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Name of Owner: Mr. Rahul Krishna Shelar, tllr. Kriehna Govind Shelar & Mr. Vishal Rajaram Shelar

Residential Flat No. 8-902, I' Floor, Building No 1, Wng - B, "BalaJi Siddhivlnayak Complex',
Gopinath Chowk, Near Shani Mandir, Village - Gaondevi , Taluka - Kalyan, District - Thane,

Dombivli(West), PIN Code - 421 202, State - Maharashtra, lndia.

Latitude Lonoitude : ,l9"14'1.9"N 73"4'58.8"E

lntended User:

State Bank of lndia
RACPC Kalyan

Ground Floor, 1 st Floor, Millenium Heights, Opp, Patedar Bhawan Maniage Hall,

Shahad Mohone Road, Shahad, Kalyan (West) - 421 103
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D,,et 13.07.2024

VALUATION OPINION REPORT

This is to certify that the under construction property bearing Residential Flat No. 8-902, 9t Floor, Building No 1,

Wing - B,'BalaJi Siddhlvlnayak Complcx", Gopinath Chowk, Near Shani Mandir, Village - Gaondevi , Taluka -

Kalyan, District - Thane, Dombivli(West), PIN Code - 421 202, State - Maharashtra, lndia belongs to Mr. Rahul

Krishna Shelar, Mr. Krishna Govlnd Shelar & Illr. Vlshal Rajaram Shelar.

Considering various parameters recorded, eisting economic scenario, ard the information that is available wilh

reference lo the development of neighbourhood and melhod sehcbd for valuation, we are of the opinion that, the

property premises can be assessed for lhis padicuhr purpose al t O,t2,900,00 (Rupocs Forty lwo Lakh Trvclva

Thousand Nlne Hundred Only) After compl.tlon of conrtructlon works. As per Site lnspection 550/o

Construc'tjon Wo* is Completed.

The valuation of the propefty is based on the documenb poduced by the concem. Legal aspecls have not b€en

taken into considerations while preparing this report.

Hence certified

For VASTUKALA CONSUTTANIS (l) PVL LID.

Boundaries of the property

North

Soutr

East

West

Manoj Chalikwar

Govt. Reg. Valuer

Chartered Engineer (lndia)

Reg. No. lBBl/RV/07i201 8/1 0366

State Bank of lndia Empanelment No.:

Encl.: Valuation report
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Open Plot
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Valuaton Report SBI i RACPC Kalyani lvr. Rahul Krishna Shda(0099042307221)

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

To,

The Branch Manager,

Slate Bank of lndia
RACPG Kalyan

Ground Floor, I st Floor, Millenium Heights, Opp. Patedar

Bhawan l\,laniage Hall, Shahad lVlohone Road, Shahad,

Kalyan (West) - 421 103

VALUAT|oN REPORT (tN RESPECT 0F FLAT)

Since 1989
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General

1 Purpose for which the valuation is made To assess Fah Martet Value of the propeny for Housing

Loan Purpose.

, a) Date of inspection 13.07.2024

b) Date of which the valuation is made 13.07.2024

3 List of documents produced for perusal:

l) Copy of Agreement for sale No.5875/2024 Daled 24.M.2024 between M/s. Onkareshwar Developers(The
Promote, And Mr. Rahul Krishna Shelar, Mr. Krishna Govind Shelar & Mr. Vishal Rajaram Shela(The
purchaser).

ll) Copy of RERA Certificate N0.P51700018430 Dated 09.09.2021 issued by l\,laharashtra Real Estate
Regulatory Authority.

lll) Copy of Commencement Cenmcate No.KDMC / TPD / BP / DOM / 201&2019 / 04 / 396 Dated 17j2.2021
issued by Kalyan Dombivli Municipal Corporation.

lV) Copy of Approved Building Plan No.KDMC / TPD / BP / DOt\,i I 2018 - 2019 I 04 / 396 Dated 17 .12.2021
issued by Kalyan Dombivli Municipal C,orporation.

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

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

case of joint ownership)

Xr, Rahul Krirhna Shelar, r. Krishna Govind Shelar &
r. Vishal Rajaram Shelar

Residential Flat No. 8-902, 9$ Floor, Building No 1, Wing - B,

'Balaji Siddhivinayak Complex", Gopinath Chowk, Near
Shani Mandh, Village - Gaondevi , TalUka - Kalyan, District -

Thane, Dombivli(West), PIN Code - 421 202, State -

Maharashtra, lndia.

Conlact Person :

Mr. Vijay Mehta (Sales Manager)
Mobile No, 7304138680

Joint Ownership

Details of oumership share is not available

Vostukolo Consultonts (l) Pvt. Ltd
VASTUKALA An ISO 9001 : 2015 Certified Compony
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5 Brief description of the property (lncluding

Leasehold / freehold etc.)
The property is a Residential Flat located on 9s Floor. The

composition of Residential Flat is 1 Bedroom + Living Room
+ Kitchen + Passage + 2 Toilet + Balcony. (1 BHK) The
property is at 2.2Km distance from Dombivli Railway Station.

At the time of inrpection building wag under
construc{ion.

Stage ot Constructlon

lf under construnction, extent of completion

RCC Footing/Foundation Complete RCC Plinth Complete

Full Building Rcc Completed upto 20th floor lnternal Brick Work Completed upto lEth
floor

External Brick Work Completed upto 18th floor lnternal Plastering Completed upto 1fth
floor

External Plastenng Completed upto 16th floor Eleclrifi cation, Plumbing,

Sanitary lnstallation

Completed upto 10th

floor

Total 55% work completed

6 Location of property

a) Plot No. / Survey No New Survey No - 49, Hissa No, 5/1, 6, 7, 8, 13 Old Survey No

-'131

b) Door No Residential Flat No. 8-902

c) C.T,S, No. / Village Village - Gaondevi

d) Ward / Taluka Taluka - Kalyan

e) Mandal / District Distnct - Thane

f) Date of issue and validity of layout of approved

map / plan
Copy ofApproved Building Plan No. KDMC / TPD / BP /
DOM / 2018 - 2019 / 04 / 396 Dated 17.12.2021 issued by

Kalyan Dombivli Municipal Corporation
s) Approved map / plan issuing authonty

h) Whether genuineness or authenticity of approved

map/ plan is verified

Building is under construction

i) Any other comments by our empanelled valuers

on authentic of approved plan

7 Postal address of the property Residential Flat No. 8-902, 96 Floor, Building No 1, Wing - B,

"BalaJl Siddhlvlnayak Complex", Gopinath Chowk, Near

Shani Mandir, Village - Gaondevi , Taluka - Kalyan, District -

Thane, Dombivli(West), PIN Code - 421 202, State -

Maharashka, lndia.

I City / Town City - Dombivli(West)

Residential area Yes

Commercial aiea No

VASTUKALA An ISO 9001 ;20'l5 certified Compony

No

Vostukolo Consultonts (l) Pvt. Ltd.



lndustflal area No

I Classification of the area

i) High / Middle / Poor Middle Class

ii) Urban / Semi Urban / Rura U rban

10 Coming under Corporation limit / Village
Panchayat / Municipality

Village - Gaondevi
Kalyan Dombivali Municipal Corporation

11 No

12 Boundaries of the property As per site As per Document

North Wing - A Details not available

South Shree Sadguru Prasad

Building

Details not available

East Open Plot Details not available

West Jagdamba Mandir Road Details not available

'13 Dimensions of the sile N. A. as property under consideration is a Residential Flat in

a building.

As per the Deed As per Actuals

North

South

East

West

14 Extenl of the site Carpet Area in Sq. Ft. = 399.00
(Area as per Site measurement)

Carpet Area in Sq. Ft. = 453.00
(Area As Per Agreement for sale)

Built Up Area in Sq. Ft. = 498.30
(Carpet Area + 10%)

14.1 Latitude, Longitude & Co-ordinates of Flat 1 9'14',1.g',N 73"4'58.8',E

15 Extent of the site mnsidered for Valuation (least

of 134& 138)
Carpet Area in Sq. Ft. = 453.00
( Area As Per Agreement for sale)

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

Euilding Under Construclion

il APARTMENT BUILOING

1 Nature of the Apartment Residential

II
TIII
T

T

T

t
I
T

Valualion Report SBI / RACPC Kalyani Mr. Rahul Krishna Shda(009901,2307221 )

Since 1989
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Whether mvered under any State / Central Govt.

enactments (e.9., Urban Land Ceiling Act) or
nolified under agency areal scheduled area /
cantonment area
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2 Location

C.T.S. No.

Block No.

Ward No,

Village / Municipality / Corporation Village - Gaondevi ,

Kalyan Dombivali Municipal Corporation

Door No., Street or Road (Pin Code) Residential Flat No. $902, I' Floor, Building No 1, Wing - B,

'BalaJT Sftldtiivinayak Gomplexi gopinath Chowk, l(ear
Shani Mandir, Village - Gaondevi , Taluka - Kalyan, District -

Thane, Dombivli(West), PtN Co{,e - 421 202, Stale -
Maharashtra, lndia

3. Descriptron of the locality Residential /
Commercial / Mixed

Residential

4 Building is under construction

Number of Floors Stilt + 24 Upper Floors

Type of Structure Proposed RCC Slab Structure

Number of Dwelling units in the building Pmposed 7 Flats on 9s Floor

8. Quality of Construction BuiHing Under Conslruction

Appearance of the Building Building Under Construction

Maintenance of the Burlding Building Under Construction

11 Facilities Available

Lift Poposed 3 Lifts

Protected Water Supply Proposed Municipal Water Supply

Underground Sewerage Proposed Connected to Municipal Sewerage System

Car parking - Open / Covered Proposed Stilt Pa*ing

ls Compound wall existing? Proposed, Yes

ls pavement laid around the Building Proposed, Yes

ilt Residential Flat

1 The floor in which the Flat is situated g' Floor

Door No. of the Flat Residential Flat No. 8-902

3, Specirjcalions o, the Fbt

Roof Proposed RCC SLab

Flooring Proposed Vitrilied tiles flooring

Doors Proposed Teak wood door frame with flush doon

Windows Proposed Powder coated aluminium sliding windows

rrII

T
T

II
TI
T
TI
T

T

Vostukolo Consultonts (l) P!rt. Ltd.
VASTUKALA An ISO 900 'l : 20 I 5 Certified Compony
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10,
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Fittings Proposed Concealed plumbing with C.P. fittings. Concealed
wiring

Finishing Proposed Cement Ptastenng

4 House Tax

Assessment No Deteils not available

Tax paid in the name ol Details not available

Ta;r amounl Details not available

5 Electrioty Service conneclion No, Details nol available

Meter Card is in the name of Detarls not available

D How is the maintenance of the Flat? Building is under construction

7 Sale Deed executed in the name of Mr. Rahul Krishna Shelar, Mr. Krishna Govind Shelar &
irr. \nshal Ralaram Sh6lar

8 What is the undivided area of land as per Sale

Deed?

Details not available

o Built Up Area in Sq. Fl = 498.00
(Carpet Area + '10%)

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

11 What is the Carpet area of the Flat? Carye{ Area in Sq. Ft = 399.00
(Ar per fuea ac.tual site measurement)
RERA Carpe[ tuea in Sq. Ft. = 370.00

Balcony Area in Sq. Fr. = 8.00
Caryd Area ln Sq. Ft = 453.00
(As Per Area Agreement for sale)

ls it Posh / I Class / Medium / Ordinary? Medium

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

Residential Purpose

14. ls it Owner-occupred or let out? Building Under Conskuction

15. ll rented, what is the monthly rent? 8,800/- (Expected rental income per monlh after completion

of construction wo*s)

MARKETABILIW

1 How is the marketability? Good

What ere the factors favoring for an extra
Potential Value?

Located in developed area

3 Any negative factors are observed which afiect
the market value in general?

No

Rate

T

T
T

Vostukolo Consultonts (l) Pvt. Ltd.
VASTUKALA An ISO 9001 :2015 Certified Compony

What is the plinth area ofthe Flat?

12.

IV

2.



Valuatio.r Report SBI / RACPC Kalfan/ Mr. Rahul Xishna Shelar(0099042307221) Page 8 of 26

1 After analyzing the comparable sale instances,

what is the composite rate for a similar Flat with

same specifications in the adjoining locality? -

(Along with details / reference of at - leasl two

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

{ 83551to { 10233/- per Sq. Ft. on Carpet Area

{ 7596/- to { 93031 per Sq. Ft. on Built Up Area

2 Assuming it is a new construction, what is the

adopted basic composite rate of the Flat under

valuation after comparing with the specifications

and other factors with the Flat under companson
(give details).

{ 9,300/- per Sq. Ft

Break - up for the rate

l. Building + Services { 2,5001 per Sq. Ft.

ll. Land + others { 6,800/- per Sq. Ft.

4 Guideline rate obtained from lhe Registra/s Office

for new property (an evidence thereof to be

enclosed)

{ 66,990/- per Sq. M.

i.e. { 6,2241 per Sq. Ft.

Guideline rale(an evidence thered to be

enclosed)

N.A. Age of Prope{ below 5 year

ln case of variation of 20% or more in the

valuation proposed by the Valuer and the

Guideline value provided in the State Govt.

notificatron or lncome Tax Gazette iustification on

variation has to be given

It is a foregone conclusion that market value is always more

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

State Govemment for computing Stamp Duty / Rgstn. Fees.

Thus the difiers from place to place and Location, Amenities
per se as evident from the fact than even RR Rates Decided

by Go\remment Differs.

VI COilIPOSITE RATE ADOPTED AFTER

DEPRECIATION

Depreciated building ratea

Replacement cost of Flat with Services (v(3)i) t 2,5001per Sq. Ft

Age of the building Building is under construction

Life of the building estimated 60 years (After Completion) Subject to proper, preventive
penotic Maintenance & Structure repairs.

Depreciation percentage assuming the salvage

value as 10%

N.A. Building is under construction

Depreclatron Ratio of the building

III
T
I

II

I

h T^r.l MmM6ir6 ra16 aniwaA ht \lalotiaa

Since 1989

{

Depreciated building rate Vl (a) t 2,500/- per Sq, Ft.

Rate for Land & other V (3) ii

Total Composite Rate t 9,300/- pu Sq. Ft.

Remarks

Vostukolo Consultonts (l) Pvt. Ltd.
VASTUKALA An ISO 900,l :2015 Certified Compony
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16,8001per Sq, Fl.
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Details of Valuation:

Justification for Price / Rate

The Market Value of the property is based on facts of malkets discovered by us dunng our enquiries, however the govemment

rate value in this case is less than the market value anived by us. We are of the opinion that the value anive by us will prove to

be correct if an Auclion of the subject property is canied out. As hr as Market Value in lndex ll is cnncerned, it is not possible to

comment on seme, may be governmenl rales are flxed by sampling during same point of time in part and whereas, Ma*et
values change every month.

ln most of the cases the actual deal amount or Transaction value is not reflected in lndex ll because of various Market
practices. As Valuer, we always try to give a value which is conect reflection of aclual transaction value inespective of any
factors in markel.

The sales comparison approach uses the market data of sale prices to estimate the value of a real estate property. Property
valuation jn this method js done by comparing a property to other similar properljes that have been recently sold. Comparable
properlies, also known as comparables, or comps, must share cerlain features with the property in question. Some of these
include physical features such as square footage, number of rooms, condition, and age of the building; however, the most
imporlant factor is no doubt the location of the property. Adjustments are usually needed to account for differences as no two
properties are exactly the same. To make proper adjustments when comparing properties, real estate appraisers musl know the
diflerences between the comparable properlies and how to value these differences. The sales comparison approach is

Since '1989

@

{

No. Descriplion otv Rate per unil ({) Estimated Value (t)

1 453.00 Sq. Ft. 9,300.00 42,12,900.00

2 Wardrobes

3 Showcases

4 Kitchen anangements

5 Superfine finish

b lnlerior Decorations

7 Electricity deposits / electrical fittings, etc.

8 Exlra collapsible gates / grill works, etc.

I Potential value, if any

10 Others / Car Pa*ing

Total value of the property After completion 12,12,900.00

Realizable value of the prop€rty 11,28,U2.00

Oistress value of the property 33,70,320.00

lnsurable value of the property (498.30 X 2,500.00) 12,45,750.00

Guideline value of the property (498.30 X 6,224.00) 31,01,i119.00

VASTUKALA An ISO 9O0l : 2015 Cerlified Compony

Present value of the Flat

Method of Valuation / Approach

Vostukolo Consultonts (l) Pvt. Ltd.



Valualion Repo.t SBI / RACPC Kalyan/ Mr. Rahul Krishna Shda(00990{n3fi7221) Paqe 10 ol 26

commonly used for Residential FIat, where there are typically many comparables available to analyze. As the prope(y is a

Residenlial Flat, we have adopted Sale Comparison App!'oach Method for the purpose of valuation .The Price for similar type of
property in the nearby vicinity is in the range oi { 8,3551to { 10,2331per Sq. Ft. on Carpet Area / t 7,596/- to { 9,303/- per

Sq, Ft. on BuiltUp Area. Considering the rate with anached report, cunent market conditions , demand and supply position, Flat

size, location, upswing in real estate prices , sustained demand for Residential Flat, all round development of Residential and

Commercial application in the locality etc. We estimate {9,300.00 per Sq. Ft. on Carpet Area for valuation.

Since 1989

o

{

lmpending threat of acquisition by government for road

widening / publics service purposes, sub merging &
applicability of CRZ pmvisions (Distance from sea-cost / tidal

level must be incorporated) and their effect on

Saleability Good

Likely rental values in future 8,800/- (Expected rcntat income per monfi after mmdetion
of construclion rvorks)

Any likely inmme it may generate Rental lncome

VASTUKALA An ISO 900] : 20.l5 Certified Compony

Vostukolo Consultonts (l) R/t. Ltd.
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Valuation Repo.t SBI / RACPC Katyan/ Mr. Rahul Kdshna Shda(0099042307221 )

Note: Red marks shows the exact location of the property

Lonoitude Latitude: l9'l'f'1,9"N 73"4'58.8'E

Note: The Blue ne shows the route to site dislanc€ from nearest Railway Station (Dombivli - 2.2Km)

Since 1989
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Vostukolq Consultonts (l) Pvt. Ltd.
VASTUKALA An ISO 900'l : 2015 certifled Compony

Route Map of the property
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Stamp Duty Ready Rec*oner Ma*et Value Rde tor Flat

lncrease by 5% on Flat Located on th Floor 3190

Srhmp Duty Ready Reckooer farkd yalur R,t. (Aicr
lncreardDecreare) (A)

66,990.00 Sq. lutr. 6,221.00 Sq. FL

Stamp Duty Ready Reckoner Market vdue Rate lor Land {B) 21700

The dif{erence between land rale and building rate(A-B=C) 45,290.00

Percentage after Deprecialion as per tatl€(D) 100%

Rate to be adopted after considering deprecidion IB + (C X D)l 66,990.00 Sq. tr. 6,224.00 Sq. FL

ilulti-Storied buildinq with Lift
For residentlai premises / commemal unit / otfice on above floor in multrstoried building, the rate mentioned ln the ready

reckoner will be increased as under:

Above 5 Years

Since 1989

(,

{

Locdion ol Fkt, Comnerdd Unit in lhe
building

Rate

a) 0n Ground to 4 Floors No increase for allflmIs frdn gmund to 4 floors

b) 5 Floors to 10 Floors lncrease by 5% on units localed between 5 to 10 ffoors

c) '11 Floors to 20 Floors lncreme by 10% on units located beh,veen 11 to 20 floors

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

e) 31 Floors and above

Completed Age of Building in Years Value in percent after depreciation

R.C.C Structure, other Pukka Suucture Cessed Building, Half or Semi-Pukka
Structure & Kaccha Stucture.

0 to 2 Years '100% 100o/o

95% 95%

After initial 5 year for every year 1%

depreciation is to be considered. However
maximum d#uction available as p8r this shall

be 70% of Market Value rate

After initial 5 year for every year 1.5%
depreciation is to be considered. However
maximum dedudion available as pa is shall
be 8506 ol ikrtet Value rate

An ISO 9001 :20'l5 Certified Compony

Readv Reckoner Rate

Vostukolo Consultonts (l) Pvt. Ltd.

lrva0a / ltt €a : offvr
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m ol rdrd r aulti!9 ln atr 4 rE {rr.t-1,

63800

lncrease by m% on units located on 31 and above floors

Above2&uptoSYeac

VASTUKALA



Property Flat

Nobroker.com

Floor

Carpet Buih Up Saleable

Area 621.00 683,10

Percentage 100k

Rate Per Sq. Ft. {9,062.00 {8,783.00

EI
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Valuation Report SBli RACPC Kalyani Mr RahulKrishna Shela(0099cr42307221)

Price lndicators

Since 1989
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Property Flat

Source square yards

Floor

Carpet Saleable

Area 430.00 473.00

Percentage 100/o

Rate Per Sq. Ft. {10,233.00 {9,302.00

I Bedroom 430 Sq.Ft. Apartment
in Dombivli East ThaneI
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Property Flat

Source lndex no.2

Floor

Carpet Buift Up Saleable

Area 471.00 5'18.10

Percentage 10%

Rate Per Sq. Ft. {8,355.00
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As a result of my appraisal and analysis, it is my considered opinion that the value of the above property in the prevailing

condition with aforesaid specilications is t42,12,900.00 (Rupees Forty Two Lakh Twelve Thousand lline Hundred Only)

aftGr completlon of the con3truction works.The Rcallzable ValuG of the above property is (41,28,642.00 (Rupces Forty

one Lakh Twanty Elght Thourand Slx Hundred Forty Two Only). The Dlstrcss Valuc is t33,70,320.00 (Rupece Thirty

Thrac Lakh Savcnty fhorcrnd fhrGs Hundrcd Trcnty Only). As per Site lnspection 55% Construction Work is Completed.

Place :Thane

Date . 13.07.2024

For VASIUKALA CONSULTANTS (l) PVL LTD

Manoj Chalikwar

Direclor

Illanoj Chalikwar
Govt. Reg. Valuer

Cha(ered Engineer (lndia)

Reg. No. lBB|/RV/07/201 8/1 0366

Stale Bank of lndia Empanelment No

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

oi!firt rg.ld by r/rsj olJiks,
Di:.rdlrEJ(rllnrf, , cv.rnbL
a6@lbr! ill r!t. Ld.ar*irbl,
.nrdr.hrEiaduLLr!..-el
Oaz ,o2at1.1t 112+J5 t6 4 \o^\

0n

{ (Rupees

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

only).

Date-
Signature

(Name & Designation d te lnspecling fficiaUs)

Countersigned

(BRANCH MANAGER)

Enclosures

Declarationcum+ndertaking from the valuer (Annexure-lV) Attached

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

{r Since 1989

Vostukolo Consultonts (l) Pvt. Ltd -N
.,h-.'l 
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(Annexure-lV)

DECLARATION.CU M.U NDERTAKING

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

a. lam a citizen of lndia,

h t wi$ not unffiake vahration o{ any asseb in wtrich I have a dhect or indhect interBt or become so inlerested

at any time during a period of hree years prior to rry appointment as valuer orthree years after he valuation

of assets was conducted by me.

c. The information furnished in my valualion report dated 13.07.2024 is true and correct to the best of my

know{edge and belief and I have made an imparlial and tue valuation ofthe property.

d. My engineer Sameer Parab has personally inspected the property on 13.07.2024. The work is not sub -

contracted to any oher valuer and canied out by myself.

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

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

during my empaneknent witr yur, t wifi infurm you wihin 3 days ot urch &panelment.

g. I have not been removed / dismissed fiorn service / emphymeot ealbr.

h. I have not been convicted of any ofience and senbnced to a bm d imprisonment

i. I have not been found guilg of misconduct in my professlmd capacity.

j. I have not been declared to be unsound mind

k. I am not an undischarged bankrupt, or has nd apflied b be adjudicated as a bankrupt;

l. I am.not an undischarged insolvent.

m. I have not been levied a penalty under section 271J of lncom+tax Act, 1961 (43 of 1961) and time limit for

filing appeal before Commissioner of lnmme-tax (Appeals) or lncometax Appellate Tribunal, as fte case may

be has expired, or such penalty has been conflrmed by lnometax Appellate Tribunal, and five years have not

elapsed after levy of such penalty

n. I have not been convicted of an offence connected with any proceeding under the lncome Tax Act 1961,

Wealth Tax Act 1957 or Gift Tax Act 1958 and

o. My PAN Card number as applicable is AERPC9086P

p. I undertake to keep you informed of any events or happenings which would make me ineligible for

empanelment as a valuer

q. I have not concealed or suppressed any material information, facb and records and I have made a complete

and full disclosure

Since '1989

{ Vostukolo Consultonts (l)Pvt. Ltd
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r. lhave readthe Handbook on Policy, Standards and procedure for Real Estate Valuation, 2011 of
the IBA and this report is in conformity to the 'Standards' enshrined for valuation in the Part - B of the above
handbook to he best of my ability.

s. I have read the lnternational Valuation Standards (lVS) and the report submitted to the Bank for the respective
asset class is in conformity to the'Standards' as enshrined for valuation in the IVS in 'General Standards' and
'Asset Standards' as applicable. The valuation report is submitted in the prescribed format of the bank.

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

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

v. I am a Valuer, who is competent to s[n tris rrafuatir:n rcporl

w. I will undertake fie valuatim uork ur receipt of Letbr of Eng4emenl ganer-abd tqn tre system g.e. LLMS /
LOS) only.

x. Further, I hereby pmvide he bllowing informatinn.

Since 1989

o

{
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No. Particulars Valuer comment

1 background information of lhe assel being
valued;

The property under consideralion is purchased by Mr. Rahul Krishna
Shelar, Mr. Krishna Govind Shelar & Mr. Vishal Rajaram Shelar from
M/s. onkareshwar Developers vide Agreement for sale dated
24.U.2024.

2 purpose of valuation and appointing authority As per the request from State Bank of lndia, RACPC Kalyan to assess
Fair Market Value value of the property for Housing Loan purpose

3 idefttity of the valuer and any other experts
involved in the valuation:

Manoj Chati*war - Regd. Valuer

Sameer Parab - Valualion Engineer
Vaishali Sarmalkar - Technical Manager

Pratibha Shilvantha - Technical Offic€r

4 disclosure of valuer inleresl or clnflrct, ff arry; We have no interest, either direct or indirect, in the property vafued.
Further to state that we do not have relation or any connection with
property owner / applicant direcfly or indirectly. Further to state that we

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

5 date of appointment, valuation date and date

of report;

Date of Appointment - 13.07 .n24
valuation Date - 13.07.2024

Date of Report - 13.07.2024

inspections andlor investigations undefiaken; Physical lnspection done on - 13.07.2024

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

lilarket Survey at the time of site visit

Ready Reckoner rates I Circle rates

Online searct for Regislered Transactions

Online Price lndicators on real estate portals

Enquiries with Real estate consultants
Existing data of Valualion assignments camed out by us

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

Salescomparative Method

I restrictions on use of the reporl, if any; This valuation is for the use of the party to whom it is addressed and
for no olher purpose. No responsibility is accepted to any third party

who may use or rely on the whole or any pad of this valuation. The

valuer has no pecuniary interest that would conflict with the proper

valuation of the property.

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

current market conditions, demand and supply position,
Residential Flat size, location, upswing in real estate prices, suslained

demand for Residential Flat, all round development of commercial and
Commercial applicalion in the locality etc.

'11 major faclors that were not laken into account

during the valuation;

tz Caveats, limitations and disclaimers to the
extent they explain or elucidate the limitations

faced by valuer, which shall not be for the
purpose of iimiting his responslbility for the
valuation report,

Attached

Vostukolo Consultonts (l) R/t. Ltd
VASTUKALA An ISO 9001 : 2015 Certified Compony
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Assumptions. Disclaimers,Limitations & Qualifications

Value Subject to Clunge

The subiect appraisal exercise is based on prevailing market dynamics as on if July 2024 and does not lake into

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

Our lnvestigations

We are not engaged to carry out all possible investigations in relation to the subiect property. Where in our report $re

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

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

occasioned by a decision not to conducrt further investigations.

Asrumptlons

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

assumptions for the purpose of providing valualion advice because some mattes are not capable of accurale calculations or {all

outside the sctpe of our expertise, or otd instrurliom. The reliant party accsf(l hat the vafudion contains cerlain specific

assumptions and acknowledge and accept lhe risk of hat if any of the asumptions adopted in the valuation are inconecl, then

this may have an efiec{ on fle vdudion.

lnformation Supplied by Others

The appraisal is based on the information provided by the client. The same has been assumed to be corecl and has

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

information is believed to be reliable but VCIPL can accept no responsibility if this should prove nol to be so.

Future Matterc

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

estimate and/or opinion based on the information known to VCIPL at the date of this document. VCIPL does nol wanant that

such statements are accurate or corecl.

Map and Plans

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

responsibility in conneclion with such matters.

Site Details

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

property is Residential Flat, admeasuring 453.00 Sq. Ft Caryet Araa in the name of ilr, Rahul Krlshna Shclar, [fi. Krlshna

Govind Shelar & ilr. Virhal Rajaram Shelar. . Further, VCIPL has assumed that the subject property is free from any

encroachment and is available as on the date of the appraisal.

Property Title

Since 1989
{

VASTUKALA An ISO 9001 : 2015 Certified Compony

Vostukolo Consultonts (l) Pvt. Ltd.
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Based on our discussion ldth the Client, we understard that lhe sub,ect property is owned by ltlr. Rahul Krhhna

Shelar, Irlr. Krishna Govind Shelar & ilr. Virhal Rajaram Shelar. For the purpose of this appraisal exercise, we have

assumed that the subject property has a clear title and is free from any encumbrances, dispules and claims. VCIPL has made

no further enquiries with the relevant local authorities in this regard and does not certify the property as having a clear and

marketable title. Further, no legal advice regarding the title and ownership of the subject property has been obtained for the

purpose of this appraisal exercise. lt has been assumed that the title deeds are clear and marketable.

ErMmnmenhl Conditions

We have assumed that the subiect property is not contaminated and is not adversely afiected by any existing or

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

and are properly licensed by the appropdate authorities.

Area

Based on the information provided by the Client's representative, we understand that the Residential Flat,

admeasuring (X|,00 Sq. Ft. Cdpet tue..

Condition & Repair

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

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

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

materials or suspect techniques will be used in the construclion of or subgequent alteration or additions to the property and

comments made in the property details do not purpo( lo express an opinion about, or advise upon, the condition of uninspected

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

Valuation Hethodology

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

and proposed Highest and Best Use model is used {or ana$ing devolopment potential.

The Direct Comparison Approact involves a comparison of the property being valued to similar properties that have

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

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

particularly useful in estimating the value of the Flat and properties lhat are typically traded on a unit basis.

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

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

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

then be adopted to project the cunent value of the same.

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

olhenrise specifically instructed by Client and/or stated in the valuation, VCIPL has not independently verified that information

and VCIPL does not advise nor acrept it as reliable. The person or entity to whom the reporl is addressed ac*nowledges and

accepls the iisk that if any of the unverified information in the valuation is incorrect, then this may have an effecl on the

Since 1989

{
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valuation.

Not a Sbuc{ural Survey

We state thal lhis is a yaluation report and not a slructurd 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 pmposed local legislation relating to taxation on

realization of the sale value of the subject property. VCIPL is not required to give testimony or to appear in court by reason of

this appraisal repod, with reference to the property in question, unless arrangement has been made thereof. Fudher, no bgal

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

Property specific assumptions

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

Resider ial Flat, admeasuring 453.00 Sq. R. Carpet fuea.

ASSUMPTIONS. CAVEATS. LIMITATION AND DISCLAIMERS

1. We assume no rcsponsibility for matters d hgd nilre *ding [c amperty appraised or the title thereto, nor do we

render our opinion as to the title, whidt is Gsumed to be good Ad ma{afaile.

2. The poperty is vafued as though under responsibb ownership.

3. lt is assumod tlat the poperty is free of liens ad eaqrnbrm

4. lt is assumed that there are no hidden or unappatutt condilions of the subsoil or struc{ure that would render it more or

less valuable. No responsibility is assurfted for suoh ondi*ms or for engineering that mighl be required to discover

such faclors.

5. There is no direcU indirecl htercst in he property vafued.

6, The rates {or vdualion of the property are in amodance with tt€ Govt. amrcved rates and prevaiHng markd rates.

Sinoe 1989

{,

{ Vostukolo Consultonts (l) Pvt. Ltd
VASTUXALA An ISO 9OOl : 20l5 Certified Compony
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(Annexure-V)

MODEL CODE OF CONDUCT FOR VALUERS

lntegrity and Fairness

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

dealings with hislts dknts ard oth6r vduers,

2. A vafuer shall maintain integrity by being honest, straightforward, and forthright in all pofessional relatioftships.

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

any facls or situations.

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

5. A valuer shall keep public intaest foremost whde delivering his services.

Professional Competence and Due Care

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

exercise independent professional judgrent.

7. A valuer shallcarry out professonal services in accordance with the relevanl technical and professional standards

that may be specrfled from time to time.

8. A valuer shall continuously maintain professional knox&dge and skill lD provk e competent professional service

based on up-to-date developments rn praclice, prevailing regulatiofls / guidelines and techniques.

9. ln the preparation of a valualion report, the valuer shall not disdaim liability for his/ils expertise or deny hisIfts duty

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

audilors or consultants or information available in public domain and nol generated by the valuer.

10. A valuer shall not carry out any instruction of the c1ient insofar as they are incompatible with the requirements of

integrity, objectivity and independence.

1 1 , A valuer shall clearly state to his client the services that he would be competent to provide and the services for

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

anangement with other valuers.

lndependence and Disclosure of Interest

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

without the presence of any bias, conflicl of interest, coercion, or undue influence of any party, whether directly

cormecled to the valudioR assignilent of not.

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

terms of association to the company.

a5)

{
Since '1989
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'14. A valuer shall maintain complete independence in his/lts professional relalionships and shall conduct the

valuation independent of extemal influences.

.l5. A valuer sha l wherever necessary disclose to lhe clients, possibh sources of corillbts o{ dulbs and inlercsls,

while provkJirg unbiased services

'16. A valuer shall not deal in secunties of any subject company aner any lime when he/it flrst becomes aware of the

possibility of his / its association with the valuation, and in accordance wilh the Securitias and Exchange Board of

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

whichever is earller.

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

company or clients needs.

'18. As an independent vduer, the valuer shdl not ciarge sueess fee.

19. ln any faimess opinion or indepeTdent expen oprnion submitted by a valuel if there has been a prior engagement

in an unconnecled transaction, the valuer shdl declare the association with the comfany during the last five

years.

Confidentiality

20. A valuer shall nol us€ or diwlge lo olher clients orany other party any confidential information about the subject

company vrhich has come to his / itskno*Hge withoul poper and specific authority or unless there is a legal or

professional right or duty to disclose.

lnf ormation lllanagement

21. A vduer sMl ensurc ttlat he/ it maintains witbfl rmternporaEous records lor any decision taken, the reasons

for taking the decison, ald the inlormation and evichrce in support of such decrsion. This shall be maintained so

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

aclions.

22. A ualuer shall appear, co-operale and be available for inspections and lnvestigations canied 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 My.

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

Tribunal, the registered valueIs organisalion with which he/it is registered, or any other statr,ltory regulatorybody.

:t4. A valuer while respectng the conlldentrality ot mtomatiofl acqurred dunng me course ol pertormrng protossional

services, shall maintain proper working papers for a period ofthree years or such longer period as required in its

contract ror a specitic valuation, for production before a regulatory authority or for a peer review. ln the event of a

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

Since 1989

An ISO 9001 :20'15 Cerlified Compony
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Gifts and hospitalig:

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

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

clause (7) of Section 2 of the Companies Act, 20'13 (18 of 2013).

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

persofl with a view to obtain or retain work for himself / itself, or to obtain or re{ain an advantage in the conduct of

pmfession for himsetf / itself.

Remuneration and Costs.

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

refledion of the work necessarily and propedy undedaken, and is not inmnsistenl with the applicable rules.

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

person to whom he would be rendering service.

Occupation, employability and restrictions

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

to each of his/ its assignments.

30. A valuer shall nol conduct business which in the opinion of the authority or the regislered valuer organisation

discredits the profession.

Miscellaneous

3'1. A valuer shall refrain from undertaking to reviorv he work of another valuer of the same client except under

written orders from the bank or housing finance inslitntions and with knowledge ol the mncemed valuer.

32. A valuer shall follow tris code as arnended or revised fom time to time.

For VASTUKATA CONSULIANTS (l) PW. LTD.

Manoj Chalikrarar ffi*m*- \.-\
Direcior Aulh. Sign.

tllanoj Challkrvar

Govt. Reg. Valuer

Chanaed Engineer (lndia)

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

State Bank of lndia Empanelment No.:

Since 1989
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