
Valuation Report of the lmmovable Property

Details ofthe property under consideration

Name of owner Mr. Vallabhbhai Va3hrambhai ttalia & lrtB. ltanjuben Vallabhbhai halia

Residenlial Flat No lf0l & 15C9, 15h Floor, Wing No. 2A, "Ru!tomj.6 Regency ll

Co - op. H!9. Soc. Ltd.', C T. S. No. 921i'1, Off J S. Road, Dahisar (Wesl), Borivali

lvlumbai Pin Code -400 068, Slate - lt4aharashtra Counlry - ndia

Latitude Lonqitude: 19'14'31.0"N 72'51'27.5"E

Valuation Done for:

State Bank of lndia
SIB Ghatkopar Branch

Hotel Rao Buid ng, LBS lMarg Ghatkopar (Wesl),

l\,4umba - 400086, State - lt4aharashtra, Counlry - lnd a

Vastukala Consultants (l) Pvt. Ltd.
Mumbai . Delhi NCR. Aurangabad . Nanded
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\ VostukEIEl Consultonts (l) Pvt. Ltd.
{ N: 1r74120r4H20toprC207369

-Think.tnnovate,Create
Va ualo Repdl PEpdEd For SB / 5lB Gha&opor Branch / M V6 abhbh.r V8n Embh.i ltalia (2019165602 )

Aurangabad 

-

VastuA,iumbai/07202 I 201 91 Bt6r82
02t1M4-P\U

o?ne: 02.07 n21

VALUATION OPINION REPORT

This is to certify thal lhe propeily b€adng Residential Flal No. 1501 & 1504. 15th Floor. Wing No. 2A.

"Rultomjee Regency Co - op. H3g. Soc. Ltd.", C. T. S No 921/1,ofi.J.S Road, Dahisar (West), Borivali,

l\.{umbai, Pin Code - 400 068 Slate - i.iaharashlra, Country - lndia belongs to Mr. Vallabhbhai Vashrambhai

Italla & Mr3. Manjuben Vallabhbhai ltalia

Boundaries of lhe poperty

Nodh

South

East

West

Rudomjee Canhidge lntemational School

Rustom l ni Mae

Ruslomjee Business School & Jayant Sawant Marg

Rusiomjee Gound

Considering vadous paGmeters recorded, existing eaonomic scenado, ard lhe infornalon thal is avalable wilh

rcference to the developmenl of neighborhood and method selected for valualion, $e are ot lhe opinion thal, the

prop€rty premises can be asseased for this padicular pumose al ? 3,89,07,237.00 (Rup€3! Thrae C.ore Eighty

llino Lakh Sev€n lhoulrnd Ty.o HundredThirty Ssvsn Only).

The valuatbn ol the propedy is based on the documents prcduced by fE concem. Legal aspects have 0ot been

laken inlo coosaderalions while prcparing this valualion repod.

tor VASTU coNsur.rANrs (t) Pw. LTD

irector
Itanoi B. Chalikwar
Registered Valuer

Charlered Engineer (lndia)

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

SBI Empanelment No.i Sli,lEllCCl2021 -2218613

Enclr Valuation rcporl.
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Mumbai
1Zl, 1 floor,A.k.uri5tar,

c.nr.lRo.d, MlDc,
Andh..i(a), Mumbar 4@093,

AWHO So(.1y, Sohn. Road
23,S.G.G.S .

Nr.&d .rr 602,1M 5 ),rxDrA

MoL .: r9192r5s12225
|9!96!9670133

T.l : .912tO24s151
Mobll. : 19r 9r672orto62

'rl9A60A61601
.u,.,x.b6rl@v.5rukal..on

An ISO 9001r2015 Ce.tifled CdmDanr



vdo$o RAoi PrF.Ed Fa Sgl/ SIB Gn.frAa Bmcn / [ri Varrdhaha VastEottlsi i.ii6 {m191/35682)

Vastukala Consultants 0 Pvr. Ltd.
121,1sl Floor, AckrutiStar, CenlralRoad,lt4 DC Andhen (E), fi,lumbai-4t]0 093

'fo.

The Branch Manager,

Stat€ Bank of lndia
SIB Ghatkopsr Branch
BotelRao Building LBS Marc,

Ghalkopar (West) [.{umba] - 400086,

Slale - lt4aharcshtE Country, lndia.

VALUATIOiI REPORT (IN RESPECT OF FLAT)

General

Pueoseforwhich the valuation is made As per requesl frcm Stale Bank of lndia, Sl8 Ghatkopar
Branch letler no. BUADViR[4RE/2o21-22153 dated

11.06.2021 to 6sess value of the property for [ilsi,4E
Loan Purcose

2 a) Date of nspecl@n 13.06.2021

b) Date on which lhe valuation is made 02 a7 2021

3 Lisl ofdocumenls produced for petusal

1 Copy of Agrcemenl for Flat No. 1504 daled 16 08.2012 bet^/een M/s. Rlstomjee Euildcon P\,1 Ltd (The

Promoters)and Mr. Vallabhbhal Vashrambhai ltalia & [.irs ]\.4ani!ben Vallabhbhaillalia (The Purchaser)

2 Copy ofAgreemenl for Flat No. 1501 dated 16.08.2012 be&,een l\4/s. Ruslomjee Buildcoi Pvl Lld. (The

Prcmoters) and Mr. Vallabhbhai Vashrambhai ltalia & Mls. Manjuben Vallabhbhai lklia (The Purchaser)

3. Copy of Electdcily BillNo.09312729 ,62 dated 02.03.2021 issued by Tata Po'rcr(FlatNo.1501)
4. Copy of Eleclncily Blll No. 0931 272953,63 daled 02.03.2021 issued by Tala Power (Flal No.1504)

5. copy of occupancy Certmcate No. CHE#J-1084/BP(WS)AR dated 17.01.2003 issued by lt4unicipal

Comoration of Grealer lt4irmbai.

Narne of the owne(s) and his / lheir address
(es) with Phone no. (details of shale ot eeh
o\,rner in case of ioinl owne6hip)

&!t!!!i Residential Flat No. 1501 & 1504 15th Floor,

Wing No. 24, "Rustomjee Regency Co - op. l'1s9. Soc.

Ltd.', C T. S. No. 921/1, Off. J S. Road Dahrsar
(West), Borivali, lt4umbai, Pin Code - 400 068, State -

Maharashlra, Counlry - lndia

Mr. Vallabhbhai Va3hrambhai ltalia & tilrs.
Manjuben Vallabhbhai ltalia

Jo nt ownersh p

g.qdqe!-EeEq!:
N4r V riesh lta a

Mob e No 9833311441

4

5 Briel descdplion of ltle property (lrEluding

Leasehold / freehold etc.)

The property is a Residential Flal No. l:01 & 1504 is

located on 156 lloor. The llal is amalgamaled uhl
srngle enkance. The composition offlat is 4 Bedroom t
Living Room + Kitchen + Dinning Hall + Pooja room 4
Slore room + Toibts The prope.ly .s al 120 (ml
drslance from nearest railway sEton bahisar ,

6 Localion of DroDerty

a) Plot No. / SuNey No. a

o)
q
o
o

o
:

't;

Vostukola Consultonts (l) Pvt. ttd
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b) 0oor No. Residential Flat No. 1501 & 1504

c) T.S. No. / Villaqe C. T. S. N0.921/1, Villaoe - oahisar
d) Ward / Taluka Taluka - Bodvali

e) [4anda / Dislncl District - Mumbai Suburban
r) Date of issue and validity ol layoul of

approved map / Dlan

a) Approved map / p an issu nQ authorly

Copy ol Occupancy Cerlificate No. CHE/tu-
1o84/BP(WS)AR daled 17.01.2003 issued by l\,lunicipa
Corporation of Greater Mumbai.

h) Whether genuineness or autheotcity ol
apDrcved maD/ Dlan is verined

0 Any othe. comments by our empa0elled
valueE on authenlic of aooroved Dlan

NA,

7 Poslaladdress of the prop€rly Res denlial Flal No 1501 & 1504, 1 5th Floor, W na No

24, 'Ru6tomjoe Regency Co - op. Hsg. Soc. Ltd.",
C L S N0. 921/1, Off. J. S. Road, Dahsar (West),

Borivali. Mumbai Pin Code - 400 068 Stale
Maharashlra Country - lndia

I CitY / Town Dahisar (West)

Residential area Yes

Commer6ial area No

ndustnal arca No

I Classification of the arca
i)Hiqh / Middle / Poor Hiqher l!.4idd e Class

ii) lJrban / S€mi Urban / Rural Urban

TO Coming unde. Coeoction limil / Village
Panchayat / MuniciDality

Dahisar (Wbst), Municipal Co0ordlion of Greater
Mumbai

11 Whelher covercd under any State / Central

Govl. enactments (e.9., Urban Land Ceiling

Act) or folffied under agency area/ scheduled

area / cantonment area

No

12 Bounda es of lhe properly As per actualSite As per oocuments
Nodh Ruslomjee Cambndge

lnlemational S.hml
CTS No. 921/5, 917 &
920

Ruslom lrani [4arg 13.40MwideDP
Road

So!th

Easl Ruslomjee Business Schoo

& Javant Sawant Marq

CTS No 921112.

921/10 & 921i8
Rustomjee Ground CTS No.921/9,92117 &

921t5
N. A. 6 pDpedy under consideGlion is a llal in an
aoadmenl buildino.

13 Dimensions of the s e

As Der lhe Deed

I
Actual

Norlh

Soulh

Easl

Caeel Area in Sq. Ft = 1450.00
(Area as per Actualsite measurement)

14 Extent of lhe site

va[auo. R.9o.i PftoaEd Fd sBl/ siB Gh.(a8 B6ndr / M valdhbhd vah.am$.i ldia @191n56!2)
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Carpet Area in Sq. Ft. (Flat No. 150,l) = 663.38

Ca.pet Area in Sq. Ft. (Flat No. 1504) = 663.3E

Total Carpet Area in Sq. Ft. = i,326.78
(Arsa a! per Agreement)

Built up Area in Sq. Fl. = 1,592.00
(20% of Carpel Aroa)

14 Latitude, Lonailude & Co-odinales olflat 19'14',31.0'N 72"51',27 s',E
15. Extent of Ihe sile co0sidercd for Valuation

{least of I 3A& 1 38)
Carpel Area in Sq. Ft . 1450.00
(Area as per Actualsile measurcment)

Carpet Area in Sq. Ft. (Flat No. 1501) = 663.38
Carpet Area in Sq. Fl. (Flal No. 1504):663.3E
Total Carpel Aroa in Sq. Ft. = 1,326.7E
(Area a! per Agreemont)

Built up Area in Sq. Fl. = 1,592.00
(20% of Carpet Aroa)

16 Whether occupied by the owner i tenant? lf
occupied by tenanl since how long? Rent

rcceived per monlh.

Owne. Occupied

I APARTMENT EUILDING

Nalurc ol the Aparlment Residenla1

2 Location

C.T S. No. C. T. S. N0.921/1

Block No

Ward No

D6hisar (West), Municipd Corporalion of Grcater
Mumbai

Village / Municipality / Coiporalion

Door No., Street or Road (Pin Code) ResidenlialFial No 1501 & 1504, 15lh Floor, Wlng No.

24, 'Rultomjee Reg6ncy Co - op. H!9. Soc. Lld.',
C. T. S. N0.921i1, Off. J. S Road, Dahsar (Wesl),

Borivali, Mumbai, Pin Code - 400 068 State
Maharashlra, Crunlry - lndia

3 Description of the locality Residenlial /
Commercia / lt4ixed

Residential

4 Year of Conslruction 2003 (As Der Occuoancy Cenlficate)

5 Number of Floors Still Floor r 1d to 15m uppe. foors.
TYoe of Structure R.C.C Framed Slruclule6

Numberof Dwellinq !n1s in the bu d nq 4 flats on Gound floor7

8 Ouality of Construction Good

I Aooearcnce of the Eulldinq Good

10 Mainlenance of the Euildina Good

t1 Facililies Available ,l

Lrfl 2 Lifls

Prolecled Wale. Suppy l!4unicipa WalersuppLy

lJnderqround Seweraqe Connected to Mun c Da SeweraQe System

Car Darkino - ODen / Cove@d Stilt & Open Car Darkinq

ls Comoound wall exislina? Yes

s Davement lad around lhe Buildinq Yes

v.tuio R@.r Pr.pad Ff s8r/ sr3 Ghdra6r Sddr / [r.. vdkbhuui v6h6mub [!16 (2019185682)

Vostukolo Consultonts (l) Pvt. Ltd
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vafuatdl &ron Pr$ad For SBI/ Sl8 Ghatopar Srrdl / r* Vrllrlhbna v6shEmbho [n 00!9145682)

Voslukolo Consultonts {l) Pvt. Ltd

r FLAT

1 The floor n wirich lhe flat is situaled 15b Floor

2 Door No. of lhe flal Residential Flat No 1501 E 15M
3 Sp€cfcaUons of lhe flal

Rool R,C C, SIAb

Floor nQ Marbe floonnQ

Doors Teak Wood door frame Solid ilush dooB shutleG

Powder Coated Aluminum Slidinq windows

Fittings Concealed plumbing with C.P. fittings

Elecldcalwi nq wilh concealed

Finishinq Cemenl Plaslerina

l'louse Tax

Assessmenl No Delails nol avarlable

Tax pad n the name of Dela ls nol available
Tax arnount: Dela ls not available

5 Electricity Seryice connection No Fl.t t{o. l50l
Consumer No. 90000021471

Flat t{o. i50{
Consumer No. 900000021 501

l\y'eler Cad is in lhe name ofi Mr. Vallabhbhai Vashrambhai ltalia & Mrs. Manjuben
Vallabhbhai ltalia

6 How is lhe mainlefance ofthe flal? Good

7 Sale Deed executed in lhe name of Mr. Vallabhbhai Va3hr.mbhai ltalia & Mrs.
Maniub€n Vallabhbhai ltalia

Whal is lhe undivijed area of land as per Sale

oeed?
8 Delails nol available

9 Whal s lhe plnlh area orlhe ilal? Built up Area in Sq. Ft. = 1,592.00

{20% of Carpet Area)
10 What ls lhe lloorsDace index (aDo.) As per local norms

11 Whal is lhe Carpel Arca of the flal? Caryel Alea in Sq. Ft = 1450.00
(Area as per ktual site measuremenl)

Ca.pet Area in Sq. Ft. (Flat No. 1501) = 663.36

Carp.t Area in Sq. Ft. (Flat No.1504) = 663.38
Total Carpet Area in Sq. Ft. = 'l,326.78

{Area a3 per Aqreement)
12 Ls it Posh / I Class i l,,4edium / Ordinary? Higher l,,4iddle Class

13 ls il being used for Resdential or Commercid
puDose?

Resldenlial purpose

14 ls I Owner'occlpied or lel out? Owner Occuped

15 Lf renled, whal is the monthly rent? ( 81,000 00 Erp€cted rentalincome per monlh

MARKETABILITY

1 llow is lhe marletability? Good

2 Whal arc lhe {actols favouring for an exlra
PolenlialValue?

Localed in developed arca
I

3 Any negative facloE are obsetued [hich
allecl the ma el lalue in qeneral?

No

Rale
1 Alter amlyzing the comparable sale i0slances,

whal is the composile rale for a similal flat
I 27,000.00 to t 32,000.00 pe. Sq. Fl. on Caeet aJe{
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ValErim Ropdt Ptuo3Bd Fd SB / SIB Ghafrooar Bmncn / M V6 hbhbhri Va$dmbhd ltarr (?0191n5602)

wilh same sp€cilications in lh€ adjoining
locality? ' (Along with details / relerence ot at -

least lwo latest deals / lBnsaclions with
respecl to adiacent oroDedies in lhe areas)

2 Assuming it is a new construction. whal is lhe
adopted basic composile rate of the flal under
valuation aftq compaing with the
specitications and other factors wilh the flat
under comparison (qive delails).

{ 30,000 00 per Sq. Ft.

IGR 1i
Documenl No.:395D021 Daled: 11 01 2021

Building Name: Ruslomjee Regency 4 Cl"lSL Flat No.: 82, B Wl0g

Consideralion Value:a 1,08,m,000 00 Buill UpArea:47.08 Sq. lV

Rate per Sq. Fl. on Bui[ up Arca: < 2] 302.00

IGR 2i
oocumenl No : 4076/2021 Oaled:27.03.2021
Building Name: Rustomjee Regency CHSL Flat No.: 23, D Wing

Consideralion Value: I 1,M,m,000.00 Buih l.Jptuea:47.08 Sq. M

Rate perSq. Fl. on BuiltupAtear I m,513.00

Sale lnslance3 Details

ie ,507 C0 Sq. Fl.

i.e.,507.00 Sq. Ft.

3 Break - up ror lhe rate

Buildinq + SeNices < 3,000 00 per Sq Fl

Land + others < 27,000 00 per Sq. Ft

4 Guideline rale obtained from the Registrais
office (an evidence thereof to be enclosed)

{ 1,32,176.00 per Sq [4

i.e. I 12,279.00 per Sq. Ft

Gukjeline rale obtained from lhe Registra/s
offi ce (Afler DeDreciation)

t 1,05,741.00 per Sq. M.

i.e. < 9,824.m per Sq. Ft

5 ln case of vadalion of 20% or more in lhe
valuation proposed by lhe Valuer aod lhe
Glideline value provided in the Slate Govl.
nolification or lncome Tax Gazette jusliricalion

on va ation has to be given

ll is a foregone cooclusion thal markel value is always
morc than the RR p ce. As the RR Rates area Fixed by

respective Slate Govemment for compuling Stamp
Duly / Rgstn. Fees. Thus, lhe differs fmm place to
place and Localion, Amenities per se as evidenl from

the lact than even RR Rates Decided by Government
Difiers.

COMPOSITE RATE ADOPTED AFTER
DEPRECIATION

a DeDrecialed buildinq rate

Reglacemenl cost of flat with SeNices (vi3)l) < 3,000.00 per Sq. Fl.

Aqe of the buildinq 18 years

Llfe of lhe building eslimaled 42 years Sublecl lo prcper, preventive periodic

maintenance & slruclurai .epairs.

Deprecialion percentage assuming the
salvaqe ralue as I 0o/o t'

27 AAv"

Deorecialed Ralio of the buildinq i
b Tolalcomposile rate arrived fo. Vallalion

DeDrecialed buildinq rate Vl (a) { 1,825.00 per Sq. Fl.

Rale ior Land & otherV (3) { 27 000.00 per Sq. Ft.

Total CompGite Rate < 29,325.00 per Sq. Ft.
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vr!.to R@d Pm9.Bd Fo. SBU SIB Ghauafi 8r-d / [t Vdlatrllbnar v6shla1$ar [rlE (20191/3t662)

For VAST TTANTS 0 PW LTD

ireclor

ilrnojE. ch.likwrt
Regislered Valuer

Charte.ed Engineer (lndia)

Reg. No. IBBURV/07/201&10366

SBI Empanelment No r SMelICCl2121-2218613

Placer Mumbai

Aa:P- A2 07 .2021

lmpending lhreal of acquisition by govemment for road

wideninq / publics seNice purposes, sub meGinq &

applicability of CRZ provisions (Distance from sea{osl /

tidal level must b€ incorporaled) and lherr effect on

N. A. as prcp€iy under consideraton is a flal in an

apadment building.

i) Saleability Good

ii) Likely rentalvalues in future in t 81,000.00 Expected rentalincome per monlh

iii) Any likely income il may generale Renlallncome

o)
q
o
o
l

o

;!

Vostukolo Consultonts (l) Pvl. Lld
An ISO 9001:2015 C-",r'r ed Co,npdny



Vslutlo RAcl Prop8Ed Fq SBI/ SIB Ghauor.r B6nch / M Vrllabhbnri Vsshrambiai rhrE 12019165682)
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Vduadd Repon Prcp.Bd Fo. SBr/ SIB GhrUA& BMdr /M Valtabhbh! V.lnmnbhr riata (201916!682)
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Valuarim R€pon ft€pa.€d Fd: SBI/ SIB Chlte.. B dr / i.L Vsrrabhbnor VlshlambhaL ltaria (20191 6 568?)

Route Map of the propertv

Latitudc Lono[uder 19'14 31.0'N 72"51'27.5"E
t{ot€: The Blue line shows lhe route to sile frcm nearcst railway staiion (Dahisar- 1.20 Km.)

Vostukolo Consultonls (l) Pvt. Lld
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Va uaton Re!..iProparea For SEI/SlB Ghaltoparslanch /Mr valbbhbh ai Vashrambh ai llalia (20191n5682)

Readv Reckoner
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Valuaton R.pori PGgaGd Fd SB / SIB Gh6[A& &rncn / & Vdlabhbhe Vshrambhd irdia @191n5602)

Sale lnstances
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ValErio R€po1 Pr€pacd F( SBU Sl8 OEn@r 8@dr / l* V.rbbhbrEi vashunbrra t rir (2019165682)

Price Indicators

Vostukolo Consultonts (l) Pvl. Ltd
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vtbalid R6pol AEp6Gd F.r SBI/ SrB C'h!UA.r 86dr / l* Vdbtitha Vrs!tsmbna [.16 (2019145682)
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vahraton R69orl Prooa Ga Fd sBr/ sl8 Gh.nopa I B.anch / M va[&huLi vashombh a, [!tia (20191R568 2 ) pa!€ 
1 7 ot 28

As a result of my appraisal and analysis, it is my considered opinion lhat ol lhe above prcperty in the prcvaiting

condition wilh aforesaid specificalions is I 3,E9,07,237.00 (Rupee€ Thr€s Crora Eighty lline Lakh Soven

ThoG.nd Ty{o llundred Thlrty S€van Only).

Plaei Mumbai

h.e:02 07 2021

For VASIU oNsur.TANTS 0) PW r.rD

Direcior
f,anoj B. Ch.likwar
Registered Valuer
Chartered Engineer (lndia)

Reg No. lBgl/RV/07201&'10366
SBI Empanelment No.: Slt4Efi CCn021-2218613

Enclo!ure!
Declaralion{um-underlaking

,rorn the valuer (Annexure' lV)

Anached

Model code ol conducl for

valuer - (Annexure V)

Atlached

o
q
o
o
)
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]
;
;

Vqstukolo Consultonts (l) Pvt. Ltd
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(Arneru1*l)

OECLARATION.CUIII.UNDERTAKING

l, Manoj Chalikwar son ofShri. Baburao Chalikwar do hereby solemnly affirm and state that;

a. I am a citizen of lndia.

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 ol assets was
conducted by me.

The information fumished in my valuation report dated 02.07.2021 is true and

conecl to the best of my knowledge and belief and I have made an impartial and
true valuation of the property.

l/ my authorjzed representative have personally inspected the property on

13.06.2021. The work is not sub - contracted to any other valuer and canied out
by myself.

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

I have not been depanelled / delisled by any other bank and in case any such
depanelment by other banks during my empanelment with you, I will infom you

within 3 days of such depanelment.

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

I have not been convicled of any offence and sentenced lo a term of
imprisonment

c.

d

lr

k

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

j. I have not been declared lo b€ unsound mind

lam not an undischarged bankrupt, or has not applied to be adjudicated as a
bankrupti

o)
q
o
E
f

o

3
3

'
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 fling appeal before Commissioner of lncome-tax
(Appeals) or lncome-tax Appellate Tibunal, as the case may be has expired, or
such penalty has been confirmed by lncome-lax Appellate Tribunal, and five
years have not elapsed after levy of such penalty

I have nol b€en convicted of an offence connected with any proceedin

A lso 900r.2015 Crr(ii Ed Compdny

lhe

Vostukolo Consultonts (l) Pv't. Lld.
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lnmme Tax Act 1961, Wealth Tax Act 1957 or Gift Tax Acl 1958 and

o. My PAN Card number as applicable is AERPC9086P.

I undertake to keep you informed of any evenls or happenings which would make
me ineligible for empanelmenl as a valuer

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

I have read the Handbook on Policy, Standards and procedure for Real

Estale Valuaton, 2011 of the IBA and this reporl is in conformity to the
'Standards' enshrined for valuation in lhe Parl - B of the above handbook to the
besl ol my ability.

I have read the lntemational 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 report is submitted in the
prescribed format of the bank.

I abide by the Mod6l Code of Conducl for empanelment of valuer in lhe Bank.

(Annexure V - A signed copy of same to be taken and kept along rvih this

declaration)

I am valuer registered wlth nsolvency & Bankruptcy Board of lndia (lBBl)

My CIBIL Score and credit worthiness is as per Eanks guidelines.

I am Chairman & Managing Director of the company, who is competent lo sign

lhis valuation report.

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

s

I

u,
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Voslukolo Consultonts (l) Pvt. Lld
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y. Further, I hereby provide lhe following inlormation.

I
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Vostukolo Consulionls (l) Pvt. Ltd

Sr.

No.
Particulars

1 background info.mation of the assel being

valued;

The property under considerction was
purchased by trlr. Vallabhbhai Vashrambhai
llalia & il13. Manjuben Vallabhbhai halia from
Mis Rustomjee Buidcon Pvt. LId vde sale
aqreement dated 16.08 2021

2 pupose ol valuation and appointing aulhority As per reqest from State Bank of lndia, SIB

Ghatkopa Branch leller no.

BUADV/RMRE2021-2253 dated 11.05.2021 to

assess value ol the properly for N4SN4E Loan

Purpose.

3 idenlity ol lhe valuer and any other expens

involved in the valuation:

Sharadkumar B. Chalikwar -Regd. Valuer

It4anoj B. Chalikwar- Regd. Valuer

Mahesh Shinde - Valualion Engineer

Prayush P. Parekh - Processing Offrcer

4 disclosure ol valuer interest or conflicl, ifanyi We have no interesl, either direct or indirecl, in

the properly valued. Fu.ther lo slale thal we do

nol have relalion or any connection with

properly owner / applicant di.ectly or indireclly.

Further lo state that we are an independenl

Valuer and in no way rclated to prcperly owner

/ applicant

5 date of appointmenl, valualion date and dale

of

rcpod;

oate ofAppoinlment - 11.06.2021

Valualion Date - 23.06.2021

Dale ol Report - 02.07.2021

6 inspeclions and/or invesligations undertakeni Physicai lnspeclion done on 13.06.2021

7 nature and 60urces of the informalion used

or relaed uponi

. ltia*etSurvey althelime of sile visit

. Ready Reckoner rales / Circle rctes

. Online search for Regislered Transaclions

.ooline Pdce lndicators o0 rcal estate

podals

. Enquiries wilh Realestate consullants

. Existing data of Valualion assignmenls

camed oui by us

8 procedures adopled in cafiying oul lhe

valualion and va uallon standards followed;

Sales Comparison fty'ethod

I resl.ictions on use ofthe report, ifany This valualion is lor lhe use ol lhe party to

whom il is addressed and for no olher purpose

No responsibility is accepled 1o any lhird party

who may use or rely on lhe whole orany part of
this valuation. The valuer has no pecuniary

interest lhal would conllicl with lhe proper

valuation ol lhe propeny.

o)
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10. major laclorc that were laken into accounl

during the valualion:

cuneot markel condilioos, demand and supply

position, Residential Flal size, location,

upswing in real estate prices. sustained

demand for Residential Flat, all round

developmenl of commercial and residenlial

application in the locality etc

11 Caveats, limitations and disclaimers lo lhe

exlent lhey explain or elucidale the

limilations Iaced by valuer, which shall not

be for lhe purpose of limiling his

responsibilily for the valuation reporl.

Aiached

Dale:02.07 .2021
Place: i,4umbai

For VASTU 0NsutTANrs (rl PW LTD

tIe OI

fanojB. chalikvar
Registered Valuer

Chadered Engineer (lndia)

Reg. No. lEBl/RV/07/201&10366

SBI Empanelmenl No.: Sl\4Efi CCa021-221P.613
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Assumptions, DisclaimeB. Limitations & oualmcations

Vdu. Subjoc't to Chlnge

The subj€ct apprcisal exercis€ is based on prevailing ma*et dyoamics as on 2d July 202i and does

nol lake into accountany unforeseeable developments wiich could impactthe same in lhe fulure.

Ou r lnvlltlgalon!

We are not engaged to carry out all possible inv$tigations in relation to lhe subiect poperty. Where in

our reporl we identify certain limilalio0s to our investigalions, this is to enable the reliant parly to instruct further

invesligalions where consrdercd appropriate or where vie recommend as nece6sary prior lo reliance. Vaslukala

Crnsullanb lndia Pvl. Ltd. (VCIPL) is not liable for any loss occasiooed by a decision not to conduct turlher

invesligatioos

A!!umpdoo!

Assumdions are a nec€ssary part of underlaking valualions. VCIPL adopts assumptions for lhe

purpose of proviling valualion advise because some matters are nol capable of accurate calculations or fall

outside lhe scope of our expertise, or out inslruclions. The reliant party accepts that he valualion contains

cedain specilic fisumptions and acknowiedge and accept the risk ol lhat il arry of the assumptions adopled in

the valuation are inconecl, lhen this may have an effect on lhe valualion.

lnformatlon Suppllod by Ohsr!

The appraisal is based on the informalion prcvided by lhe clienl. The same has been assumed to be

corcct and h6 been used for appraisal exercise. Where il is staled in lhe reporl thal anolher party has supplied

infomalion to VCIPL, this information is believed to be reliable but VCIPL .€n accepl no responsibility rf lhis

should prove nol to be so.

Futuro fatta,!

To lhe e(enl lhal the valuation includes any staiement as lo a future maner, hat statement is provided

as an estimate and/or opinion based on the infodnation known lo VCIPL al he dale of this document. VCIPL

does nol waranl lhal such statemenb are &curale or coraecl.

llap and Plrn!

Any sketch, plan or map in lhis report is included to assisl lhe reader while visualising ihe propedy and

assume no responsibility in connection with such matlers.

Sit! o.t!il!
Based on i0puls received from Client and site visil conducted we undenitaid lhat the subjecl properly is

Residential Flat, admeasu ng 1,326.788 Sq. Fl. Tolal Carpet area in the name of t., Vallabhbh.l

V.!hr.mbh.l ltllla & l{r!. [aniuben Vallabhbh.l lirlla. Fudher, VCIPL has asslmed thal t]e subject property

is frce from any encroachmentand is available 6 on lhe dale ollhe appraisal.

o)
q
o
o
f
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Proporty Tile

Eased on our discussion with the Client, t{e undeEtand thal lhe subjecl propery is owned by iir. Vallabhbhai

Vathrambhal ltalia & Mr!, Mrnlubon Vallabhbhai nali.. For the pumose ol this apprcisal exercis€, we have

assumed lhat lhe subjecl prcperty has a clear tille and is free from any encumb.ances, disputes and claims.

VC|PL has made no tudher enquides wilh lhe relevanl local authorities in this rcgad and does nol certify lhe

propedy as having a dear and ma etable tille. Furlher, no legal advice regarding lhe tille and ownership of lhe

subj€cl Eopedy has been obtained for the pumose of this appraisal exercbe. lt has been assumed that the tite

deeds are clear and ma*elable.

Environnrontal Condition!

We have assumed thal lhe subject property is nol conlaminaled aod is not adveNely affecled by any

existing or proposed environmental law and any processes which are carded out on the prcpedy are rcgulated

by environmenlal legislalion and are properly licensed bythe appropriate aulhorilies.

Arot

Based on lhe information provided by lhe Client, vie understand thal lhe Resideotial Flal, admeasuring

1,326.78 Sq. Fl. Tolal Carpet area.

Condition & Rlpair

ln lhe absence oI any informalion lo the contrary, !€ have assumed lhal therc arc no abnomal grcund

condilions, nor archaeological remains presenl which mighl advelsely afieci the curent or frrture occupation,

developmenl or value of lhe properly. The property is frce from ral, infeslalion, structural or latent defecl. No

cunently known deleledous or hazardous materials or suspecl techniques will b€ used in lhe construction of or

subs€quenl alteration or additions to lhe property and comments made in lhe property details do not purporl to

express an opinion about, or advise upon, the condition of uninspecled pads and should not be taken as making

an implied rep.esentation or statement about suci parts

Vllu.tion f,€{hodology

For lhe purpose ol lhis valualior exercise, the valualion melhodology us€d is Direct Compadson

Approach ltlethod and proposed Cunenl use / Exfiing use premise is considercd tor lhis assignmenl.

The Direct Comparison Approach involves a companson ol the prop€rty being valued lo similar

prcpeiies lhal have actually been sold in arms - lengllr lransactions or are offered for sale This approach

demonslrates whal buyerc have historically been willing to pay {and sellers willing to acrept) for similar

properties in an open and compelilive mafiel and is partjcularly useful in estimating lhe value ol the flat aM

prcpedies that are typically lGded on a unit basis.

ln case of inadequate recenl lransaclion aclivity in he sublect micro-ma el lhe appraiser uould collale

details ol older transaclions. Subsequenlly, lhe apgaiser s,ould analyse rental / capital value trerds in the

subject micrcmai(et in order to calculate lhe perDentage increase / decrease in values sinc€ the dale of lhe

idenlilied transactions. This percentage would then be adopled lo prolecl the current value

o)
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f
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Where reliance has been placed upon exlemal sources of infomalion in applying the valuation

metMologies, unless otheNise specifically instrucled by Client and/or staled in lhe valualion, VCIPL has nol

independenlly verified that informalion and VCIPL does nol advise nor accepl it as reliable. The peEon or entity

to whom the reporl is addrcssed acknowledges and accepls lhe risk thal if any of the unveriried iniormalion in the

valualion is incorect, lhen lhis may have an effect on lhe valualion.

Not ! $ructural Survoy

We slate thal this is a valualion rcpod and nol a struclural suryey

()thrr

All measurernenls, areas and ages quoted in our reporl are approximate

Legal

We have nol made any allor€nces with respec.l lo any existing or proposed local legislalioo relating to

taxalon on @alization of the sale value of the subiscl prcperty. VCIPL is nol rcquired lo give testimony or lo

appear in court by rcason of t s appraisal report, with refeEnce to the propedy in queslion, unless arangement

has been made lhereof. Furlher, no legal advice on any aspects has been obiained for the pumose of this

appft sal exerqse

Proporly lpocifi c rtlumptlon!

Based on inpuls .eceived ftom the client and sile visil c4nducted, 'de undeEland hal lhe subiecl

property is Residenlial Flal, admeasudng 1,326.78 Sq. Ft Folal Carpel aea.

ASSUf, PTIOT{S. CAVEATS. TITITATION AND DISCLAIMERS

we assume no responsibility lor matters ol legal nalure affecting the prope.ty appraised or lhe litle

lherelo, nor do we Ender our opinion 6 to the title, which is assumed to be good ald markelable.

The propedy is valued as lhough under responsible ownelship.

It is assumed lhal lhe property is freeofliens and encumbrances.

It is assumed that therc are no hidden or unapparenl conditions of he subsoil or struclure that would

render il mole or l€ss valuable. No responsibility is assumed hr such condilions or for e0gineedng lhal

mighl b€ required lo discover such faclols.

There is no direcu indirecl inlerest n the property va ued

The rales for valuation of the poperty are in accordance with lhe Go(. approved rates and prevailirE

martet rales.

Voslukolo Consultonls (l) Pvt. Lld
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(Arnexure - ll)

MODEL COOE OF CONDUCT FOR VALUERS

lntegrity and Falmg!!

1. A valuershall, in Ihe conducl of his/ib business, follow hiUh standards of integdty and faimess in all
hisfits dealings wi$ hbiils clients and otier valuers.

2. A valuer shall mainlain integdty by being hooesl, straightfonxard, and forthrighl in all professional
relationships.

3. A valuer shall endeavour to ensure thal he/it provides true and adequate information and shall oot
misrepresent any facts or siluations.

4. A valuer shallrefrain from being involved in any action that would bdng disrepule lo $e profession.

5. A valuer shallkeep public interest foremost while delivedng his seruices.

lndependence and Disclosure of lnterest

12. A valuer shall act with objectjvity in his/its prolessional dealings by ensuring lhat his/its decisons
are made wilhoul lhe presence of any bias, conllicl of interesl, coercion, or undue inrluence of any
party, whether directly connected t0 he valuaton assignment or nol.

13. A valuer shall nol lake up an assignmenl if he/it or any of hislts relalives or associates is not
independent in lerms ol association to the company.

14. A valuer shall mainlair complele independence in hrs/ils professional relalionships and shall
conductthe valualion independent of exlernal influences

o)
q
o
o
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o
a
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Vostukolo Consullonts (l) Pvl. Ltd

t

Professional Competonce and Due Care

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

7. A valuer shall carry oul professional seNices in accordance wilh the relevanl lechnical and
professional standards that may be speciried from time to time

8. A valuer shall continuously maintain probssionai knowledge and skjll lo provide competent
professional seNice based on uptedate developrnents in practice, prevailing regulations /
guidelines and techniques.

9. ln the preparation of a valuation report, the valuer shall not disclaim liability for hislts expertise or
deny his/its duty of care, exc€pl to the extent that the assumptions are based on statements of fact
provided by lhe company or ils audilors or consultants or infomalion available in public domain
and not generated by the valuer.

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

11. A valuer shallclearly state b his client ths services that he ',vould be competent to provide and the
seftices for which he would be relying ofl other valuers or professionals or for which the client can
have a separate anangement with other valuers
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15. A valuer shall wherever necessary disclose lo the clients, possible sources of conflicts of duties
and rnlerests. while providing unbiased servrces

'16. A valuer shall not deal in securities of any subject company after any time when he/it rirsl becomes
aware of the possibility of his / its association with the valuation, and in accordance with lhe
Securitjes and Erchange Board of lndia (Prohibition of lnsider Trading)Regulations,20l5 or till the
time the valuation repon becomes public, whichever is earlier.

17. A valuer shall not indulge in 'mandate snalching' or offering "convenience valuations'in oder lo
cater lo a company orclients needs.

18. As an independent valuer, the valuer shallnotcharge success fee.

19. ln any fairness opinion or independenl expert opinion submitted by a valuer, if there has been a
prior engagemenl in an uoconnected kansaclion, the valuer shall declare the association with
the company dudng the last five years.

Confidentiality

20. A valuer shall nol use or divulge to olher clienls or any other party any confidential information
about the subject company, which has come to his / ils knowjedge without proper and specific
authority or unless there is a legalor professional righl orduty to disclose.

lnformation Management

21. A valuer shallensure that he/ it maintains writlen contemporaneous records for any decision taken,

the reasons for taking the decision, and lhe infomation and evidence in support of such decision.

This shall be maintained so as to sufficienty enable a reasonable pe6on to take a view on the
appropdateness ofhis /its decisions and actions.

22. A valuer shallappear, co-operate and be avaihbb for inspections and investigalions carried out
by the authority, any person authorised by the authority, the registered valuers organisalion with

which he/il is registercd or any other statutory regulatory body.

23. A valuer shall provide ail inlormation and records as may be required by the authority, the Tribunal,

Appellale Tribunal, the registered valuers orga0isation with which he/it is registered, or any other
statutory rcgulatory body.

24. A valuer while respecting he coniidentiality of information acquired during the course of performing

professional seryices, shall maintaio prcper wo ing papers for a pefiod of three years or such
longer period as required in its contracl lor a specilic valualion, for produclion before a regulatory

authority or for a peer review. ln the evenl of a pending case before the Tribunal or Appellate
Tribunal, the record shallbe maintained tilllhe disposalofthe case.

Gifts and hospitality:

25. A valuer or his / its relalive shall not accept gifls or hospitality which undermines or aflects his
indepndence as a valuer.

Explanation: For lhe puryoses of this code lie tem ?elative shall have the safiE meaning as
defned in dause (77) of Secljon 2 of the Companies Acl, 2013 (18 of 2013).

26 A valuer shall nol olier gifts or hospitality or a fnancial or any olher advantage to a public servanl
or any olher person with a view lo oblaio or rctain work lor himself / itseli, or to obtain or retain an
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advantage in the conduct of profession for himself/ itseli

Remuneratlon and Costa.

27. A valuer shall provide services for remuneration which is charged in a transparent manner, is a
reaSonable refleclion ol the work necessa ly and propedy undertaken, and is not inconsistent with
lhe applicable rules.

28. A valuer shall not accepl any fees or charges olher than lhose which are disclosed in a wrilten
contracl wih he peEon to whom he u,ould be rendering seNice.

Occupation, employability and restrictions.

29. A valuer shall refrain from accepling too many assignments, if he/il is unlikely to be able lo devole
adequate time to each ofhis/ its assignments.

30. A valuer shall not conduct business which in the opinion of tle aulhority or lhe regislered valuer
organisation discredits the profession.

Miacellanoou!

31. A valuer shall refrain from undertaking to rcview the work of another valuer ofthe same client
e)(cept under wdtten orders from Ihe bank or housing tnance institutions and wilh knowledge ofthe
concemed valuer.

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

Vostukolo Consullonts (l) Pvt. tld
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OEFII{ITIOII OF VALUE FORTHIS SPECIFIC PURPOSE

This exercise is to assess of lhe properly under releence for lt4slt4E Loan pueos€ as on 2id July 2021 .

The term Fair l{r,tet Valuo is defined as

"Tho nost Nobable pice, as ol a specified dale. in cash, t€,ms equivdent lo cash, or in dhet ecisely revealed

telrns fot,tllidl he spedfred Noqiy tights woud sell afror rcasonable exposurc in a conpetitive na*et undet

all @ndilions tqubite to a lan sale, wilh the buyet and seller each ading pruden y knowledgeably and fot sell

inlercst assuming that neithet is udet undue cluross".

Fundamental assumplrons and conditions presumed in lhisderinilon arc:

I Buyerand seller are molivaled by self-interest.

2. Buyerand seller are wellinfomed and are eting prudenlly.

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

4. Payment is made in cash or equivalent or in specified fnancing tems.

OECTARATIOiI Of PROFESSIONAL FEES CHARGED

We hereby declare that, our professional fees are not contingent upon lhe lraluation findings. However if the

stalule AND/OR clienls demaflds lhal, lhe fees should be clErged on the percentage of assessed value lhen,

with the full knoviiedge ofthe AND/OR end user, il is being charged accordingly.

VALUATION OF THE PROPERTY PRE ISES

Considering various paramelers recorded herein above, exisling economic scenario, and the informalion that is

available with refercrce lo llE developnEnl of neighborhood aod melhod selected for valuatjon, we arc ol lhe

opinon that, the prcpedy prcmises can be assessed for $is parlicular pumose al I 3,89,07,237.00 (Rupoo!

Th.!r C.o.e Eighly Nino Lakh S6v.n Thou!.nd Tryo Hund.ed Thlrty S.vrn Only).

For VASTUKALA NSUI.IANIS (I] PW IID

0ireclor
*l.noj B. Chalih'var
Registered Valuer

Charlered Engineer (lrdia)
Req. No. IBBURV/07/201 &1 0366

SBI Empanelment No.i SMEJICCI2}?1 -221868
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