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Valuation Report

For State Bank of India

| Flat No. 501, 5th Floor, Om Heritage, Sector 19, Pambrij
Address Road, Survey No. 418, House No. 706/03 at Shahabaj
Village, Belapur, Taluka & District: Thane, 400614,
b— ——— — —
. Municipality Corporation | NMMC

| District Taluka & District: Thane o )
'liam_fc_nf borrower | Mr. Amit Vishwanath Harmalkar

| Agreement for sale made between Mr. Mahesh Motiram
Kumbhar & Mr. Mayur Amritlal Shah with 18926/2021 &

| Legal Document date of Registration 21/12/2021 for Flat No. 501, 5th

| Floor, Om Heritage, Sector. 19, Pambrij Road having

consideration amount of INRs. 65,00,000/-.

Property was inspected on 10-11-2023, for the purpose of assessing the Present Fair Market
Value of the Flat. Based upon the actual observation and also the particulars provided to me, a
detailed valuation report has been prepared and furnished in the following report.

After giving careful consideration to various important factors like the specification Present

Conditions, age, future life, replacement cost, depreciation, and potential for marketability etc. |
am of the opinion that the Fair Market Value of the Flat to be provided are,

|

| Fair Market Value Total: INRs. O/- |

I s
| Realizable Value: | INRs. 0/-
Forced/Distress Sale Value in Rs. INRs. 0/-

Report Maker: Rohit Dhadke

Date of valuation: 10-11-2023 Authorized Signatory
Date of Report: 10 11-2023 For, Ankalan Valuers & Engineers
Date of wisit: 10)-11-2027 Prop. Sachin L. Parmar
Place: Mumbi M- 09833934100
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To,
The Manager of State Bank of India

Branch: State Bank of India, Chinchpokli

Ref No: NBN47420231107

On the request of the Manager of State Bank of India, Chinchpokli subject property was inspected on 10-11-2023 to
assess its value and the details are as furnished below:

Property Appraisal Report (In Respect of Flat)
. General '
' | Mr. Amit Vishwanath Harmalkar '
" To assess the market value of the property for internal

Name of the Appl'i::.ant ' - 3

2 Purpose for which the valuation is made .
audit purposes.
3 a) Date of Inspection 10-11-2023
b} Date on which the valuation is made | 10-11-2023
4 List of documents produced for [;cmsal '

~ Agreement for sale made between Mr. Mahesh
Motiram Kumbhar & Mr. Mayur Amritlal Shah with
18926/2021 & date of Registration 21/12/2021 for
Flat No. 5301, 5th Floor, Om Heritage, Sector. 19,
Pambrij Road having consideration amount of INEs.
65,00,000/-.

" Occupation Certificate having Ref No.
NMMC/SSTP/TPD/No. B 99 issued by NMMC Dated
13/09/2019 for on Navi Mumbai for House No. 706/03,
Survey No. 418, at Shahabaj Village, Navi Mumbai.

iii Commencement Certificate | We have referred as per occupation certificate

' - ' Owner Name: Mr. Mayur Amritlal Shah - 9820250157,

Address of the mortgaged property- Flat No. 501, 5th

Floor, Om Heritage, Sector 19, Near Om Sagar

Apartment, Pambrij Road, Survey No. 418, House No.

706/03 at Shahabaj Village, Belapur, Taluka &

District: Thane, 400614,

1 Reg, Title Deed [ Share Certificate

i Oecupation Certificate

Name of the owner(s) and his/their address
5 {es) with phone no. (details of share of each
owner in case of joint ownership)

6 Brief dr:s(:n?tion of the p;perl}'

A Location of Property N -—B-elapllr h

B Plot No. / Survey No. -En't'y No. 418, House No. T06/03 at -Shahabaj Village

C Door No. ' i ' Flat No. 501

D C.T.S. No./ Village " Survey No. 418, House No. 706/03 at Shahabaj Village

E | Sector / Area /[ Colony ' Sector, 20

F  Ward ! Taluka ' Thane

G Mandal [/ District District: Thane

H Date of igzue and validity of iayout of We have referred as per occupation certificate
approved map/plan

! Approved map/plan issuing autharity NMMC

J ::;f:it;“;_::;?;?::i:L:ﬁ;:;numy e We have referred as per occupation certificate

K Any other comments h-y uur'ér'npanelled No

valurrs on authentic of approved plan
' ' Flat No. 501, 5th Floor, Om Heritage, Sector. 20, Pambrij |
7 Postal address of the property Road, Belapur, Taluka & District: Thane, Near Om Sagar
Apartment, 400614
8 | City / Town

Ref No: -NBN47420231107, Mr. Mayur Amritlal Shah for State Bank of India Ankalan Valuers & Engineers
Head Office: Office No. 4014, 4% Floor, Suashish IT Park, OIf. Dattapada Read, Borivali East, Mumbai- 400066.



Residential Area

Commercial Area

Industnal Area
Classification of the area
High / Middle / Poor

Urban / Semi Urban / Rural

Coming under corporation limit / Village

Good
Average
Average

Middle Class
Semi Urban

e Panchayat / Municipality Yes, Under NMMC
Whether covered under any State / Central
1 Govt. :-nurlt:nunts {e.g., Urban Land Ceiling No
Act) or notified under agency area /
Scheduled arca / cantonment arca _
12  Boundaries of the property As per the Deed | Actual at site Actuals of flat
Supportin
North Not Mentioned Ol].‘ v doffmenlgnot
building provided
~ Supporting
South Not Mentioned Radha Nivas  document not
provided
o , 1 Supporting
East ' Not Mentioned Internal road  document not
| | provided
| . | Madhuswapn Supporting
West Not Mentioned g document not
| a Building provided
13 Extent of the site o
Latitude, Longitude and Coordinates of flat ' 19,015901095145963 73.03615015000105
14 Extent of the site considered for valuation ::js?jél: f;ﬁ:ﬁ:;i::?:n?s pes sle agreement 35
Whether occupicc_lugz the owner ,n""_t_enanf? -
15 If occupied by tenant, since how long? Rent | External visit done hence cannot comment
received per month B -
Apartment Building =+ i atias. sl .
I Nature of the Apartment External visit done hence cannot comment Flat
2 Location .
A C.T.S. No. Survey No. 418, House No. 706/03 at Shahabaj Village
B Block No. ‘ Sector 20 '
C Ward No.
D Village / Municipality /Corporation | NMMC
E Door No. Street or Road (Pin Code) ‘ Pambrij Road - 400614
Description of the localit . .
: r--h:rit-:ll'lial,f(;omm{-r:rlal,:'yh'lmed | Residential
4 Year of Construction 4 Years (As per occupation certificate)
5 Residual Age of the building | 56 Year subject to proper periodic maintenance
5 Number of Flours " Ground + 05th Floors [As per site im’oﬁualiuni
5} Type of Structure | RCC Frame Structure
7 No of units per floor 5 Flats Per Floor
7 Numbers of dwelling units in the building 25 Flats in said building approx.
8 Quality of Construction Average
9 Appearance of the building Average
10 Maintenance of the building ' Poor

Ref No: -NBN47420231107; Mr. Mavur Amrnitlal Shah for State Bank of India

Ankalan Valuers & Engineers

Head Office: Office No. 4014, 4 Floor, Suashish IT Park, Off. Dattapada Road, Borivali East, Mumbai- 400066,



Facilities Available
i No of Lifts
1 Protected Water Supply

1 ‘
—
-

il Underground Sewerage

iv Car Parking = Open/Covered

v s compound wall existing?

Vi Is Pavement laid around the building
Part - A (Valuation of unit)

1 The Noor on which the unit is situated
2 Door No. of the umt

Specifications of the unit

Roof

Flooring

n

Doors
Windows
Fittings
Fimishing
Housc Tax

£

Assu.smem No.
Tax paid in the name of

o|lo P

Tax amount

.Elettl‘lmty service connection no.

Meter Card is in the name of

How is the maintenance of the - flat?
Sale deed executed in the name of

What is the undivided area of land as per

~ oW

o | oo

10 What is plinth area c:f the flat?
11 What is the floor spacc index (app- ]

12 What is the carpet area of the flat?
What is the Built-Up Area of the f_lal?

13 Is it Posh/ I class/ Medium/ Ordinary?
Is it being used for Residential or
Commercial purpose?

15 Is it owner-occupied or Jet out?

16  If rented, what is the monthly rent?

w Marketability
1 How is the marketability?
What arc the factors favouring for an cxtra

i)

potential value?

Any negative factors are observed which
3 affect the market value in peneral?

— —— e

F ATy NHN4?420"31107 Mr. \I’"mr

I Average

sale deed -

‘No

| INRs. 8,000/- approx Rent per month appr

' Good

amritlal Shah for State Bank of [ndia

ot e M

| nos,

Municipnl Water

Yes, as per municipal norms

Parking space is not available in the building
No

No

' 5th Floor
Flat No. 501

- RCC Frame Structure

External visit done hence cannot comment.

. Supporting document not provided

External visit done hence cannot comment.

- M;Mayur Amritlal Shah

Not confirmed
483 sq ft Built up-area as per sale agreement

483 sq ft Built up area as per sale agreement
IM_'ledi:J.m
External visit done hence cannot comment.

External visit done hence cannot comment.
ox. for 1 BHK

in that area

No

Poor Maintenance of building

Poor Quality of Access Road
Lift is installed but was not working durng visit.

—
Ankalan Valuers & Enginecrs

e tanada Road, Borivali East, Mumbai- 400066.
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‘v | Rate Ao sk e _ |
After analyzing the comparable sale instances, what '
is the composite rate for a similar flat with same We have considered the composite rate of INRs.

1 Specifications in the adjoining locality? - (Along with | 0/- per sq. ft. on BUA by analyzing the rate
details /reference of at-least two latest available in comparable # 1 & comparable #2
deals/transactions/listing with respect to adjacent | mentioned in above valuation derivation.

__properties in the areas) ] o - - . o
Assuming it is a new construction, what is the
adopted basic composite rate of the flat under

2 | valuation after comparing with the specifications and | NA
other factors with the flat under comparison (give

. | details). ) o _ o == —

3 | Break - up for the rate S |

i B_u__ll'ld_i_rjg + Services per Sq. ft. NA

i) Land + Others per Sq. ft. NA
Guideline rate obtained from the Registrar’s office . .

4 . . 4,004 /- sq ft BUA for residential

- (Evidence thereof to be enclosed) INRa /-sa
VI  COMPOSITE RATE ADOPTED AFTER DEPRECIATION
~a. Depreciated building rate per sq. ft. - |
Replacement rate of flat with Services {V (3)i] per sq. NA
ft. - —
Age of the building 4 Years (As per occupation certificate) ]
| . Life of the building esﬂmated 56 Year subject to proper periodic maintenance
Depret:latmn Percentage as:}unung the salvage value | 6%
1 as 10% | - B -
[ I)Lprmatcd ratio of the building ) I | NA -
b. Total composite rate arrived for valuation
B | Depreciated building rate V1 (a) NA
~ Rate for Land & other V (3) il NA
N Tota.i Composite Rate for flat / unit ; office NA

vn De:tnlh of Valuation: '

ir. Description Qty. Rate per unit Rs. | Estimated Value Rs.

o. S S
T 483 sq. ft Built
i - up area as per |
) Prr:sc.m vg.lue of the flat (incl. car sale ement  INRs. 0/- | INRs. 0/-
parking, if provided) s con‘sldered
- for valuation - | -
2 Wardrabes | NA | NA 0
3 Showcases NA . NA |0
S B Wil ks | = — |

4 Kitchen Arrangements | NA NA o e

5 Superfine Finish | NA ~  NA o

(5 Interior Decorations NA NA | 0 |

7 Electricity dt:prmls. / electrical NA NA 0 |

o fittings, ete. — | - i

8 Extra coll; 1|mnll gates [ p,nll NA NA ‘o

works elc, | |
. 9 Potential value, if any .| NA NA |0

10 Others (Car Parking) 0 | INRs. 0/- | INRs. 0/-

11 _ Other One Tiﬂt‘ Cost - | INRs. 0{-_ _

12

Fair Market Value in Rs | INRs. 0/-

Rel No: -NBN47420231107; Mr. Mayur Amritlal Shah for State Bank of India
Head Office: Office No, 401A, 41 Floor, Suashish 1T Park, Off. Dattapada Road, Borivali East, Mumbai- 400066,
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13 Forced / Distress Sale Value in Rs.  INRs. 0/-

15 Insurable Value in Rs INRs. O/-

16 Rental Income in Rs INRs. 10,000/- Rent per month approx

*  As per Gout. Ready Reckoner the market value of said flat is INRs. _
INRs. 22,90,226/ -

. ) =3 ; e As per available sale instances Fair Market value arrived of the
Justification of difference in

17 guideline value and Fair Market said flat is INRs. 0/~
value up-to 20% and above. '« As per our opinion the Fair Market value of INRs. 0/ for the said

flat is reasonable and worth considering the stated special

features and sale instances for that building.

 Remarks: -

As a result of my appraisal and analysis, it is my considered opinion that the Fair Market value of the
_above property in the prevaihng condition with aforesaid specti‘cauons is INRs. O/-

The said property, flat no. 501, 5th floor with building comprising of Ground + 05th floor along with 1
| lift. _

Access 1o the said building is b}' narrow road.

Maintenance of the building is poor.

External visit is done as the said flat was not identified on site as not name plate on door & no
society board was installed. Also as per site information there are 5 flat on floor But as per plan
_there are 6 Flat on subject floor. As the Flat is not identified thus releasing null report.

Lift was mbtallcd on site but was not in working condition during visit.

We have rt'ct:wed sale agreement & occupation cemﬁcate for our perusal

Wc have mns:d(,red arca for valuation as per sa.lc agrcﬁmcnt.

As pe: per sale agrecmtnt subject property purchaser is Mr. Mayur Amritlal Shah & Loan amount is
canctioned for Mr. Amit Vishwanath Harmalkar, We have not received any decument mentioning the
name of Mr. Amit Vishwanath Harmalkar institute to verify the relation Mr. Mayur Shah & Mr. Amit
Vishwanath Harmalkar.

As per site mfnrmatmn SUbJEl’.‘t building doesn't hme setback area, campcund wall & pa.rhmg space

While r,strmdhng g the value of the property we have considered quotations mmlabie on electronic med1a
along with the _s.LLgp_,e::tmEl_al_cqg_ifl_pm_th_e local real estate consultants

Place: Mumbai

Signature
(Name and Official Seal of the Approved Valuer)

For Bank Use | 0-11-2023
The undersigned has inspected the property detailed in the Valuation Report dated: on
) ‘We are satisfied that the fair and reasonable market value of the property is Rs ( Rs.
—only).
Date: 10-11-2023
Signature @
(Name of the Branch Manager with office Seal)
Ref No: -NBN47420231107, Mr. Mavur Amritlal Shah for State Bank of India Ankalan Valuers & Engineers

Head Office: Office No, 401A, 4 Floor, Suashish IT Park, Off. Dattapada Read, Borivali East, Mumbai- 4000066.



Enclosure:

TO BE OBTAINED FROM VALUERS ALONGWITH THE VALUATION REFPORT
1. Declaration-cum-undertaking from the valuer (Annexure.l)
2. Model code of conduct for valuer (Annexure 11)
|Annexure-I)
| DECLARATION- CUM- UNDERTAKING from the valuer
I, Mr. Sachin L Parmar do hereby salemnly ||.lTn'rT|. .llnd state that:
! Tama citizen of Indin

I will not undertake viluation of any assets in which | hoave o direct or indirect interest or become so
2 nterested ot any time during o period of tiree years prior to my appointment an valuer or three years afterthe valuation of
aasets was condueted by me N
The information furnished in my valuation report dated 10-11-2023 in true and correct to the beat of my knowledge and helie]
: | ond | have made an impartial and true valuation of the property
We have inspeeted the property thrc‘u.l..:.l'\ .nl..lr mu: rng:ntcrﬁ@t.uptu The work 18 not
subcontracted to any other valuer and carried out by auraelves. -
5 _l Valuation report is submitted in the format as preseribed by the Bank -
" I have not been de-panelled/ delisted by any ut]:u.-r g;;];:m;j—in case any such de-panelment by other banks duning my
empanclment with you, 1 will inform you within 3 days of such de-panelment
7 | I have not been r:mnvcd;diﬁmiﬂsrd_ from service femployment earlier

| have not been canvicted al any offence and sentenced to o lerm nf_jmpnnnnmcnl

&

9 [have not been found guilty of misconduct in professional caparity
10 1 have not been declared to be unsound mind

1 | ammnot an undmchmp.c-r_i_t:-_@_:_krupt ar has I‘J-Bt_-.[\_]‘.l.[_.'fi.it'd.tﬂ be adjudicated as a bankrupt.

:1-2 -_I am not an undischurped insolvent

I have not been levied a penalty under section 2714 of Income-tax Act, 1961 (43 of 1961] and time limit forfiling appeal
13 before Commissioner of Income tax (Appeals) or Income-tax Appellate Tribiinal, as the case may be has expired, or such
|_penalty has been confirmed by Income-tax Appellate Tribunal, and five yearshave not elapsed after levy of such penalty

1 have not been convicted of an offence connected with any proceeding under the Income Tax Act 1961,
Wealth Tax Act 1957, or Gift Tax Act 1958 and

15 My PAN Card number/Service Tax number as applicable is |already given while empanelment)

I undertake to keep vou informed of any events or happenings which would make me incligible for

16

empanelment as o valuer, o ) ~ N
17 . | have not concealed or suppressed any material information, facts and records and I have made a

complete and full disclosure, ) S o |
" . l_i'.-é;.-rc read the Handbook on Policy, Standards and procedure for Real Estate Valuation, 2011 of the IBA and this report is

in conformity o the “Standards” enshrined for valuation in the Part-B of the abovehandbook to the best of my ability

| hawve read the International Valuation Standards (IVS) and the report submitted to the Bank for the
i rrapective assel class is in conformity to the “Standards™ as enshrined for valuation in the IVS in “General Standards”™ and
“Ansct Standards” us applicable

| ahide by the Model Code of Conduct for empanelment of valuer in the Bank. (Annexure V- A signed copy of same to be

£ taben and keot alung with this declaration) - o o
21 i m regstered under Section 34 AB of the Wealth Tax Act, 1957, (Strike off, if not applicable) .
22 - 1 am valuer registered with Insolvency & Bankruptey Board of India (IBBI) (Strike off, if not applicable)
23 Wy CIBIL Seore and eredit worthiness is os per Bank's guidelines. o
i I am the proprietor | partner § authurized official of the firm / company, who bs competent to sign this
11 valustion report.
i | will undertake the valuation work on receipt of Letter of Engagement generated [rom the system (i.e
U LLMS/LOS) enly
26 Further, | hereby provide the following information.
Br. Ko Particulars | Valuer comment - — |
' | The aaset under valuation s for Mortgage and located
1 baekpround information of the anaet being valued; | Residential aren o ) |
2 purpese of volustion and appointing authority To determine FMV of the property - )
. . identity of the valuer and any other expertsinvolved Mr. Bachin L. Parmar ‘
i the valuation, !
_ None of our associates nor myself have any
* disclosure of valucs Intereat or. confhiel. If any: direct/indirect intereat in the advances or assets valued |
fef N -NBN47420231107, Mr. Mayur Amnitlal Shah for State Bank of India Ankalan Valuers & Engineers

Head Office: Office No, A01A, 4 Floor, Suashish IT Park, Off. Dattapada Read, Borivali East, Mumbai- 400066,



date of appointment, valuation date and duote of Date of Appointment - 07-11-2023
report; Date of Valuation - 10-11-2023
| Date of Report = 1011 -2023

The property was inspected by Vishe li Gupta on 10-11-

2023 in prescnce of External visit done 1t should be noted
that property is under construction and report is based
upon the facts and details avaidable on the date of
assessment. Periodical review of the same is required. Any

3] nspections and /or investigations undertaken;
changes in development rules and/or change in
jurisdiction of approving authonty/ policy f scheme could
| result in a substantially different outcome of final product
| We do not take any responsibility for changes in such
_ conditions. - ) -
Assumption 15 made to the best of our knowledge and
- naturc and sources of the information used or relied " : ; . ;
f upon: beliel. We have relied on the information provided to us by
I (B N B the identifier and the client. _
) Market Approach Method adopted where
3 procedures adopted in carrying out the valuation and Value | i 4 based on inst of
© | valuation standards followed; e i ealimates Agd on Inftances
o ) ) sales/quates of similar assets in the market.
[ The report is furnished for secured lrndmg purpmr
- . Neither the whole nor any part of the report shall be
9 Restrictions on use of the report, if any; used for any other purpose other than purpose
| mentioned in immedintely preceding sentence,
1
1n | Major factors that were taken into aceount during Amenities in Project, Conneetivity, Location, Amenities
the valuation. provided, Agc of the building and various ather factors. |
11 Major factors that were not taken into account dunng ﬂ'u: Statutory dues, developer / society dues and corporation
valuation dues are not ineluded in valuation.
| Caveats, limitations and disclaimers to the extent
: they explain or clucidate the limitations faced by valuer, which . ; ;
12 | : [ Refer our declarntion points.
shall not be for the purpose of limitinghis responsibility for the| i “ P
| valualion report. - .
| Place: Mumbai B |
Signature
{Ankalan Valuers & Enginecrs)
| Sachin L. Parmar .
| |Annezure-1I) | Mumbai o £ 10-11-2023
2. MODEL CODE OF CONDUCT FOR VALUERS N -
Integrity and Fairness
| A valuer shall. im the conduct of his/its business, follow high standards of integnty and fairness in al his/its dealings with
* | his/its clients and other valuers. m
2 A valuer shall maintain integrity by being honest, straightforward, and forthright in all professional rclatlun‘ﬂllps
1 A valuer shall endeavor to ensure thal he /it provides true and adegquate information and shall not
© msrepresent any facts or situations.
q A valuer shall refrain from being involved in any action that would bring disrepute to the profession.
5 A waluer shall keep public interes! foremost while delivering his services. ) -
| Professional Competence and and Due Care - -
. A valuer shall render at all tmes high standards of service, exercise due diligence, ensure proper care und eXercise
independent professional judgment, - )
. A valuer shall carry out professional services in accordance with the relevant technical and professional
© standards that may be specified from time to time
. A valuer shall continuously maintain professional knowledge and skill to provide competent prul’csmun&l service based on
’ up-to-date developments in practiee, prevailing regulatians/ guidelines and techniques. B
In the preparation of a valuation report, the valuer shall not discladm liability for his/its expertise or drm hm’lts duty of
4 care, except 1o the extent that the assumptions are based on statements of fact provided by the company or its auditers or
consultants or information available in public domain and not generated by the valuer, B - - 4|
5 | A valuer shall not carry out any instruction of the client insofar as they are incompatible with the
© | requirements of integrity, objectivity and independence. o - - o
A valuer shall clearly state to his client the services that he would be competent to provide and thr.- |
(3 services for which he would be relying on other valuers or professionals or for which the elient can have a separate
| arrangement with other valuers o - - -
| Independence and Disclosure of Interest - -
Ref No- -NBN47420231107, Mr. Mayur Amritlal Shah for State Bank of [ndia Ankalan Valuers & Engineers

Head Office: Office No. 401 A, 4 Floar, Suashish 1T Park, Off. Dattapada Road, Borvali East, Mumbai- 400066.



p— — e e r—
. Avaluer shall actwith objectivity in his ats professional dealings by ensuring that his/its decisions are
| mude without the presence of any b, conflict of interest, corrcion, or undue nfluence of any party, whether
directly connected to the valuation assignment or not,
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
associnlion lo the company.
i Ll " 2 B
Avaluer shall maintain complete independence i his/its professional relationships and shall conduct the valuation
| independent of external influences
A valuer shall wherever necessarily disclose 1o the clients, possible sources of conflicts of duties and
interests, while providing unbiased services.
Avaluer shall not deal in securities of any subject company after any tmewhen he /it first becomes awire of the posuibility
5 of his/its association with the valuation, and in aceordanee with the Securities and Exchange Board of [ndia {Prahibition of]
Insider Trading! Regulations, 2015 or nll the ume the valuationreport becomes public, whichey

Avaluer shall not indulge in *mandate snatching” or offering “convenience valuations” in order ta caler to a company o

clhient's needs.

7 Asan n independent valuer, the valuer shall not charge success fee. . -

In any fairness opinion or independent expert opinion submitted by a valuer, if there has been a prior
8 engagement in an unconnected transaction, the valuer shall declare the association with the companyduring the last

five years. )

Confidentiality S
Avaluer shall not usc or divulge to other clicnts of any other party any confidential information about the subject company

1 which has come to his/its knowledge without proper and specific anthorityor unlessthereis a legal or professional right or

duty to disclose.

_ Information Management — EN——
A valuer shall ensure that he/ it maintains wrtten contemporaneous records for any decision taken, the reasons for taking
1 the decision, and the information and evidence in support of such decision. This shall be maimtained so as to sufficiently
enable a reasonable person 1o take a view on the appropriateness of his/ itsdecisions and actions.
nvestigations carried out by the authorily, any
other starutory

- A valuer shall appear, co-operate and be available for inspectians and |
person authorized by the authority, the registered valuer's organization with which he /it is registered or any
regulatory body.

A valuer shall provide all information and records as may be required by the authority, the Tribunal, |
Appellate Tribunal, the registered valuer's organization with which he /it is registered, or any other statutory regulatory body. |

2

4 valuer while respecting the confidentiality of information acquired during the course of performing
professional services, shall maintain proper working papers for a period af three years or such longer period as required in

its contract for a specific valuaton, for production before a regulatory authority or fora peer review. In the event of a
pending case before the Tribunal er Appellate Tribunal, the record shall be maintained till the disposal of the case. |

Gifts and hospitality.
A4 valuer or his/its relative shall not aceept gifts or hospitality which undermines or affects his
independence as a valuer. Explanation: For the purposes of this code the term ‘relative’ shall have thesame meaning
- | as defined in clause (77) of Section 2 of the Companies Act, 2013 (18 of 2013). -
4 valuer shall not offer gifts or hospitality or a financial or any other advantage to a public servant or any other person with

2 view 1o obtain or retain work for himself/ itself, or to obtain or retain an advantage in the conduct of profession for

&
&

Remuneration and Costs. - o == - .
A valuer shall provide services for remuneration which is charged in a transparent manner, isa reasonable reflection of the
work necessarily and properly undertaken, and is not inconsistent with the applicable rules.

A valuer shall nat accept any fees or charges other than those which are disclosed in a wnitten contract
with the person towhom he would be rendenng serviee, Ocnu?atlu.n_._emp]uylhﬂlt_y and restrictions.

A valuer shall refrain from accepting too many assignments, if he fitis unlikely to be able to devoteadequate time
to cachof his/ its assipnments. i i

A valuer shall net conduct business which in
arganization diseredits the profession, i ] R

himself/ itself. -

Fu

Ly

the apinion af the authority or the registered valuer

Miscellaneous . .

A valuer shall refram from undertaking o review the work of another valuer of the same chent except
under written ardees from the bank or heusing finnnce Institutions and with knowledge of the concerned

winluer
2 A viluer shall fllew this eade as amended or revised from time to time

Ref No: -NBN47420231107, Mr. Mayur Amritlal Shah for State Bank of India Ankalan Valuers & Engineers
Head Office: Office No. 401A, 4" Floor, Suashish [T Park, Off, Dattapada Roead, Borivali East, Mumbai- 400066.



| Signature
Ankalan Valuers & Fogineers
Sachun L. Parmay
Place  Mumbai

Ready Reckoner Rate:

DIVISION / VILLAGE . BELAPUR
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A 727 A%
STATE BANK OF INDIA 7

2= WA P 4 Without Prejudice
The banker to every s Registered Post with A/D

Shri Amit Vishwanath Harmalkar |
| J-503, Country Park, Duttapada Road, | Clo L L Harmalkar Ganpati Karkhana '
| Opp Tata Steel, Borivali (E), Mumbai- | 20/7, Shiv Parvati Krupa Bldg, Mugbhat
| 400066 Lane, Ganesh Chowk, Girgaon, Mumbai-
~ |4c0004
Shri Amit Vishwanath Harmalkar
Flat No 501, 5" Floor, Om Heritage,
Sector No 19, Shahbaz Village, ‘

"Shri Amit Vishwanath Harmalkar

| — . — I sttt rutlins S S —

Ref: RACPC/SM/DN/2023-24/ 3¢9 Date: 01.11.2023
Dear Sir/Madam,

Sub: Notice u/s 13(2) of Securitisation and Reconstruction of Financial Assets and
Enforcement of Security Interest Act, 2002 (hereinafter called 'Act ')

1. Housing Loan Account No- 41161270467

1. At your request, you have been granted by the Bank, through its Pedder Branch
(00510) and maintained at RACPC Mumbai South Branch (Code: 17889) fr~m time to
time, various credit facilities by way of financial assistance against various assets creating
security interest in favor of the Bank. The relevant particulars of the said credit facilities and
the security agreement(s)/document(s) executed by you are stated in Schedule 'A' and 'B'
respectively excluding pledge of movables. You have availed the financial assistance with
an undertaking for repayment of the said financial assistance in terms of the said
agreement(s) / document(s).

2 You have also created mortgage by way of deposit of title deeds/ Registered mortgages
creating security interest in favor of the Bank. The documents relating to such mortgage are
also stated in Schedule 'B'".

3 The relevant particulars of the secured assets are specifically stated in Scheuule 'C.

4 You have also acknowledged subsistence of the liability in respect of the aforesaid
credit facilities by executing confirmation of balances and revival letters and

other documents from time to time. The operation of and conduct of the above said financial
assistancelcredit facilities have become irregular and the debt has been classified as
Non-Performing Assets on 29/10/2023 in accordance with the directives/guidelines relating
to assel classifications issued by the Reserve Bank of India consequent to the default
committed by you in repayment of principal debt and interest thereon.

e ALY
= bank.sbi e It A A A, §ea o dArgd afFm 7, Retail Assets Centralised-
. F " -
7 +9122 6696 2503/04/06/07  Haf ATSY, TETH ATHA, % ATHY, T ETEA, Processing Centre,
= +0122 6696 2500 vip* ey WA, o, widTES WL N T Wumbai South, Voltas House,
= sbi.17889@sbi.co.in R (o). it - : T ' Lst Floor, Dr,c:\:Fg gk ﬂo.tul,
(), - uo 033, hﬂﬂi‘ﬁ’l{ﬁj.qﬁ:-gw a33. Chinchpokli (E), urﬁhal- 0002
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Ref No-VMIMUM/SBI/S37/07-2022/8S .I.I. ;I.l;“. . .l; !!!, ,“,IGI,I,“.,I'
To,

The Sr. Manager,

State Bank of India.

Chinchpokli RACPC.

Sub: Valuation report for bank loan purpose

Name of the Owner: Mr. Mayur Amritlal Shah 1/
-
Name of the client : Mr. Amit Vishwanath Harmalkar ‘,./
(Proposed Buyer)
Dear Sir,

Please find enclosed herewith the valuation report in bank’s format.

Location of the property: Flat No. 501, Fifth Floor, “Om Heritage™, Sector No. 19,S No. 418, Near Sai
Trimurti Apartment, Pambrij Road, Shahbaz, CBD Belapur. Navi Mumbai, 400614

Realizable Fair Market  Rs. 72,60,000.00

(Rs. Seventy-two Lacs Sixty Thousand only).

This report has 1 + 18 = 19 Pages [Including Annexure | + Photographs]
Kindly acknowledge the receipt.

Thanking vou,

/ - ViVEk Digitally signed

i | by Vivek Jagtap
| AL CA | Date: 202207 28
AT i Jagtap 20:32:55 40530
Date: 28.07.2022 A VIVEK. M. JAGTAP
Mlace: Khly.‘ln I B.E. (‘wi[' M.LE., F.1LV. ISSE
Chartered Engineer & Govt. Regd.Valuer
Pancl Valuer, State Bank ol India



VALUATION OF RESIDENTIAL FLAT
BY COMPARATIVE RATE METHOD
REPORT ON VALUATION

(Existing FLA'T)
—_—
- o PARTA - _
[ | GENERAL
[ | Purpose of valuation : To ascertain the fair value . B
5> | Date of Inspection . 28.07.2022 _
' Date of valuation B | | 28.07.2022 ) a
3. | Name of the owner (s) . Mr. Mayur Anritlal Shah -
his/their address with Phone No. | -
(details of share of each owner Add - Flat No. 501, Fifth Floor, “Om Heritage™, Sector .~
in case of joint ownership) (as No. 19.S No. 418, Near Sai Trimurli Apartment,
' reported) and address ‘ Pambrij Road, Shahbaz, CBD Belapur. Navi Mumbai.
- - - 400614 - - I
4. | Document produced for perusal i) Index [ bearing Sr. No. 18926/2021 dated 21.12.2021
( This report is based on Xerox | | registered In sub registrar office in TNNS5 between
" copies of documents provided by | | between Vendor as Mr. Mahesh Kumbhar & Purchaser
M | ounertous So. bank need toverify || 4 Mr. Mayur Shah for Rs. 65,00,000.00

| ii) Occupancy Certificate No. 9970dated] 3.09.2019
| iii) Draft Agrecment Between Mr. Mayur Shah & Mr.
| Amit Harmalkar for Rs. 70,00,000.00

the original documents.)

5. | Brief description of the H’op?ﬂ}'_ B _I This property is in the form of lBHK__.FEa_I__S_iEJ_a:t_uﬂc_l n
' middle class area. e - |
6. | Location of the property | :—]_ S e ]
| a. Gat No./Plot No./S.No. . SectorNo.19SNo.418
“b.DoorNe. . |FaNesol
| ¢. T.S.No./Village |t |Shahbaz - - B
d. Ward/Taluka B |t | Navi Mumbai. - - o
"~ o MandalDistrict _f . NaviMumbai o
"'f. Date of issue and validity of | - | Approved Map not provided -~
layout of approvedmap/plan | S - -
i ' g. Approved map/plan issuing | : | Navi Mumbai Municipal Corporation
| authority - 1 - B T ]
¢ | h. Whether genuineness or : #Not provided
" authenticity of approved «
- map/plan is verified L B - B - )
" i. Any other comments by our : | Noany

empanelled Valuers on |
authentication of approved plan B B - S -
7. Postal Address of the property | - | Flat No. 501, Fifth Floor, “Om Heritage™, Sector No.
19,S No. 418, Near Sai Trimurti Apartment, Pambri)
_ B - ' | Road, Shahbaz, CBD Belapur, Navi Mumbai, 400614
8 | Ciuy/Town |+ | Shahbaz, CBD Belapur, Navi Mumbai 400614
' Residential Area : | : |___Rcsigdcm_ial area
Commercial Area |t |- B B -

| Industrial Area D

9. | Classification of the area | ‘ Medium Class locality
' 10. . Coming under Corporation
| limit/'VillagePanchayat Municipality

11, Whether  covered  under any | : ‘ Not observed by analysing documents &

> _— — — — - —

Navi Mumbai Municipu'] (_'urporulinﬂ -

2



'-;mw'('t'ﬂlfﬂl Govt enactments | w.rL site visit but better refer legal scarch report
(e Urban Land Ceiling Act) or i.e. LSR
unn-.d under agency area/scheduled

I arcd mnmn:mnl arca

12, Hat hnundanes B N Present
‘hagt S | Madhuswapna huildinT_: -
 Westo [+ ] Sagar Residency building |
__?\‘ﬁ_?l"_T_h L Attached Building
| South: o e ~ Roud )
13 | Extentof the site - Documented Built up area of Flat — 44.87 sqm e 483
_ | B B o R 5. ft 3 e -
14 | Latitude, Longitude & . 19.0157809,73.0358299
Lourdmamafﬂat - ‘ . S
15, | Extent of the site considered for . Carpet arca of Flat = 439.09sq.ft (40.79sqm)
valuation (least of 13A & 13B) -
16, Whether occupied "1 Flat is Owner Occupied
by the owner/tenant? If occupied by v

tenant, since how long? Rent
received per month. [ _ —

r',
I Flat: - I _ I
__I, Natun.ut"P_chl\ - _ o Flau [
2. | Door No. & Floor No. S ]lal Nu ‘i{}l C_ - S
3. | Name Dglhfi\pd_m'llknl I R ' Om Heritage - o
4. Poslal Address - Flat No. 501, Fifth Floor, “Om Heritage™, _Sector No.
19.S No. 418. Near Sai Trimurti Apartment, Pambrij
| Road, Shahbaz, CBD Belapur, Navi Mumbai. 400614 f’f
5 Location B .| Shahbaz, CBD Belapur, Navi Mumb.u 400614 Ed
— 1swNo. |+ SectorNa. 19,SNo. 418 _~
B TB]ULL No. S
Ward No. B | P
‘v'|l andMummpalll\« IC omnr&nun e Navi Mumbal Mum_pal (.t:nrp_rdlwn 4
" Street or Road (Pin Code) " | Near Sai Trimurti Apartment, Pambrij Road. Shahbaz.
) B | ' CBD Belapur, N Navi Mumbai, 400614 DR
| 6. Ducnpuon of lhe lm.,ahl\ e Rcmdenhal S o _"' -
" 7. Yearof Construction B . 2019 rA -]
(8. | ]'ﬁ-umht,r_ofl loors [: |G+S -~ -
9. | Type of structure B __|:|RCC . -
10. No. of Dwelling units 30 flas - ]
1. ()uullw of construction B ._.' Good - o
12, | Appcarance of the bu1ldmu ¢ | Good o )
13, Maintenance of the building _[_Gond B B
14.  Facilities avail: lable _ ) B ;
[ | Lift - : 1 Yes - B B |
| Protected water supply . Yes -
| Uudt,rj__mund Sewerage RE Yes B - ' |
} Car Parking . No B '
| Around Compound wall © Yes - |
' | Pavement around the building [ Yes _ o o
i\m v other facility ‘ Yes RSN o




qat: T ——— o —
5_-_!".“'-} . floor in which the property is 5" Floor

"
{

| »,ml.llt-'-1 I |
— " poor number of the property  Flat No. 501 -
;" ~,|m,|tu.almn of the property || e ' -
F "Roof | RCC B
© Flooring  Vitrified fooring
| Doors o | TW Flush Doors & Wooden Doors
T Windows | " Aluminium sliding windows with grill -
| Fi_u'lilj.iﬁ B I | (ﬂnu.dl:.d __ )
Finishing ) ) I Neeru I*|m~.h - N

4| Property Tax ' Details not provided

Assessment No. B - -

. "T.v-; amount e - B

Tax paid in 1l the | name of — B B

s | Electricity service connection \No. | Details not provided - =
~ MeterCardis in thenameof | — i —
6. | How is the: maintenance | Good © R
- Sale Deed executed in the name of Mr. Mayur Amritlal Shah
(p | . | A I I
hs  What is the undivided area of land as NA

| per sale deed? | - . ]
9. | What is the plinth area . of the Documented Built up area of Flat = 44.87 sqm 1.e.483 |
Property sq.ft
(Less10% for Carpet arca)

| |483/100=43909sq8 |
10. | What is the floor space index | Details not provided
| (Approx)? o ]
11, What is the Carpet area of the " | Carpet area of Flat = 439.095q.ft (40.79sqm) _ / |
Property to be gencrated? | S - - B |
12. | Is it Posh/I ( (‘lasaa‘l\dedzum!()rdmurv || Medium class locality . - ]
13, Is it being used for residential or Residential Building . -
_ - Commercial? I T "_/_ - |
14. s it owner occupied or tenanted || Flatis Owner Occupied - -
I5.  Iftenanted, what is the muntﬁ renl? | NA - - B - e
“ PART B — VALUATION OF EXISTING FLAT
A. GENERAL: o P - _
| How is the marketability ".__Gcmll s - (
2. What are the factors favouring foran | :  Good Locality '
extra potential value? _ -
3 Any negative factors observed which | Not observed ]

| affect the markel value in general

RATE ]

[ 1. After analysing the comparable sale | : | Sale instances attached o T
instances, what 1s the composile rate As the market rate are on higher side as compared |
for a sumilar Property with same with Guideline value provided in the State |
specifications  in - the  adjoiming Government notification or Income Tax Gazette.

I locality? Considering above aspects, surrounding locality, |

(Along with details/reference of At Present Market conditions, Current decisions such |
| least two latest deals/ transactions [ as demonctization Di‘t‘llﬂ-‘rhc‘gfﬁgq‘,f

e B b A - —
[ [T
4 | Al _ballidg ||




~ih respect to adjacent properties in ’ | &lmp-lc-m;:n_lalihg of RERA, local enquiries, our
he areas) judgment & Real estate website enquiries, cte. In
| ] ‘ my opinion rate of Rs. 15,000/- per st for subject

[ — * flat is reasonable. R
3 " Assuming it 1S new Fl’l!‘l.‘ll[’llt.'[il.]ﬂ. : |
1= | what is the adopted basic composite ‘ ‘
rate of the Property under valuation
after  comparing with the
| spcciﬁcations and other factors with |
the property under comparison |
(Give details) _ | ‘ -
'+ BREAK UPFORTHERATE: [ - OO |
" Building + Services .1 Rs. 3,500/ per sft
i) Land + others [z_‘ Rs. 11,500/~ per sfi .
3. Guideline rate obtained from the : Rs.78.200 /- pe} sqm
Registrar’s office (an evidence 44.87 x 78,200= Rs. 35.08.834.00
thereof to be enclosed) |

=

Rs. 15,000/ per st

Department of Registration & Stamps

Garvwrmment sl Mahassiltos

Tew

e 1 1T

b1 WillgE
[ L] saswey WO # | poshon
- — - - m—‘
- et edia d0e gt e oSt
S ite 4t e AT AT (8 w0 o Mo (N0 TRoo @ e
el s P e EET Y e WS e n yrany b LRy U L o
p— S ? % . AN JER ST [C IR R St Ly @
antme L aba il L] BN LT T g »
w e ol L LN | a LEL WA R LA AT & P
1RdecRTE

——
B. COMPOSITE RATE ADOPTED AFTER DEPRECIATION:

]7 @3yrs <

a. Fl)upg:cial:;-d _Buiidilg_l{glu

Ape of the building _ -

: Balanced Life of the building B B
Depreciation percentage assuming the stage

_ value - B

b | Total Composite rate arrived for valuation
Building rate

~ Raefor land & other

| ~Total Composite Rate

| Rs. 15,000/- per sq.ft 'I_J_I:I L& al_'i)t;t_ a__rea_ B

@Shyrs _~

- e S -

| NA

 E—

Rs.3,500-
Rs. 11,500/




[ have searched the sale instance & market status from this area
-Market Status-

65 Lac

L

9 Plad s neary

© Pl os mi o by

O o ey e




Statement showing average rate of sale instances

_— ' L

L I 1 A ]

Ik winiuis tla Jairs ok mp Lhauo

Sr. | Sale | Dae i i_r\S]i ['S.No./ | Propert " Areain | Consideration Rate per
No | deed No.& (TS y Type | Sqmt/ | Amount. Sq.mt.
No. ‘name | No. Flat/ | Sq.ft. Sq.ft.
| | Land | (Carpety .
1 18926 21.122021  TNNS M9 Flat ‘4(12.Ssq.f’ 65.00.000.00 16,149.00
t -

'y

Considering above aspects, surrounding locality, Present Market
demonetization of currency, GST & Implementation of RERA. loca
estate website enquiries, ete. In my opinion rate of Rs..

As per our opinion,

9Qacres

T TR 380sqft T65.00.000.00  17.105.00

I R S— I E—
T AvEragc Rate 16.627.00
ality, Presen conditions, past decisions such as i
| enquiries, our judgment & Real
15,000 per sft for subject flatis reasonable.

JUSTIFICATION

due to the following reasons there is difference between market value &

guideline value of the property mentioned in report:

1.

W

Guideline Value is the minimum value at which the sale or transfer of property can take
place. Guideline rates generally do not reflect market value. The rates as fixed by the
stamp duty office is only a tax revenue and is in no way determining the fair prevailing
market rate and value.

Market price is the value of asset for a transaction between a seller and buyer which is
done at an arm's length principle with the price determined by the market forces of
supply and demand.

Particular amenities & features are not considered in guideline rates.

Market value of property may vary from site to site, demand & supply chain, Features &
Amenities. /73

— N



/ALUATIONDETAILS:

[ NO

g \ DESCRIPTION

%
-

, In sq.ft Rs/sq.ft. (Rs)
W\ 484 sq.ft 15,000.00
. Balcony area
i//_l Terrace area

2. | Superfine finish & Fumiture
3|
4. | Potential Value, if any? "_—_
”5_”\ Share of common amenities, if any?

—_—
Quantity Rate Present value

72,60,000.00

Interior decorations

e

| Parking
[| Rental Value per month Rs. 18000/-
[ TOTAL Rs. 72,60,000.00

(Valuation: Here, the approved valuer should discuss in details his approach (Market

Approach, Income Approach and Cost Approach) to valuation of property and indicate how
the value has been arrived at, supported by necessary calculation. Also, such aspects as
impending threat of acquisition by government for road widening / public service purposes, sub
merging & applicability of CRZ provisions (Distance from sea-coast / tidal level must be

incorporated) and their effect on i) Saleability ii) Likely rental value in future and iii) any likely
income it may generate may be discussed).

Photograph of owner/representative with property in background to be enclosed.

Screen shot of longitude/latitude and co-ordinates of property using GPS/Various Apps/Internet sites

As aresult of my appraisal and analysis, it is my considered opinion that the realizable value of the
above property in the prevailing condition with aforesaid specifications is

Rs. 72,60,000.00 (Rs. Seventy-two Lacs Sixty Thousand only).

i Digitally signed
Vivek  Dsbsone
Date: 2022.07.30

Jagtap 12:28:20 +05'30'

VIVEK. MJAGTAP
B.E. Civil, M.LE., F.1V_ISSE
Chartered Engineer & Govt. Regd. Valuer

Date:28.07.2022
Place:Kalyan




Location of the property
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Photo Copies
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THIS AOREEMENT FOR SALE = made and entered wnto Nawvi
puinbas o thas day of March 2022 petwenn MR, MAYUR
AMRITLAL _SHAH _an_ adult. _aged _about. 56 yenrs. (PAN__NO.
ADAPSS5371D], and Indian Inhabitant, Residing at J/302, Sumer Nagar, 8
V Road, Kors Kendsa, Borivali (W), Mumbal - AD0 092 hereinafier
referred 1o as “VENDOR™ (which expreusion shall unlsss it be repugnant 1o

the context and M=AanIng thereol shall deemed o mean and mclhuding has

hews exacitors and adonmstratons and ausigns) of the “ONE PART™.

AND
M. AMIT VISHWANATH HARMALKAKR. an adull, aged about 46
wveara (PPAN NO. ARDPHTRIDS) and Indian Inhabitant. Residing at 20/7,
Shiv Parvati Krups Dulldiog, Mugbhat Lacs, Gaassh Chowk, Gugaca.
Mumbal Clty A0D0O0A, Mahaiashira herein alter called and referred to
an the “PURCHASBER™ (which expieszions whall unless 11 be repugnant o
the contest meaning thers ol shall mean and mclhude his heirs axecutors

administrator and assign) of the “OTHER PART™,

WHERIEAS :
w The OWHNIEK My Mahse) Motram Bumbhas sezed and posss *l;l";f}\
X

16




.

f. Vide Agreement for Sale dated 219 December 2021 the VENDOR
purchased the Flat beaning FLAT NO.S01 ON 5™ FLOOR IN THE
SAID BUILDING KNOWN AS “OM HERITAGE, ADMEASURING 483
SQ. FT. BUILT UF AREA, HOUSE NO. 706 /03, AT SHAHABAJ
VILLAGE, SECTOR -19, CED BELAPUR, NAVI MUMBAI, TAL. &
DIST. THANE, fiom the Developer. The said Agreoment for Sale was

duly executed and registered vide document registration No. TNN -5

18926 / 2021 dated 21* December 2021

g. the VENDOR herem are the absolute owner with permanent heredstary

and absolute right to use and occupation and in possession of the sad

Flat viz, FLAT NO.501 ON 5™ FLOOR IN THE SAID BUILDING

KNOWN AS *‘OM HERITAGE, ADMEASURING 483 S0. FT. BUFILT
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