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Details of the property under consideration:

Name of Owner: Ayesha Masroor Ali & Mushrrat Masroor Ali

Residential Flat No. 202, 2" Floor, Building No. 4, Wing - B, “Konnark Oasis”, Village - Chindhran,
Taluka — Panvel, District — Raigad, Navi Mumbai, PIN — 410 208, State - Maharashtra, Country - India.
\

Latitude Longitude - 19°04'22.8"N 73°09'39.9"E

Intended User:

State Bank of India

RASMECCC Panvel
Shop No 5, Ground Floor, Sharda Terrace, Plot No 65, Sector-11, CBD Belapur,
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Unlocking Excellence
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Vastu/Mumbail06/2024/9349/2306840
20/18-284-PRSH
Date: 20.06.2024

VALUATION OPINION REPORT

This is to certify that the Under-construction property bearing Residential Flat No. 202, 2" Floor, Building No. 4,
Wing - B, “Konnark Oasis”, Village - Chindhran, Taluka ~ Panvel, District - Raigad, Navi Mumbai, PIN - 410
208, State - Maharashtra, Country — India belongs to Ayesha Masroor Ali & Mushrrat Masroor Ali.

Boundaries of the property

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

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 X 31,89,000.00 (Rupees Thirty-One Lakh

Eighty-Nine Thousand only). As per site inspection 36% of construction work is completed.

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

taken into considerations while preparing this valuation report.

Hence certified

For VASTUKALA CONSULTANTS (1) PVT. LT

Digitally signed by Manoj Chalikwar
DN: cn=Manoj Chalikwar, o=Vastukala

Manoj C halikwar consuitants  put.Lid. ou=pumbai

email=manoj@vastukala.org, c=IN
Date: 2024.06.20 18:19:42 +05'30'

Director Auth. Si

Manoj Chalikwar

Govt. Reg. Valuer

Chartered Engineer (India)

Reg. No. IBBI/RV/07/2018/10366

State Bank of India Empanelment No.: SME/TCC/2021-22/86/3
Encl: Valuation report.
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Vastukala Consultants (I) Pvt. Ltd.

B1-001, U/B Floor, Boomerang, Chandivali Farm Road, Powai, Andheri (East), Mumbai - 400 072

To,

The Branch Manager,

State Bank of India

RASMECCC Panvel

Shop No. 5, Ground Floor,

Sharda Terrace, Plot No 65,

Sector-11, CBD Belapur,

Navi Mumbai, Taluka & District - Thane,
State - Maharashtra, Country - India.

Name(s) of the Customer{s) / Borrower: Ayesha Masroor Ali & Mushrrat Masroor Ali

Valuation Report of Immovable Property

[ 1. | Customer Details |

Name(s) of the Ayesha Masroor Ali & Mushrrdt Masroor Ali
owner(s).

Application No.

2 | Property Details

Address Residential Flat No. 202, 2™ Floor, Building No. 4, Wing - B, “Konnark Oasis”,
Village - Chindhran, Taluka - Panvel, District - Raigad, Navi Mumbai, PIN - 410
208, State - Maharashtra, Country - India.

Nearby Landmark / Google | Landmark: MRF Stables & Horse-Riding Center
Map Independent access to | Latitude Longitude - 19°04'22.8"N 73°09'39.9"E

the property
3 | Document Details Name of Approving Authority
Layout Plan | Yes City and Industrial Approval No. | CIDCO / NAINA /Panvel/Chindharan/BP-
Development Corporation of 00525/CC/2021/0105 dated 26.08.2021
Maharashtra (CIDCO)
Building Plan | Yes City and Industrial Approval No. | CIDCO / NAINA /Panvel/Chindharan/BP-
Development Corporation of 00525/CC/2021/0105 dated 26.08.2021
_ Maharashtra (CIDCO)
Construction | Yes City and Industrial Approval No. | CIDCO / NAINA /Panvel/Chindharan/BP-
Permission Development Corporation of 00525/CC/2021/0105 dated 26.08.2021
Maharashtra (CIDCQ)
Legal Yes | 1. Copy of Agreement for Sale dated 09.05.2024 between M/s. Konnark Developers
Documents (The Promoter) & Ayesha Masroor Ali & Mushrrat Masroor Ali (The Purchaser’s).
2. Copy of RERA Certificate No. P52000031755 dated 08.11.2021 issued by
Maharashtra Real Estate Regulatory Authority.

| 4. | Physical Details

®
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‘ Vastukala Consultants (1) Pvt. Ltd.

VASTUKALA An SO 9001 : 2015 Certified Company
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Adjoining East West North South
Properties
As on site Internal Road Open Plot Open Plot Internal Road
As per Details not available Details not Details not available Details not available
document available
Matching of - Plot Approvéd | Residentia | Type of Residential
Boundaries Demarcated land use | | Property
No.ofrooms | Living/ | 1 Bed 11 WC | 1 | Kitch 1 Balcony 1
Dining Room + en Area &
Bath Terrace
Area
Car Parking | Open/ Covered Car Parking Space
Facility
Totalno. | Proposed | Floor 2nd | Approx.Ageof | Buildingis | Residual | Buildingis | Type of
of Floors Stilt + 4th | on Floor the property under age'of the under structure: -
Upper | Which construetio [ PP | constructio | Proposed
the R.C.C.
Floors R n n :
:’y i: Framed
ok Structure
d
Tenure / Occupancy Details — Building is under construction
Status of Building is under | No, of years of Buildingis | Relatio Building is under
Tenure construction Ocgupancy under nsxip construction
construction ol
tenant
or
owner
Present/Expected Income from the | ¥ 7,000.00 expected rental income per m?nth after Completion
property
Stage of Construction
Stage of Building is under construction
construction
If under construction, extent of completion
Foundation Completed RCC plinth - Completed
RCC Floors Completed Up to 3 Total '36% work completed
Floor
Violations if any observed i
Nature and extent of violations
Area Details of the Property
Site Area Building is under construction
Plinth Area Built Up Area in Sq. Ft. = 352.00
®
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Balcony Area in

Terrace Afea in

Sq. Ft. =45.00

Total Built up Area in Sq. Ft. = 396.00

Sq. Ft. = 73.00

(Area as per Agreement for Sale)

Carpet Area RERA Carpet Area in Sq. Ft. = 320.00
(Area as per Agreement for Sale)

Saleable Area | -
Remarks -
9 | Valuation
i. Mention the value as per Government Approved Rates also
Guideline rate obtdined from the Stamp Duty Ready | ¥ 44,800.00 per Sq. M.
Reckoner (New Property) i.e., ¥4,162.00 per Sq. Ft.
Guideline rate obtained from the Stamp Duty Ready | Not applicable as building is under construction
Reckoner (After Depreciation)
ii. In case of variation of 20% or more in the valuation prposed by the valuer and the Guideline value provided in
the State Govt. notification or Income Tax Gazette justLﬁcation on variation has to be given. — Refer Page No.13
Considering the abbve indicator of sale, current market donditions, demand and supply position, Residential Flat
size, location, upswing in real estate prices, sustained demand for Residential Flat, all-round development of
commercial and residential application in the locality etc. We estimate ¥ 7,500.00 per Sq. Ft. on Built Up Area &
¥ 3,000.00 on Terrace Area.
Summary of Valuation
i.  Guideline Value
Areain Sq. Ratein ¥ ValueinX
Ft.
Built up area 396.00 4,162.00 16,48,152.00
i, Realizable Value of the Property
A)  BuiltUparea 396.00 Sq. Ft.
Prevailing market rate ¥ 7,500.00 per Sq. Ft.
¥29,70,000.00
B)  Terrace Area 73.00 Sq. Ft.
Rate (40% of Flat Rate) 3,000.00 per Sq. Ft.
L ¥2,19,000.00
Total Realizable value (A + B) ¥ 31,89,000.00
i.  Forced/ Distfess Sale value ¥ 25,51,200.00
lv.  Insurable Value of the Assets ¥ 10,29,600.00
10

Assumptions /Remarks

i. Qualification in TIR/
Mitigation Suggested, if any

TIR not provided

i. Property is SARFAES|
compliant

Building is under construction

iii. Whether property belongs to

No

®
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social infrastructure like
hospital, school, old age
home etc.

—T

. Whether entire piece of land

on which the unit is set
up/property is situated has
been mortgaged or to be
mortgaged

Information not available

Details of last two
transaction in the locality /
area to be provided, if
available

Details Attached

vi. Any other aspect which has | Location, development of surrounding area, type of construction, construction
relevance on the value or specifications, age of building, condition of the premises & building, facilities
marketability of the property | provided and its prevailing market rate.

11 | Declaration i. The property was inspected by 'rny authorized representative personally on
19.06.2024.
ii. The undersigned does not have any diract / indirect interest in the above
property.
ii. The information fumnished herein is true and correct to the best of our
knowledge.
iv. | have submitted Valuation report directly fo the Bank.
For VASTUKALA CONSULTANTS (1) PVT. LID.
12 | Name, address &

Vastukala Consul}ants {)]

signature of valuer | Pvt. Ltd. ; Manoj
B1-001, u/B Floor, | Chalikwar
Boomerang, Chandivali :
Director

Digitally signed by Mano) Chalikwar

=)/,

Farm Road, Powaj, Andheri

(East), Mumbai - 400 072 Manoj Chalikwar Date of
Govt. Reg. Valuer valuation:
Chartered Engineer (India) 20.06.2024

Reg. No. [BB|/RV/07/2018/10366 State

Bank of India Empanelment No.:
SME/TCC/2021-22/86/3
Enclosures
a) Layout plan sketch of the area in which the property | Provided
is located with latitude and longitude
b)| Building Plan Provided
c)| Floor Plan Provided
d)| Photograph of the property Attached
e)| Certified copy of the approved / sanctigned plan | Provided
wherever applicable from the concerned office
f). Google Map location of the property Attached
g)| Price trend of the Property in the locality/city from | Attached
wimy @
/i Since 1989
¥ Vastukala Consultants () Pvt. Ltd.
VASTUKALA An ISO 9007 : 2015 Certified Company
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property search sites viz Magickbricks.com,
99Acres.com, Makan.com etc

h)| Any other relevant documents/ extracts N.A.

As a result of my appraisal and analysis, it is my considered opinion that the Realizable value of the above
property is ¥ 31,89,000.00 (Rupees Thirty-One Lakh Eighty-Nine Thousand only). As per site inspection 36%
of construction work is completed. The book value of the above property as of is ¥ 25,19,900.00 (Rupees
Twenty-Five Lakh Nineteen Thousand Nine Hundred only) and The Distress value ¥ 25,51,200.00 (Rupees
Twenty-Five Lakh Fifty-One Thousand Two Hundred only).

Place: Mumbai
Date: 20.06.2024

For VASTUKALA CONSULTANTS (1) PVT. LTD.
Manoj Chalikwar jﬁ"ﬁ%ﬁ%ﬂqs‘?:“ (7 Ld/

mail=manoj@vastukala.org, ¢=IN
Date: 2024.06.20 18:20:03 +05'30"

Director Auth. Sign.

Manoj Chalikwar

Govt. Reg. Valuer

Chartered Engineer (India)

Reg. No. IBBI/RV/07/2018/10366

State Bank of India Empahelment No.: SME/TCC/2021-22/86/3

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
£ {(Rupees
only).
Date
Signature

(Name & Designation of the Inspecting Official/s)

Countersigned
(BRANCH MANAGER)
A Enclosures 7
Declaration-cum-undertaking from the valuer (Annexure- IV) Aftached
Model code of conduct for valuer - (Annexure - V) Attached

®

VV Since 1989
Vastukala Consultants (1) Pvt. Ltd.
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Route Map of the property
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Ready Reckoner Rate

Department of Registration and Stamp
- Government of Maharashtra

Mam%ﬂmn

Annual Statement of Rates Ver. 2.0

(WHWWZ.O)

Home
Year 2024-2025 Language Enalish
Selacted District Raigad
Select Taluka Panvel
Setect Village Chindharan
Vibhag Number
Assesmant Type  Assasment Range Rate Rs/- Unit
Forom e wofry 0-1.25 2194400 EFH=T
| oA sy Wi 1.26-2.50 2404500 T
2 { g St sefrer 2.51-5.00 2649000 TR
| P St e 6.01-7.50 2918900 T
T o srefrer 7.51-10.00 3218500 Egias
o fra s 10.01-12.50 3621100 Epad
oy @ anfier 12.51-=41 4% 3859200 TR
fArareT 0-0.00 44800 =z =T
a2
Stamp Duty Ready Reckoner Market Value Rate for Residential Flat 44,800.00
No increase by Flat Located on 2 Floor -
Stamp Duty Ready Reckoner Market Value Ratg (After Increase) (A) 44,800.00 | Sq.Mt. | 4,162.00 | Sq. Ft.

Multi-Storied building with Lift

For residential premises / commercial unit / Unit pn above floor in multistoried building, ;he rate mentioned in the

ready reckoner will be increased as under:

Location of Flat / Commercial Unit i
the building

n

Rate

a}) | On Ground to 4 Floors No increase for all floors from ground to 4 floors

b} | 5Floors to 10 Floors Increase by 5% on units located between 510 10 floors
c¢) | 11 Floors to 20 Floors Increase by 10% on units located between 11 to 20 floors
d) | 21 Floors to 30 Floors Ingrease by 15% on units located between 21 to 30 floors
e) | 31Floors and above

Increase by 20% on units located on 31 and above floors

Table - D: Depreciation Percentage Table

Completed Age of
Building in Years

Value in percent after depreciation

R.C.C. Structure / other Pukka Structure

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

0to 2 Years 100%

100%

Above 2 & upto 5 Years | 95%

95%

Above 5 Years

After initial 5 year for every year 1%
depreciation is to be considered. However
maximum deduction 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 deduction available as per this
shall b? 85% of |YIarket Value rate

®

VASTUKALA

Since 1989 |
Vastukala Consultants (1) Pvt. Ltd.
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n commonfloor.com

Konnark Oasis

inF

Price Indicators

i

Navi Mu..

Request a Call Back

& R
o
o-
D -
2.94 Acres 316 Units 1RK. 1,2 BHK 227 - 595 sq.ft.
Aug-2028 wongang e25L-6552L Apartment Nov-2021
Unit Configuration
Unit Types Super Built-Up Area  Carpet Area Price Fioor Plans | Live-n Tour
1 BHK Apartment " 27-438 st CHEDTL 4825 - ",
Yes J
1RK rt it NA 227-4048q . "
Apanmen f €250 -44.49L o ‘
2 BHKApaV:mem A 41 -595 sq fi C4B.56L- 65521 { 4
Yes/Sold Out
®
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Sale Instance

3335529
18-03-2024
Note:-Generated Through eSearch

gHl 3.2

e P - 98 3.F1.0ad 5
& B : 3335/2024

Module,For original report please gl -
contact concern SRO office. Regn:63m
TEN™ 96 - fowor
(i yeR HIHET
Q)HEEa 2675000
(3) TERHTG(HTSUeTar=al 1688288
AEfdaueeTdR HHRON &dl B
YEeER A THE B1a)
(4) Ao defewn @ 1) UTferdd Ara-u-adageR 9o «, 3R Arfedl: faum &-5,33-44800/-
TR HI(SAITH) Ut =t . FefReET %105, ufgd Aoan. Ao .5, " Hond
‘ SR 712 5.4/6 311 5/1 B g0, w93, Iavrs. gefde
A : 30.532 T HI. PRAT + 4.100 IY. Fl. et + 5.830 DA,
319 EX( ( GAT NUMBER : 4/6 3101 5/1 ;)
(5) &ABeS 30.532 9L HeR
(6)rERYR fFar 9 quard ol
a1
(7) TXAYaS e Son-a1/ferg 1y: 8.0, SIS Sgaod ab W, A visared RS 7 $.4, e e
SIUn-41 YR A1 fhar feamol | M - . §9.-40 TEL-@e | -, W@ : -, IARAR A16: -, &P = -, S +: U - 901-
rqTeraTE g HATHI a1 MW | 902, 905-908, Ao Pl , Fdex- 15, Wile . 87, RA.F. Iangy, 7 dad, wewwy,
SRy gfdanfed a9 . 3101, HERIY, 3. T F18:-400614 U9 :-BQIPS6202H
(8)&EA0ES HS YUN-UI UPRE | 1): a1 Yed g8 - - 99:.44; T 1 -, A1 4: -, ARG 74: -, &l
3 fban gl amareraren geHAmE | -, A8 7 0. 333, WHa Higagy, e |, 2, o &) s A3, Wa, dad,
fiban oy e ARETeR A1 | WERTp, s, O #18:400012 U9 - AHHPIS252F
ERG 2): :IBNA AREE &34 - - I:-46; TaL-@le : -, W =: -, IARE 71: -,
&P o -, T = . 3/33, I Hoaw, faedin . 2, . 3. sfEdex ds, wa, 4es.
TRy, Td. A $18:400012 U - AHRPD2906N
(9) T0aW HoA feearan feqied | 02/03/2024
(10)3%d Afeof Fearm feAis 02/03/2024
(1) AP ES Y8 33352024
(12)ATARMTATIHIO Hid Yob 160500
(13)ERMTETSETY gl Ieh 26800
(19
)
Vv Since 1989
Vastukala Consultants (1) Pvt. Lid.
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Sale Instance

9866528
09-03-2024
Note:-Generated Through eSearch

Hdl #.2

Zom fdys . 98 § A Ude 4
2% HHIS : 9866/2023

Module,For original report please AR -
contact concern SRO office. Regn:63m
Mare 719 - fasror

(e yeR HIRATHT

@)¥rEga 2919600

(3) TRHTGHTISYCTar 1810905.6

TEfAUCER SHRN &al B

YR d g H04)

(4) Y1 Oefeen @ 1) Iferdrd 19 ATE R qui -, AR Al Tafd1 $.306, R

BB HAIH) T ST .5, "B SR e F.4/6 31 5/1 HS-
feferor, a1 o3, [ e, gefde &AW - 30.532 9110 FRUC +
4.100 91.791. STt TR + 5.830 9141, 394 XH( ( GAT NUMBER :
4/6 and 5/1;))

(5) §ABS 30.532 A AR

(6)31BRUA fdar §2 quard 3l

=

(7) ST ToA U 1): &R, B Segaad ath v, ey Wi ared RS aren aib 5.4, A

S9UN-U1 UAPRM A1 fal fgamof | e Wl - 99:-40 e wile | - Wi A -, TRAR 714 -, &@@ A -, A8 H: iy

qraTeraTE gHHATHI a1 TG | 901-902, 905-908, Veeq Rfaad, wie . g7, §FeR-15, Wt IamgR, 7 g,

U yfaaifed 1 9 aen. HERTY, 3101, O H18:-400614 97 7:-BQIPS6202H

(8)GEILTT HE YU U&BRIA | 1): .- aadk A - - a9:44; Uw--@Ae . . 4127 . -, TR A18: -, =P

q fdban feamofl ararerardn geAaml || -, A8 H: 1. YGRS . 212, U Holdl, HReH 99 g4 FUI1, GH9 . 114, IR, 5,

et aRw s fdaeR A | wrrst, T Hag , werTy, 3. i #18:-400705 U A:-AGPPLA849K

FU 2): G-I eI SN - - 9G:-41; Tu:-We . -, Wbt 7: -, AR 14 -, *lP
. -, 2 7 V. WEHP1 5. 212, ORI WA, IREH 0 58 FUILTHA A, 114, IR 5,
WAUIS], 74l Hag, 7Ry, 310, U $18:400705 ¥4 F-AONPD6391Q

(9) Seatad A fgmma et | 17/07/2023

(10)a%d fguh Feuran feie 17/07/2023

(11)3IHAS ES 948 9866/2023

(12)ARHEH! {56 Y& 175200

(13)STRHIETHATO! ol Yo 29200

(149871

®
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Vastukala Consultants (1) Pvt. Ltd.
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Sale Instance

17974529
09-03-2024
Note:-Generated Through eSearch

i .2

gam Feys . 98 §.M.07ad 5
o BHi® : 17974/2023

Module,For criginal report please el -
contact concern SRO office. Regn:63m
T 19 - R

(hfadrEmE yHR HIRATT

)yHEgan 2400000

(3) TRHGHTSICTIA 1616966.4

TEAUEeTER HHER TN B

UEeER A TS FE)

(4) Y719 Urefewm @ 1) Ui e ISR aUi ;, 3R Hifgd: AT 8-5 3344800/

B HIH( ) uct A4, Jefet %.203 GO woran, &t i faedin .2, @oms
g, 1e H.4/6 3701 5/1, 7S iy, a1, T39S, IS, SeRee
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Justification for price / rate
The Market Value of the property is based on facts of markets discovered by us during our enquiries,

however the government rate value in this case is less than the market value arrived by us. We are of the
opinion that the value arrive by us will prove to be correct if an Auction of the subject property is carried out.
As far as Market Value in Property documents is concerned, it is not possible to comment on same, may be
government rates are fixed by sampling during same point of time in part and whereas, Market values
change every month.

In most of the cases the actual deal amount or Transaction value is not reflected in Property documents
because of various Market practices. As Valuer, we always try to give a value which is correct reflection of
actual transaction value irrespective of any factors in market.
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DECLARATION-CUM-UNDERTAK\ING

|, Manoj Chalikwar son of Shri. Baburao Chalikwar do hereby solemnly affirm and state that:

a) |amacitizen of India.

b) | will not undertake valuation of any assets in which | 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 Py me.

¢)  The information furnished in my valuation report dated 20.06.2024 js true and correct to
the best of my knowledge and beljef and | have made an impartial and true valuation of
the property.

d) I/ my authorized representative has personally inspected the property on 19.06.2024. The
work is not sub - contracted to any other valuer and carried out by myself.

e)  Valuation reportis submitted in the format as prescribed by the bank.

f) | have not been depanelled / delisted by any other bank and in case any such
depanelment by other banks during my empanelment with you, | w||| inform you within 3
days of such depaneiment.

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

h)  |have not been convicted of any offence and sentenced to a term of imprisonment

i) | have not been found guilty of misgonduct in my professional capacity.

) | have not been declared to be unspund mind

k) Iam not an undischarged bankrupt, or has not applied to be adjudicated as a bankrupt;

1) | am not an undischarged insolvent.

m) | have not been levied a penalty under section 271J of Income-tax Act, 1961 (43 of 1961)
and time limit for filing appeal before Commissioner of Income-tax (Appeals) or Income-
tax Appellate Tribunal, as the case may be has expired, or such penalty has been
confirmed by Income-tax Appellate Tribunal, and five years have no( elapsed after levy of

such penalty

n) | have not been convicted of an offence connected with any proceeqing under the Income
Tax Act 1961, Wealth Tax Act 1957 or Gift Tax Act 1958 and

0) My PAN Card number as applicable is AERPC9086P
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| undertake to keep you informed of any events or happenings which would make me
ineligible for empanelment as a valuer

| have not concealed or suppressed any matetial information, facts and records and |
have made a complete and full disclosure

| have read thd 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 thé Part - B of the above handbook to the best of my ability.

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

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

|
| 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)

[ am valuer regigtered with Insolvency & Bankruptey Board of India (IBBI)
My CIBIL Score and credit worthiness is as per Bank's guidelines.
| am the Director of the company, who is competent to sign this valuation report.

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

Further, | hereby provide the following information.

®
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Sr. Particulars Valuer comment

No.

1 Background information of the asset | The property is purghased by Ayesha Masroor Ali &
being valued; Mushrrat Masroor Ali from M/s. Konnark Developers

_ Wide Agreement for sale dated 09.05.2024.

2 Purpose of valuation and appointing | As per the request from State Bank of India,

authority RASMECCC Panvel to assess Fair Market Value of
the property for banking purpose.

3 Identity of the Valuer and any other | Manoj Chalikwar - Regd. Vaﬂler

experts involved in the valuation; Rajesh Ghadi - SiteTanineer '
Shobha Kuperker — Technical Manager
Pradnya Rasam - Technical officer

4 Disclosure of Valuer interest or conflict, | We have no interest, either direct or indirect, in the |

if any; 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

roperty owner / applicant
5 Date of appointment, valuation date and | Date of Appointment — 19.06.2024
date of report; Valuation Date - 20.06.2024
Date of Report = 20.06.2024

6 inspections  and/or  investigatipns | Physical Inspection done on 19.06.2024

undertaken;

7 Nature and sources of the information | e Market Survey at tpe time of site visit

used or refied upon;  Ready Reckoner rates / Circle rates
e Online search for Registerqd Transactions
¢ Online Price Indicators on real estate portals
e Enquiries with Real estate gonsultants
» Existing data of Valuation assignments carried out
by us
8 Procedures adopted in carrying out the | Comparative Sales Method / Market Approach
valuation and valuation standards '
followed:;

9 Restrictions on use of the report, if any; | This valuation is for the use qf the party to whom it is
addressed and for no other purpose. No responsibility
is accepted to any thjrd 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

roper valuation of the property.

10 Major factors that were taken into | Current market conditions, demand and supply

account during the valuation. position, flat size, location, sustained demand for such
flat, all round developmept of residential and
commercial applicatian in the lpcality etc.

" Major factors that were not taken into | Nil

account during the valuation.
12 Caveats, limitations, and disclaimers to | Attached

the extent they explain or elucidate the

limitations faced by valuer, which shall

not be for the purpose of limiting his

responsibility for the valuation report. |
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AS§UMPTIONS, DISCLAIMERS, LIMITATIONS & QUALIFICATIONS

Value Subject to Change
The subject appraisal exercise is based on prevailing market dynamics as on 20t June 2024 and does not take into

account any unforeseeable developments which could impact the same in the future.

Our Investigations

We are not engaged to carry out all possible investigations in relation to the subject property. Where in our report 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 pridr to reliance. Vastukala Consultants India Pvt. Ltd.

(VCIPL) is not liable for any loss occasioned by a decision not to conduct further investigations.

Assumptions

Assumptions are a necessary part of undertaking valuations. VCIPL adopts assumptions for the purpose of providing
valuation advise because some matters are not capable of accurate calculations or fall outside the scope of our
expertise, or out instructions. The reliant party accepts that the valuation contains certain specific assumptions and
acknowledge and accept the risk of that if any of the assumptions ddopted in the valuation are incorrect, then this may

have an effect on the valuation.

Information Supplied by Others
The appraisal is based on the information provided by the client. The same has been assumed to be correct and has
been used for appraisal exércise. 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 reésponsibility if this should prove not to be so.

Future Matters
To the extent that the valuation includes any statement as to a future matter, that statement is provided as an estimate
and/or opinion based on the informaition known to VCIPL at the date of this document. VCIPL does not warrant that

such statements are accurdte or correct.

Map and Plans
Any sketch, plan or map
this report is included 1o assist the reader while visualizing 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 is a Propgsed Residential Flat admeasuring 396.00 Sq. Ft. Built Up Area & 73.00 Sq. Ft. Terrace
Area. The property is owrled by Ayesha Masroor Ali & Mushrrat Masroor Ali. At present, the building is Under
Construction. Further, VCIPL has assumed that the subject property is free from any encroachment and is available as

on the date of the appraisal.
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Property Title

Based on our discussion with the Client, we undeystand that the property is in the name of Ayesha Masroor Ali &
Mushrrat Masroor Ali. For the purpose of this appraisal exercise, we have assumed tha§ the subject property has a
clear title and is free from any encumbrances, digputes and claims. VCIPL has made no further enquiries with the
relevant local authorities in this regard and does nqt certify the property as havinq aclear an marketable title. Further,
no legal advice regarding the fitle and ownership of the subject property has been obtained for the purpose of this

appraisal exercise. It has been assumed that the title deeds are clear and markete}ble.

Environmental Conditions

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

proposed environmental law and any processes which are carried out on the property are regulated by environmental
l

legislation and are properly licensed by the appropriate authorities.

Town Planning

The permissible land use, zoning, achievable FSI, area statement adopted for purpose o( this valuation is based on
the information provided by the Client's representative and the same has been adopted for this valuation purpose.
VCIPL has assumed the same to be correct and parmissible. VCIPL has not validated the same from any authority.

Area
Based on the documents, we undersjand that the subject prope\'ty is a f’roposed Residential Flat
admeasuring 396.00 Sq. Ft. Built Up Area & 73.00 Sq. Ft. Terrace Area. ‘

Condition & Repair

In the absence of any information to the contrary, we have assumed that there arg no abnormal ground conditions, nor
archaeological remains present which might adver§ely affect the current or futureaoccupatiq‘n, 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 subsequept alteration or additions to
the property and comments made in the property details do not purport to expregs an opinion about, or advise upon,
the condition of uninspected parts and should not be taken as making an implied represgntation or statement about

such parts.

Valuation Methodology
For the purpose of this valuation exercise, the vajuation methodology used is Direct Corpparison Approach Method
and proposed Current use / Exiting use model is used for analysing development potential.

The Direct Comparison Approach involves a comparison of the prope;\‘ty being Yalued 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 (ang sellers willing to accept) for similar properties in an open and
competitive market and is particularly useful in estimating the value of the Office and properties that are typically

traded on a unit basis.
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In case of inadequate recent transaction activity in the subject micro-market, the appraiser would collate
details of older transactions. Subseduently, the appraiser would dnalyse rental / capital value trends in the subject
micro-market in order to talculate the percentage increase / decrease in values since the date of the identified
transactions. This percentage would then be adopted to project the current value of the same.

Where reliance has been placed upon external sources of information in applying the valuation
methodologies, unless otHerwise sﬁeciﬁcally instructed by Client and/or stated in the valuation, VCIPL has not
independently verified that information and VCIPL does not advisé nor accept it as reliable. The person or entity to
whom the report is addressed acknowledges and accepts the risk that if any of the unverified information in the

valuation is incorrect, then this may have an effect on the valuation.
Not a Structural Survey

We state that this is a valuétion report and not a structural survey.
Other

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

Legal

We have not made any allowances with respect to any existing or proposed local legislation relating to taxation on
realization of the sale value of the subject property. VCIPL is not fequired 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 gurpose of this appraisal exercise.
Property specific assumptions

Based on inputs received from the client and site visit conductad, we understand that the subject property is a
proposed Residential Flat, admeasuting 396.00 Sq. Ft. Built Up Area & 73.00 Sq. Ft. Terrace Area.

ASSUMPTIONS, CAVEATS, LIMITATION AND DISCLAIMERS

1. We assume no responsibillity for matters 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 marketable.

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

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

4. Itis assumed that there are no hidden or unapparent ¢onditions of the subsoil or structure that would
render it more or |ess valuable. No responsibility is assumed for such conditions or for engineering that
might be required to discover such factors.

5. Thereis no direct/ ‘|ndirect 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. /
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(Annexure - V)

MODEL CODE OF CONDUCT FOR VALUERS

Integrity and Fairness

1.

A valuer shall, in the conduct of his/its business, follow high standards of integri§y and fairness in all his/its
dealings with hisfits clients and other valuers.

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

A valuer shall endeavour to ensure that he/it provides true and adequate (nformation and shall not
misrepresent any facts or situations.

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

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

Professional Competence and Due Care

6.

10.

1.

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

A valuer shall carry out professional seryices in accordance with the relevant technical and professional
standards that may be specified from timq to time.

A valuer shall continuously maintain profgssional knowledge and skill to provide competent professional
service based on up-to-date developments in practice, prevailing regqlations ! guidelines and
techniques.

In the preparation of a valuation report, the valuer shall not disclaim liability for his/its expertise or deny
hisfits 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 available in public domain and not generated by
the valuer.

A valuer shall not carry out any instryction of the client insofar as they gre incompatible with the
requirements of integrity, objectivity and independence. ‘

A valuer shall clearly state to his client the services that he would be competent to provide and the
services for which he would be relying on other valuers or professionals or for which the client can have a
separate arrangement with other valuers.

independence and Disclosure of Interest

12.

VASTUKALA AN SO 9001 : 2015 Certified Company

A valuer shall act with objectivity in hisfits professional dealings by ensuring that his/its decisions are
made without the presence of any bias, conflict of interest, coercion, or undue influence of any party,
whether directly connected to the valuation assignment or not.
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A valuer shall not take up an assignment if hefit or any of hisfits relatives or associates is not independent
in terms of association to the company.

A valuer shall maintain complete independence in his/its professional relationships and shall conduct the
valuation independent of extemal influences.

A valuer shall wherever necessary disclose to the clients, possible sources of conflicts of duties and
interests, while providing unbiased services.

A valuer shall not deal in securities of any subject company after any time when he/it first becomes aware
of the possibility of his / its association with the valuation, and in accordance with the Securities and
Exchange Board of India (Prohibition of Insider Trading)Regulations,2015 or till the time the valuation
report becomes public, whichever is earlier.

A valuer shall not ihdulge in "mandate snatching" or offering "convenience valuations" in order to cater to
a company or client's needs.

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

In any faimess opllnion or independent expert opinion submitted by a valuer, if there has been a prior
engagement in an unconnected transaction, the valuer $hall declare the association with the company
during the last five years.

Confidentiality

20.

A valuer shall not use or divulge to other clients or any other party any confidential information about the
subject company, which has come to his / its knowledgé without proper and specific authority or unless
there is a legal or professional right or duty to disclose.

Information Management

21.

22.

23.

24.

VASTUKALA AN 1SO 9001 : 2015 Certified Company

A valuer shall ensure that he/ it maintains written contemporaneous records for any degision taken, the
reasons for taking the decision, and the information and evidence in support of such decision. This shall
be maintained so as to sufficiently enable a reasonable person to take a view on the appropriateness of
his fits decisions and actions.

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.

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

A valuer while respecting the confidentiality of information acquired during the course of performing
professional services, shall maintain proper working papers for a period of three years or such longer
period as required in its contract for a specific valuation, for production before a regulatory authority or for
a peer review. In the event of a pending case before the Tribunal or Appellate Tribunal, the record shall
be maintained till the disposal of the case.
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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 cade the term 'relative’ shall have the
same meaning as defined in clause (77) of Section 2 of the Companies Act, 2013 (18 of 2013).

26. A 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 transparent manner, is a
reasonable reflection of the work necessarily and properly undertaken, and is not inconsistent with the
applicable rules.

28. A valuer shall not accept any fees or charges other than those which are disclosed in a written contract
with the person to whom he would be rengdering service.

Occupation, employability and restrictions.

29. A valuer shall refrain from accepting too many assignments, if helit is unlilgely to be able to devote
adequate time to each of his/ its assignments. '

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 undertaking tp review the work of another valuer of the same client except
under written orders from the bank or housing finance institutions and with knowledge of the concerned
valuer. \

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

Place: Mumbai
Date: 20.06.2024

For VASTUKALA CONSULTANTS (I) PVT. LTD..

. Digitally signed by Manoj Chalikwar
M a n OJ DN: cn=Manoj Chalikwar, o=Vastykala /
Consultants {i) Pvt. Ltd., ou=Mumbai, p\
H email=manoj@vastukala.org, c=IN
Chal I kwar Date: 2024.06.20 18:20:12 +05'30°
Director Auth. Sign

Manoj Chalikwar

Govt. Reg. Valuer

Chartered Engineer (India)

Reg. No. IBBI/RV/07/2018/10366

State Bank of India Empanelment No.; SME/TCC/2021-22/86/3
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