluershall not deal in securities of any subjecl company after any time when he/it lirst becomes aware ofthe

possibility of his / its association wth the valuation, and ln accordance with the Securities and Exchange Board of

lndia (Prohibition of lnsider Trading)Regulations,2015 or till the time the valuation reporl becomes public,

whichever is earlier.

17. A valuer shall not indulge in'mandate snatching'or offering 'convenience valuations' in order to cater lo a

company or client's needs.

1 8. As an independent valuer, the valuer shall not charge success fee.

19. ln any fairness opinion or independent expert opinion submitted by a valuer, if there has been a prior engagement

in an unconnecled 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 orany other party any mnfidential information about the subiect

company, which has come to his / itsknowledge without proper and specific authority or unless there is a legalor

professional right or duty to disclose.

lnformation Management

21. A valuer shall ensure that he/ il maintains wdtten contemporaneous records for any decision taken, the reasons

for taking the decision, and lhe information and evidence in support of such decision. This shall be maintained so

as to sufficiently enable a reasonable person to take a view on the appropriateness of his /its decisions and

actions.

22. A valuer shall appear, co-operate and be available for inspections and investigations carried out by the

authority, any person authorised by the authority, the registered valuers organisation with which he/it is

registered or any other statutory regulatory body,

23. A valuer shall provide all information and records as may be required by the aulhorily, the Tribunal, Appellate

Tribunal, the registered valuers organisation with which he/it is registered, or any other statutory regulatorybody.

24. A valuer while respecting the confidentiality of information acquired during the course of performing professional

services, shall maintain poper working papers for a period of three years or such longer period as required in its

conlract for a specilic valualion, for production before a regulatory authority or lor a peer review. ln lhe event of a

pending case before the Tribunal or Appellate Tribunal, the remrd shall be mainlained lill the disposal of the case

Vostukolo Consultonts (l) Pv
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Gifts and hospitality:

25, A valuer or his / its relative shall not accept gifts or hospitality which undermines or affects his independence as a

valuer.Explanation: For the purposes of this code the lerm 'relative' shall have lhe same meaning as defined in

clause (r/) of Section 2 of the Companies Act, 2013 (18 of 20'13).

26. valuer shall not offer gifts or hospitality or a financial or any other advantage to a public servant or any other

person with a view to obtain or retain work for himself / itself, or to obtain or retain an advantage in the conduct of

profession for himself / itself.

Remuneration and Costs.

27, A valuer shall provide services for remuneration which is charged in a transparenl manner, is a reasonable

reflection oi the work necessarily and properly undertaken, and is not inmnsistent with the applicable rules.

28. A valuer shall not accept any fees or charges otherthan those which are disclosed in a written contract with the

person to whom he would be rendedng service.

Occupation, employability and restrictions

29. A valuer shall refrain from accepting too many assignments, if he/rt is unlikely to be able to devote adequate time

to each of his/ its assignmenls.

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

discredits the profession.

Miscellaneous

31. A valuer shall refrain from underlaking to review the work of another valuer of the same client except under

wntten orders from the bank or housing finance institutions and with knowledge of the concemed valuer.

32. A valuer shall follow this code as amended or revised from time lo time.

For VASTUKALA CONSULTANTS (l) PVT. LTD.

Ma noj c h a I i kwa r ffiffiffiS*\.".f
Direclor Auth. Sign.

Manoj Ghalikwar

Govt. Reg. Valuer

Chartered Engineer (lndia)

Reg, No. lBBl/RV/07/201 8/1 0366

State Bank of lndia Empanelment No.: SMelTCCl202j-2219613
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