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VastuMumbai32023/30351/46249 |

22111-442-5B5H |

Date 22.03 2023 |

VALUATION OPINION REPORT |

This is to cerify that the property bearing Residential Flat No. 2403, 247 Floor, Building No. 20, "Phillipa”. .,

Rodas Enclave, Hiranandani Estate, Plot Mo. A, Behind Municipal Commissioner Bungalow, Patilpada,
Ghodbunder Road, Thane (West) — 400 607, State — Maharashtra, Country - India belongs to Kajal Brijesh |
Mehta & Brijesh Dinesh Mehta.

Boundaries of the property,

North Regent Street

South Prakruti Pearl Building

East Rodas Enclave Circular Road
Wesl Central Avenue Road

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

referance to the development of neighborhood and method selected for valuation, we are of the opinion that, the
property premises can be assessed for this particular purpose at € 3,09,37,230.00 (Rupees Three Crore Nine

Lakh Thirty Seven Thousand Two Hundred Thirty Only).

The valuabon of the property is based on the documenis produced by the concern. Legal aspecits have not been
laken into considerations while preparing this valuation report.

For VASTUKALA CONSULTANTS (1) PVT, LID. .-

MANOJ BABURAQ (25 e
CHALIKWAR S et

CHU FhRS
Fiewr Hiadb it

Director

Manoj B. Chalikwar

Registered Valuer

Chartered Engineer (India)

Reqg. No. CAT-I-F-1763

SBI Empanelment No.: SMETCC/2021-22/86/3
Encl; Valuation report.
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Details of the property under consideration:

Mame of Owner: Kajal Brijesh Mehta & Brijesh Dinesh Mehta

Residential Flat No. 2403, 24" Floor, Building No. 20, "Phillipa”, Rodas Enclave, Hiranandani Estate,
Plot No. A, Behind Municipal Commissionar Bungalow, Patilpada, Ghodbunder Road
Thane (West) — 400 607, State — Maharashtra, Country = India,

Latitude Longitude: 19°15'37.8"N 72°59'09.9"E

Valuation Prepared for:

State Bank of India

RACPC = Chinchpokli (East) Branch
Retail Assets Centralised Processing Centre, Mumbai South Voltas House, 'A’, 1st Floor, Dr. Ambedkar Road,

Chinchpokli {East), Mumbal =400 (33, Slate — Maharashira, Country = India.
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VastwMumbaw T3 2023730381/146249
2211144 2-585H

Drate: 22 .03 2023

VALUATION OPINION REPORT

This is to certify that the property bearing Residential Flat No. 2403, 24" Floor, Building No. 20, "Phillipa”,
Rodas Enclave, Hiranandani Estate, Plot No. A, Behind Municipal Commissioner Bungalow, Patilpada,
Ghodbunder Road, Thane (West) — 400 607, State — Maharashtra, Country = India belongs to Kajal Brijesh

Mehta & Brijesh Dinesh Mehta.

Boundaries of the property.

Morth ' Regent Street

South . Prakruti Pear Building

Easi . Rodas Enclave Circular Road
Wesf - Ceniral Avenue Road

Considering various paramelers recorded, axisting economic scenario, and the information that is available with
reference to the development of neighborhood and method selected for valuation, we are of the opinion that, the
property premises can be assessed for this paricular purpose at € 3,09,37,230.00 (Rupees Three Crore Nine

Lakh Thirty Seven Thousand Two Hundred Thirty Only).

The valualion of the propery is based on the documents produced by the concem. Legal aspecls have not been
taken into considerations while preparing this valuation repart.

For VASTUKALA CONSULTANTS (1) PV, LTD.
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Director Auth! Sign.

Manoj B. Chalikwar

Fegistered Valuer

Chartered Engineer (India)

Reqg. No. CAT-I-F-1763

SBI Empanelment No.. SME/TCC/2021-22/86/3
Encl: Valuation repor.
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Vastukala Consultants (I) Pvt. Ltd.
121, 1st Floor, Ackruti Star, Central Road, MIDC, Andheri (E), Mumbai — 400 093,

To,

The Assistant General Manager,

State Bank of India

RACPC - Chinchpokli (East) Branch
Retail Assets Cenfralised Processing Centre,

Mumbai South Voltas House, "A', 15t Floor,
Cr. Ambedkar Road, Chinchpokli (East),

Mumbai = 400 033, State = Maharashtra, Country = India.

VALUATION REPORT (IN RESPECT OF FLAT)

| | General :
1. | Purpose for which the valuation is made

To assess Fair Market value of the property for Bank |

| Loan Purpose. -
| 2. | a) | Date of inspection 16.03.2023
b) | Date on which the valuation is made 22.03.2023

3. | List of documents produced for perusal:

issued by Thane Municipal Corporation,

1) Copy of Agreement for sale dated 05.03.2020 Between Roma Builders Pvt. Lid. (the Promoter) and
Kajal Brijesh Mehta & Brijesh Dinesh Mehta (the Purchaser).
2) Copy of Commencement Certificate V. P. No. 306 / 0063 / 2010/ TMC / TDD / 388 dated 25.10.2010

3) Copy of Occupancy Certificate V. P. No. S06 / 0063 / 2010 / TMC / TDD / OCC [/ 0355 [ 17 dated
(05.05.2017 issued by Thane Municipal Eﬂrpmalmn

4. | Name of the owner(s) and his [ their address

pwner in case of joint ownership)

(es) with Phone no. (details of share of each |

Kajal Brijesh Mehta & Brijesh Dinesh Mehta

Address: Residential Flat No. 2403, 24" Floor, Building
Ma. 20, "Phillipa”, Rodas Enclave, Hiranandani Estate,
Plot Mo. A, Behind Municipal Commissioner Bungalow,
Pafilpada, Ghodbunder Road, Thane (West) — 400 607,

_Etglte = Mﬂbﬁl"ﬂﬂmrﬂ Counfry - India.

-.._-l — L

-L':untal:‘l Person:
Chaya Shinde (Owner's maid)
Contact Mo, 9920047977

Joint Ownership
Details of ownership share is not available

5. | Brief description of the property (Including |
Leasehold / freehold etc.)

The property is a Residential Flat No. 2403 located on
24" Floor. The composition of Flat 5 3 Bedrooms +
Living Room + Kitchen + 3 Toilets + Passage +
Balcony. (i.e. 3BHK with 3 Toilets). The property is at
10.7 Km. travelling distance from nearest railway station

Tha_r_‘ua.

,y Vastukala Consultants (1) Pvt. Lid.

An 1S5S0 9001:2015 Certified Company
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Valuation Report Prepared For; SBIf RACPC - Chinchpaokli (East) / Kajal Brijesh Mehta (303591/46248) Page 4 of 25

a) | Plot No. / Survey No. | Piot No. A, Survey No. 63/2, 69/3 & 319

i) Door No. | : | Residential Fiat No. 2403

¢) | CT.S. No./Village | : | Village - Kavesar

dj Ward [ Taluka ' | Taluka - Thane

@) Mandal / District _ | DIE’!I'IG[ Thane

f) Date of issue and valﬂTE“df layout of | : | As Gcn:uparer:y Certificate is received may be assumed
approved map / plan | | that the construction is as per sanctioned plan.

g | Approved map / plan issuing authority

h) | Whether genuineness or authenticity | -
of approved map/ plan is verified _ B

| [Any other comments by our| | NA. —1
empanelled valuers on authentic of
approved plan
7. | Postal address of the property |- | Residential Flat No, 2403, 24* Floor, Building No. 20,

"Phillipa®, Rodas Enclave, Hiranandani Estate, Plot
No. A, Behind Municipal Commissioner Bungalow,
Patilipada, Ghodbunder Road, Thane (West) — 400 &07,
State — Maharashtra, Country - India.

B. | City / Town - | Thane [West)
Residential area | Yes
Commercial area \ . | No
Industrial area | Mo /
' 9. | Classification of the area I
| i) High / Middle / Poor | Middle Class
i) Urban / Semi Urban / Rural | Urban
10. | Coming under Corporation limit / Vilage | - | Village — Kavesar
Panchayat ( Municipality Thane Municipal Corporation
11. | Whether covered under any State / Central | : | No
Govt. enactments (e.g., Urban Land Ceiling
Act) or notified under agency area scheduled
area /cantonment area 7 - | | |
12 | Boundaries of the property | As per actual site As per document
| North Hegent street Details not available
| South | Prakruti Pearl Building | Details not available
| East - | Rodas Enclave Circular | Details not available
Road
Wesl |+ | Central Avenue Road | Details not available
' 13 | Dimensions of the site | N. A. as property under consideration is a flat in an
apartment building.
A | B ]
As per the Deed Actual
|| North ] E | .
| South - 3 - A
East : . | -

@

J Vastukala Consultants (1) Pvt. Ltd.
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Valuation Report Prepared For: SBI RACPC - Chinchpokli (East) [ Kajal Brijesh Mehia (30351/46249) Page 5 of 25

West
14. | Extent of the site a | Carpet Area in Sq. Ft. = 1,359.00 -
Cupboard Area in 5q. Ft. = 24 .00
Balcony Area in Sq. Ft. = 156.00
Total Carpet Area in Sq. Ft. = 1,535.00
(Area as per Actual site measurament)
Carpet Area in Sg. Ft. = 1,251.00
(Area as per Agreement for sale)
Built Up Area in 5q. Ft. = 1,501.00
(Carpet Area + 20%)
14, | Latitude, Longitude & Co-ordinates of flat |- | 18°15'37.8"N 72°59°00.9°E
15. | Extent of the site considered for Valuation | : | Carpet Area in Sq. Ft. = 1,251.00
(least of 13A4& 13B) (Area as per Agreement for sale) .
| 16 | Whether occupied by the owner / tenant? If | ; | Owner Occupied o ]
occupied by tenant since how long? Rent
received per month.
I | APARTMENT BUILDING
1.| Nature of the Apartment . | Residential ‘
2| Location | N
CT.S. No. | Plot No. A, Survey No. 69/2, 69/3 & 319
S 4
Ward No.
Village / Municipality / Corporation | - 1 village - Kavesar
Thane Municipal Corporation
Door No., Street or Road (Pin Code) . | Residential Flat No. 2403, 24" Floor, Building No. Eﬂ |

"Phillipa”, Rodas Enclave, Hiranandani Estate, Plot
Mo. A, Behind Municipal Commissioner Bunagalow,

Palilpada, Ghodbunder Road, Thane (West) — 400 607,
State - Maharaﬂhtra Cuuntry India.

3| Description of the locality Residential /| | Residen
Commercial [ Mixed

| 4. Year of Construchan : : 2017 (As per Occupancy Certificate)
5. Number of Floors . | Lower Stilt + 13t to 32 Upper Floors
6| Type of Structure - | R.C.C. Framed Structure o
7| Number of " of Dwelling units in the building - | 4 Flats on 24" Floor -
g Quality of Construction _Gmd
g, Appﬂaranl::e of the Building | Good
10 Maintenance of the Building | Good
11] Facilities Available T
Lift [ dLifs
Protected Water S Supply ) I"."Iunlt:-lpal Water supply
Undﬂrgmund Sewerage : I.’.‘:ﬂnnEﬂled to Municipal Sewerage Eyﬂt&m
Car paﬂung Open / Covered . | Along mth Two Podium Car Parking Space

v

Vastukala Consultants (1) Pvt. Ltd.

An 150 9001:201% Certified Company www. vastukala.org
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§ Compound wall EHIEfI:I"Ig'T" _‘u’ﬁﬂ _—
s pavement |aid around the building Yes
(| FLAT __ B
|1 | The floor in which the flat is situated 241 Floor
2 | Door No. of the flat - Residential Flat No. 2403
3 | Specifications of the flat
| Roof R.C.C. Slab
Flooring - | : | Mtalian Marble flooring
Doors N\ |+ | Teak Wood door with glass frame
Windows Powder Coated Aluminum Sliding windows
| Fittings | Concealed plumbing with C.P. fittings.
Electrical wiring with Concealed
Finishing Cement Plastering with POP false ceiling o
4 |HouseTax 1
. | Assessment No. :I .| Details not available -
Tax paid in the name of. Details not available -
Taxamount. | Details not available N
5 | Electricity Service connection No.; | Details not available
| Meter Card is in the name of. Details not available
| & | How is the maintenance of the ﬂat'r' Gnnd_'
| 7 | Sale Deed executed in the name of Kajal Brijesh Mehta & Brijesh Dinesh Mehta

| What is the undivided area of land as per Sale

Deed?

Details not available

'8 | Whatis the plinth area of the flat? Ruilt Up Area in Sq. Ft. = 1,501.00
(Carpet Area + 20%)
| 10 | What is the fioor space index (app.) As per TMC norms
11 | What is the Carpet Area of the flat? Carpet Area in Sq. Ft. = 1,359.00
Cupboard Area in 5q. Ft. = 24.00
Balcony Area in Sq. Ft. = 156.00
Total Carpet Area in 5q. Ft. = 1,535.00
(Areaas per Actual site measurement)
Carpet Area in Sq. Ft. = 1,251.00
' (Area as per Agreement for sale)
12 | Is it Posh / | Class / Medium / Ordinary? Middle Class ]
13 | Is it being used for Residential or Commercial Residential purpose
purpose?
14 | Is it Owner-occupied or let out? Owner Occupied
15 | If rented, what is the manthly rent? T 77,000.00 Expected rental income per month
IV | MARKETABILITY
1 How is the marketability? (zo0d
2 | What are the factors favouring for an extra Located in developed area
I Potential Value? . ]
| 3 | Any negative factors are observed which affect No -

g

,j Vastukala Consultants (1) Pvt. Lid.
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the: market value in general?

V | Rate

1 After analyzing the comparable sale instances.,
what is the composite rate for a similar flat with
same specifications in the adpining kocality? -
(Along with details / reference of at - least two

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

¢ 24,000.00 to T 25,000.00 per 5q. Ft. on Carpet Area

adopted basic composite rate of the fiat under
valuation after comparing with  the
specifications and other factors with the flat
under comparison (give details).

2 | Assuming it is a new construction, what is the '

¥ 25,000.00 per Sq. Ft. on Carpet Area
¥ 24 730.00 per Sq. Ft. (after deprecation)

3 _ Break — up for the rate

|. Building + Sarvices

¥ 3,000.00 per 5q. Ft

IIl. Land + others

¥ 22,000.00 per Sg. Ft.

4 | Guideline rate obtained from the Registrar's
office (an evidence thereof to be enclosed)

| Guideline rate (after deprecation)

T 1,76,410.00 per Sg. M.
.e. T 16,389.00 per Sq. Ft.
¥ 1,68,687.00 per Sq. M.
.e. T 15,671.00 per Sq. Ft.

5 | In case of vanation of 20% or more in the

valuation proposed by the Valuer and the
Guideline value provided in the State Gowt.

notification or Income Tax Gazelte justification
on variation has o be given

tis a fnregurhe conclusion that market value is El'IHEI'_le
more than the RE price. As the RR Rales area Fixed by
espective State Government for computing Stamp Duty
! Rgstn. Fees. Thus the differs from place to place and
Location, Amenities per se as evident from the fact than
even RR Rates Decided by Government Differs.

COMPOSITE RATE ADOFTED AFTER
DEPRECIATION

Deprecziated building rate

Replacement cost of flat with Services (v(3)i)

Age of the building .
Life of the building estimated

fEDﬂﬂDDperﬁq Ft.

ﬁ‘fﬁ_ars (1
o 'jEEIrE Eul:rjer:t tu proper,
maintenance & ;t__rug!u_rﬂl Epﬂﬁ.

preventive periodic

Depreciation percentage assuming  the
salvage value as 10%

9.00%

| Depreciated Ratio of the building

b Tn:rtal mmpnsrte rate arrived for Valuation

Depremaled building rate VI (a)

T 2,730,00 per 5q. Ft.

Hate for Land & other V (3) i

| % 22,000.00 per Sq. Ft.

| Total Composite Rate

| considered area mentioned in the documents.

Remark: As per Site Inspechon, Aclual Tofal Earper area 1,.539.00 5q. Fi. (Including Eupbﬂarr:n' & Eaufmny
Area) is more than Carpet area 1.251.00 Sg. Ft. menfioned in the documents provided fo us. We have

Details of Valuation:

\

An IS0 9001
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Sr. Description Qty. Rate per Estimated
No. unit (T) Value (@) |
1 | Present value of the flat [ 1.251.008q. Ft. | 24,730.00 3,09,37,230.00
2 | Showcases ] . -
3 Wardrobes -
4 Kilchen arrangements
|5 | Superfine finish
S interior Decorations
| 7 | Electricity deposits / electrical fittings, etc.
| 8 | Exiracollapsible gates / grill works efc. —
| 9 | Potential value, it any -
10 | Others
| Total / Realizable value of the property i A 3,09,37,230.00
| Insurable value of the property (1,501.00 X 3,000.00) 45,03,000.00
| Guideline value of the property (1,501.00 X 15,671.00) ' 2,35,22,171.00

Justification for price / rate
The Market Value of the property 15 based on facts of markels discovered by us dunng our enquiries, however the

government rate value in this case is less than the market value armved by us. We are of the opinion that the value
arnve by us will prove to be correct if an Auction of the subject property is carned out. As far as Market Value in Index
II'is concemed, it is not possible 1o comment on same, may be government rates are fixed by sampling dunng same
point of time in part and whereas, Market values change every month.

n mast of the cases the actual deal amount or Transaction value is not reflected in Index Il because of various Marke
practices. As Valuer, we always try o give a value which is correct reflection of actual transaction value irrespective of
any factors in market,

Method of Valuation / Approach

The sales comparison approach-uses the market data of sale prices lo.estimate the value of a real estate property.
Property valuation in this method is done i}y comparing a property to other similar properties that have been recently

sold. Comparable properties, also known as comparables, or comps, must share cerfain features with the property in

question. Some of these include physical features such as square footage, number of rooms, condition, and age of the
puilding; however, the most important 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 adjusimenis when comparing
properties, real estale appraisers must know the differences between the comparable properties and how to value
ihese differences. The sales companson approach is commonly used for Residential Flat, where there are typically
many comparables available fo analyze. As the property is a residential fiat, we have adopted Sale Comparison
Approach Method for the purpose of valuation, The Price for similar type of property in the nearby vicinity is in the
range of T 24,000.00 to ¥ 25,000.00 per Sq. FL on Carpet Area. Considering the rate with attached report, current

,’* V{JSTUkEﬂL‘J Consultants (1) Pvt. Ltd.
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Valuation Report Prepared For: SBIY RAGPC - Chinchpakli (East) | Kajal Brilesh Mehta (30:391/46249) Page 8 of 25
market conditions, demand and supply position, 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
T 24 730.00 per 5q. Ft. on Carpet Area (after deprecation) for valuation.

Impending threat nf'auquiﬂilinn h{.r government for road
widening / publics service purposes, sub merging &
applicability of CRZ provisions (Distance from sea-cost /
tidal level must be incorporated) and their effect on

) __SWeRMly I .. I |
i) Likely rental values in future in < 77,000.00 Expected rental income per month
iy Any likely income it may generate | Rental Income
rrvid s T res vt
) JVElITe. il e

‘

f Vastukala Consultants (1) Pvt. Ltd.
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Actual site photographs

\
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Actual site photographs

‘ﬁ Vastukala Consultants (1) Pvt. Ltd.
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Route Map of the property
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Latitude Longitude: 19%15'37.8"N 72°59'09.9"E
Note: The Blue line shows the route to site from nearest railway station (Thane — 10.7 Km.)
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Ready Reckoner Rate
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Stamp Duty Ready Reckoner Market Value Rate for Flat

1,53.400.00

Increase by 15% on Flat Localed on 24" Floor

23,010.00

Stamp Duty Ready Reckoner Market 'u'alua Rate (After Increase) (A)

Stamp Duty Ready Reckoner Markef Value Rate for Land (B) 47 700,00
The difference between land rate and building rate (A-B=C) 1,28,710.00
Depreciation Percentage as per table (D) [100% - 7%)] 94%

(Age of the

Building — 1 Years)

Rate to be

-atori

adopted after considering depreciation [B + (C x D]

1,68,687.00 | S5q. Mtr. | 15,671.00

| W

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

Location of Flat / Commercial Unit in

the building

Rate

aj |[On Ground to 4 Floors

by | 5 Floors to 10 Floors

Hc: increase for all floors from ground to 4 floors

| 1,76,410.00 | Sq. Mtr. | 16,389.00 ;

Irtr:lﬂ‘awtlr 3% on units located between S to 10 floors

oors to 20 Floors lnr:maﬂehf’lﬂ"}-"uun units located between 11 to 20 floors

c) [1F
d) | 21 Floors to 30 Floors Increase by 15% on units located between 21 to 30 floors
£) 31 Floors and above | Increase by 20% on units located on 31 and above floors

Table - D: Depreciation Percentage Table

Completed Age of Value in percent after depreciation
Building in Years | |
R.C.C. Structure / other Pukka Structure | Cessed Building, Half or Semi - Pukka
L ~ Structure & Kaccha Structure,
| 0to 2 Years 100% | 100%
Above 2 & upto 5 Years | 95% 85% _
Above 5 Years After initial 5 year for every year 1% | After inihal & year for every year 1.5%
depreciation is 10 be considered. However | depreciation 15 10 be considered. However
maximum deduction available as per this | maximum deduction avalable as per this
shall be 70% of Marke! Valuerate | shall be 85% of Market Value rate
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Price Indicators
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Price Indicators
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As a result of my appraisal and analysis, it is my considered opinion that of the above property in the prevailing

condition with aforesaid specificabons 1s € 3,09,37,230.00 (Rupees Three Crore Nine Lakh Thirty Seven
Thousand Two Hundred Thirty Only).

Place: Mumbai
Date: 22.03.2023

For VASTUKALA CONSULTANTS (I} PVT. LID.

ol A 0 LA A -

MANOJ BABURAQ =i i

IS - ol DR DR ]

I-F-'I'-':'l-.'-'-l'- g-dmﬂ-l *-I-I-I—-I

CHALIKWAR e
Director Au
Manoj B. Chalikwar

Registered Valuer

Chartered Engineer (India)

Reg. No. CAT-I-F-1763
SBl Empanelment No.: SME/TCCI2021-22/86/3

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

on . We are satisfied that the fair and reasonable markel value of the property is
T (Rupees

_only}.

Date

Signature
(Name & Designation of the Inspecting Official/s)

Countersigned
(BRANCH MANAGER)

Enclosures
Declaration-cum-underiaking from the valuer (Annexure = [) | Aftached
Model code of conduct for valuer (Annexure - () Attached

Q

w Vastukala Consultants (1) Pvt. Ltd.
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(Annexure - 1)

DECLARATION-CUM-UNDERTAKING

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

a. | am a citizen 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 dunng a penod of three years prior to
ny appointment as valuer or three years after the valuation of assets was
conducted by me.

G. The information furnished in my valuation report dated 22.03.2023 is true and
correct to the best of my knowledge and belief and | have made an impartial and

true valuation of the property.

d. I/ my authorized representative have personally inspected the property on
18.03.2023. The work is not sub - contracted to any other valuer and carried out
by myseif,

e. Valuation report is 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, | will inform you
within 3 days of such depanelment.

q. | 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 misconduct in my professional capacity.

! | have not been declared to be unsound mind

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

. | am not an undischarged insclvent.

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 not elapsed after levy of such penalty

1# Vastukala Consultants (1) Pvt. Ltd.
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have not been convicted of an affence connected with any proceeding under the
ncome Tax Act 1961, Wealth Tax Act 1957 or Gift Tax Act 1958 and

My PAN Card number as applicable is AERPC3086P

| 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 material information, facts and records
and | have made a complete and full disclosure

| have read the Handbook on Policy, Standards and procedure for Real
Estate Valuation, 2011 of the IBA and this report is in conformity to the

"Standards” enshrined for valuation in the Part - B of the above handbook to the
best of my ability.

| have read the Intemational 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 valuation report is submitted in 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 registered with Insolvency & Bankruptcy Board of India (IBBI)
My CIBIL Score and credit worthiness is as per Bank's guidelines.
| am 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.

‘,‘r Vastukala Consultants (1) Pvt. Ltd.
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Particulars Valuer commént

Background information of the asset being | The property was purchased by Kajal Brijgsh

valued, Mehta & Brjesh Dinesh Mehta from Roma
Builders Pvt. Ltd. vide Agreement for sale dated
05.03.2020.

Purpose of valuation and appointing authority | As per the request from Slate Bank of India,
RACPC = Chinchpokli (East) Branch to assess

_ value of the property for Bank loan purpose
3. | identity of the valuer and any other experis | Manoj B. Chalikwar - Regd. Valuer

involved in tha valuation; ouraj Zore — Valuation Engineer
Shobha Kuperkar = Technical Manager
Shamal Bodke — Technical Officer
4. | Disclosure of valuer interest or conflict, if any; We have no interest, either direct or indirect, in
the property valued. Further to state that we do

not have relation or any connection with property
owner / applicant directly or indirectly. Further to

state that we are an independent Valuer and in

no way related to property owner / applicant
5. | Date of appointment, valuation date and date | Date of Appointment - 18.03.2023

of report; | Valuation Date - 22.03.2023

| Dale of Report - 22.03 2023

Physical Inspection done on 18.03.2023

e Market Survey at the time of site visit
Ready Reckoner rates / Circle rates
Online search for Registared Transactions
Online Price Indicators on real estate portals
Enquiries with Real estate consultants
Existing data of Valuation assignments

carried out by us ~

Sales Comparison Method

Inspections and/or invastiga_tiﬂné undertaken:
Mature and sources of the information used or
relied upon;

Procedures adopted in carmrying out the
valuation and valuation standards followed,

Rastrictions on use of the report, if any;

This valuation is for the use of the party to whom
t is addressed and for no other purpose. MNo
responsibility Is accepted to any third party who
may use or rely on the whole or any part of this
valugtion. The- valuet has. no pecuniary interest
that would conflict with the proper valuation of the
property. |
Cumrent market conditions, 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.
11. | Caveats, limitations and disclaimers to the | Atfached
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.

110, F."Iéjm factors that were taken into account
during the valuation,

\
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Assumptions, Disclaimers, Limitations & Qualifications

Value Subject to Change
The subject appraisal exercise is based on prevailing market dynamics as on 22 March 2023 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 prior 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 adopls 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 adopted in
the: valuation are incormect, 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 exercise. Where it is stated in the report that another party has supplied
information to VCIPL, this information is believed to be reliable but VCIPL can accept no responsibility if this
should prove not to be so.
Future Matters

To the extent that the valuation includes any statement as to a future matier, that statement is provided

as an estimate and/or opinion based on! the. information known to' VCIPL at the date of this document. VCIPL
does nod warran! thal such statements are accurate or correct.
Map and Plans

Any sketch, plan or map in this report is included to assist the reader while visualising the property and
assume no responsibility in connection with such matters.
Site Details

Based on inputs received from Client and site visit conducted, we understand that the subject property is
Residential Flat, admeasuring 1,251.00 Sq. Ft. Carpet Area in the name of Kajal Brijesh Mehta & Brijesh
Dinesh Mehta. Further, VCIPL has assumed that the subject property is free from any encroachment and is
available as on the date of the appraisal.

1
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Property Title
Based on our discussion with the Client, we understand that the subject property is owned by Kajal Brijesh
Mehta & Brijesh Dinesh Mehta. For the purpose of this appraisal exercise, we have assumed that the subject
property has a clear titke and is free from any encumbrances, disputes and claims. VCIPL has made no further
enquines with the relevant local authorties in this regard and does not certify the property as having a clear and
marketable title. Funthar, no legal advice regarding the title 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
marketable.
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 proparty are requlated
by environmental legislation and are properly licensed by the appropriate authorities.

Area
Based on the information provided by the Chent, we understand that the Residenhal Flat, admeasunng
1,251.00 5q. Ft. Carpet Area.

Condition & Repair
In the absence of any information to the contrary, we have assumed that there are no abnormal ground

conditions, nor archaeological remains present which might adversely affect the current or future occupation,
development or value of the property. The properly is free from ral, infestation, structural or latent defect. Mo

currently known deletenicus or hazardous matenals or suspect technigues will be used in the construction of or
subsequent alteration or additions fo the property and commenis made in the property details do not purport to

express an opinion about, or advise upon, the condition of uninspected parts and should not be taken as making
an implied representation or statement about such parts

Valuation Methodology
For the purpose of this valuation exercise, the valuation methodology used is Direct Comparison

Approach Method and proposed Cumrent use / Exiting use premise is considered for this assignment.

The Direct Comparison Approach involves a comparnson of the property being valued to similar
properties that have actually been sold in arms - length transactions or are offered for sale. This approach
demonstrates what buyers have historically been willing to pay (and sellers willing to accept) for similar
properties in an open and competitive market and is particularly useful in estimating the value of the flat and
properties that are typically traded on a unit basis.

In case of inadequate recent transaction activity in the subject micro-market, the appraiser would collate
details of older transactions. Subsequently, the appraiser would analyse rental [ capital value trends in the

\
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subject micro-market in order to calculate 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 specifically instructed by Client and/or stated in the valuation, VCIPL has not
independently venfied that information and VCIPL does not advise nor accept it as reliable. The person or enfity
{0 whom the repor is addressed acknowledges and accepts the risk that if any of the unverified information in the
valualion is incorrect, then this may have an effect on the valuation.

Mot a Structural Survey

We state that this 18 a valuation report and not a structural survey
Other

All measurements, areas and ages quoted In our regor are approximate
Legal

We have not made any allowances with respect to any existing or proposed local legislation relating to
laxation on realization of the sale value of the subject property. VCIPL is not required to give testimony or to
appear in courl by reason of this appraisal report, with reference to the property in question, unless arangement
has been made thereof. Further, no legal advice on any aspects has been obtained for the purpose of this

appraisal exercise

Property specific assumptions
Based on inputs received from the client and site wisit conducted, we undersfand that the subject

property is Residential Flat, admeasuring 1,251.00 Sq. Ft. Carpet Area.

ASSUMPTIONS, CAVEATS, LIMITATION AND DISCLAIMERS

1. We assume no responsibility 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 Iun:':IEr. relﬁpn:lnsitﬁe mﬁerﬂhip.

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

4. It is assumed that there are no hidden or unapparent conditions of the subsoil or structure that would

render it more or less valuable. No responsibility is assumed for such conditions or for engineering that
might be required to discover such factors.

B, Thera 15 no direct/ indirect interest in the property valued.
b. The rates for valuation of the property are in accordance with the Gowvt. approved rates and prevailing
markef rates.

¢ Vastukala Consultants (1) Pvt. Ltd.
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(Annexure - |1}

MODEL CODE OF CONDUCT FOR VALUERS

Integrity and Fairness

1. Avaluer shall, in the conduct of his/its business, follow high standards of integrity and fairness in all
his/its dealings with hisiits clients and other valuers.

2. A valuer shall maintain integrity by being honest, E'.tralgh’rfﬂnﬂard and forthright in all professional
relationships.

3. A valuer shall endeavour to ensure that he/fit provides true and adeguate information and shall not
misrepresent any facts or situations,

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

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

Professional Competence and Due Care

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

7. A valuer shall carry out professional services in accordance with the relevant technical and
professional standards that may be specified from time 1o time,

8. A valuer shall continuously maintain professional knowledge and skill to provide competent
professional service based on up-to-date developments in  practice, prevailing regulations /

gquidelines and techniques.

9. In the preparation of a valuation report, the valuer shall not disclaim liability for his/fits 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.

10. A valuer shall not carry out any instruction of the client insofar as they are incompatible with the
requirements of integrity, objectivity and independence.

11. 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. A valuer shall act with objectivity in his/its professional dealings by ensunng 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.

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

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

“i’" VUSTLJI{EI\CI Consultants (I) Pvt. Ltd.

Fhrini . V IS0 9001 :2015 Certified Company www. vastukala.org




Valuation Report Prepared For: SBI RACPC = Chinchpoldi (East) / Kajal Brpesh Mehta (30391/26.243) Page 24 of 25

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

16. A valuer shall not deal in secunties 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.

17. A valuer shall not indulge in "mandate snatching” or offering "convenience valuatons® in order 1o
cater to a company or client's needs.

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

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

Confidentiality
20. A valuer shall not use or divulge to other clients or any other party any confidential information

about the subject company, which has come to his / its knowledge without proper and specific
authority or unless there is a legal or professional right or duty to disclose.

Information Management

21

22

23.

24,

A valuer shall ensure that he/ it maintains wntten contemporaneous records for any decision 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 /its decisions and actions.

A valuer shall appear, co-operate and be available for inspections and investigations carned 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 may be required by the authonty, the Tribunal,
Appellate Tribunal, the registered valuers organisation with which hefit is reqgistered, or any other

statutory regulatory body.

A valuer while respecting the mﬁﬁdentlaiil:y of information acquired durning 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 requlatory

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.

o
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Gifts and hospitality:

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

Explanation: For the purposes of this code the 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 necessanly 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 rendering service.
Occupation, employability and restrictions.

29 A valuer shall refrain from accepting too many assignments, if hefit is unlikely 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 to 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

concernad valuer,

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

CHALIKWAR

Director

Manoj B. Chalikwar

Registered Valuer

Charterad Engineer (India)

Reg. No. CAT-I-F-1763

SBI Empanelment Mo.: SMEMTCC2021-22186/3
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V.S. Legal Associates
S. V. Lad Advocates High Court

1A & 5, 5/A, 4t Floor, Kamanwals Chamber,
Premises Co-op. Society Ltd.

Sir P. M. Road, Mumbai 400 001
Tel. No: 91-022-663 16626

Tel. No: 91-022-617559/60
Email Id: vs_legal@vahoo.co.in
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VS/SER/SBI/RACPC/CHINCHPOKALI/ 1942 /2023 Date 20/03/2023

To,

The Assistant General Manager,
State Bank of India

RACPC Chinchpokali,
Mumbaai,

Sir,

A/c. Kajal Brijesh Mehta & Brijesh Dinesh Mehta

MEMORANDUM OF COST

Professional Charges for taking Search

Prepared the Search Report Rs. 1975.00
search Charges Rs. 25.00
Total Ks. 2000.00

— U — '--=—

kindly remit our professional charges in respect of the abovesaid title certificate in our

current SBI Afc No.30314930641, IFS Code: SBINOOO182 1, Churchgate Branch,
Mumbai.

V. 8. Legal Associates




Inspector General OF Registration

Payer Details '
- i - ' m i - " m e - =, . oo - -I - -~ - - — -.I - - - - — - — g — —
Eﬂaﬂ:h Foa ITA.: IDIIITA-H '“M?}.
Type of Payment Other ltems e — 1T
| PAN No.(if Applicable)
p— .. — . -, - — - - - — - = -.. - - - - - -.I — e —r — — — -I — — - - — - — — — fim -
| Office Name THN3 THANE NO 3 JOINT SuB REGISTRA | Full Name | ADV Shirlsh Lad
- " ™ - " =" = = = "o = o = Tm 1 |
Location THANE (
Year 2022-2023 One Time | FlatBlock No. !
[
= - - - .. = - - — e - — - — - e - — i
Account Hoad Details Amount In Rs. | meianﬂﬂuﬂdlng
S _— _._:_____4-.____.,_____-______-.J
VO300T2201 SEARCH FEE 100.00 | Road/Street . '
- - - - - - - — - —. - - — - - - L - — - — —— ——— - — o - — — — — — — — — )
lAmﬂ.llLﬂlca"[F | |
J— - - e o — - " -l - . — - I [
| , Tuwnﬂ:ihr.l'ﬂistr!-:t .
_......-----_ "1""1'"""

.Ehﬂqu&.-'l:![': M,

Name of Bank

Bank-Branch | IDBI BANK '
I______-_J--_ _-.______-__,_______-__-__
Name of Branch ' Scroll No, , Date | Not Verified with Scrop -
- s 1 _-__._l_-_____________--_--
De ent ID e No, : 8867267218
NOTE:- This challan s valid for reason Mentioned in Type of Payment only. Not valid for other reasons or unregistered document
T wee mmy e’ @ s @ = ©lE] 36 . 56T wTevnad) far &




S. V. Lad

V. S. Legal Associates

Advocates High Court

1A & 5, 5/A, 4™ Floor, Kamanwala Chamber,
Premises Co-op. Society Ltd.

SIr

Tel.
Tel.

P. M. Road, Mumbai 400 001
No: 91-022-66316626

No: 91-022-617559/60

Email Id: vs_legal@yahoo.co.in
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VS/SER/SBI/RACPC/CHINCHPOKALI/ 1942/2023

Date 20/03 /2023

Annexure - B

REPORT OF INVESTIGATION OF TITLE IN RESPECT OF IMMOVABLE PROPERTY.

1.

a) Name of the Era:nch,." Business Unit
Office  seeking opinion

| State Bank of India. RACPC
Chinchpokali, Mumbai. :

b) Reference No. and date of the letter

under the under the cover of the
documents tendered for scrutiny

By Hand

Kajal _Tﬂrij-:sh Mehta & Brijesh
|
c) Name of ﬂ'ff.‘ Eﬂ]‘TﬂWErE-. | Dinesh Mehta - _{"
2. | a) Type of Loan Home Loan ¢
b) Type of property L ¢
3. |a) Name of the Unit/ Concern/ HE-I-_j_-EL] Brijesh Mehta & E‘.ijﬂsh
' Company/ person offering the property/( | Dinesh Mehta f,f
les) as security, o [ e o
b Constitution of the | Individual
unit/concern/person offering the |
property for creation of charge. | - B
c) State as to under what capacity is | Borrower |
security offered (whether as joint 4
applicant or borrower or as guarantor,
elc.
4 | Value of Loan (Rs. in crores) i e ~ 8
| ,1 - R L/ r ﬁﬁ NO. EJEI'E, B cnmpﬁaing
' admeasuring area 116.22 sq. Mtrs,
equivalent to 1251 sq. ft. (Carpet), on
24% Floor, in the Building No. 20
| known as “PHILIPA” of Phillipa Co-
Complete or full description of the|op. Hsg. Soc. Ltd., in Project known |
immovable property/(ies) | offered as | as “RODAS ENCLAVE” in complex
security including the following details. known as “HIRANANDANI ESTATE” |
constructed on Survey/ Hissa No.
69/2, 69/3 AND 319 lying and
| situated at Village Kavesar, Tal. &
Dist. Thane.
P aj Euwr:}rf_ No. a = survey/ Hissa No. 09/2, 69/3 AND
.. ] B 319 .
b) Door no. ( in case of house property) | Flat No. 2403
:_r:j Extent/ area including ;::linﬁ'lf built | Adm. area llﬁ.Eﬁ'_sq, Mtrs.
up area in case of house property equivalent to 1251 sq. ft. (Carpet)
d) Locations like name of the ';::]ar:f.:, Village [{aﬁﬂﬁar, Tal. & Dist. Thane
village, city, registration, sub-district 4
| ELC.
1
b. |al Particulars of the documents | Mentioned herein under i

_| scrutinized- senially and chronolo Eicﬂﬂ}i/‘

l1|Page




copies oOf

certified.

_h} Nature of documents verified and as to

whether they are originals or certified
registration extracts

| Note: Only originals or certified extracts '

duly

| Mentioned herein under

N

from the registering/land/ revenue/
other authorities be examined.
ST. i Date of | Name of the parties Original/ In case of
' No. | Document Certified copies,
' Photocopy/ | whether
| true copy | the original
| was
, scrutinized
by the
R E— | . 2e 2 _  advocate.
1. | 7/12 Extract | Photo copy | No
2. |04/ ﬁﬂ' 2009 | ULC order - | Photo cﬂp_'!.r_ ' No
| 97/08/2009 | St e :
3. | 18/08/2009 | Letter of Intent Photo copy | No
) F—— _— - _ ae ¥
. 4. | 06/09/2010 ' N. A Order Photo copy | No
K | 235 /10/2010 | Commencement Certificate | Photo copy | No
| 6. | 18 / ﬂE-_,.I’EﬂlE | Power of Jﬂt-nmﬁy executed | Photo copy No
| between Roma Builders Pvt. |
Ltd it's through authorized
| signatory Mr. Prakash S Shah
| in favor of Mr. Narendra |
| Shripat Sawant, Kinjal M
| Desai, Dhawal S Kothar,
Sanjay Sharma , Sameer. A
Pradhan, Vikram Kuchroo.
| Nityanand Krishnan & Goldie
| | Gulati
7. _IE;’DEIEDL"E_ | Regiatraﬁﬁn REn:tTpt No. _'Ii'-hutu ﬂnpyu'r No _
| | 4795/2012
|
8. | 21/04/2015 | Title Certificate issucd by the | Photo copy | No
| | Local Advocate |
|
0. E;’ 05 ,ﬂ'EﬂlT:,,.-— Dﬂﬂupan{:}'Tﬂrljﬁ::ate - Photo Ep}r | No i
— = i — =
10. | 05/03/2020 | Agreement for Sale executed | Photo copy No
“ | between Roma Builders Pvt
Ltd and Kajal Brijesh Mehta |
| | & Brijesh Dinesh Mehta
_— e - _ ~ | W _
11.| 06/03/2020 | Registration Receipt No. | Photo copy | No
| |543?fﬂﬂﬂﬂ ,
12, | 06/03/2020 |IndexII | ~ | Photo copy | No
13.]| 02/04/2022 | Share Certificate "Photo copy | No
2|Page




7.
(a)

Whether certified copy of all title
documents are obtained from the
relevant sub-repgistrar office and

compared with the documents made
available by the proposed mortgagor?

[Please also enclose all such certified
copies and relevant fee receipts along

with the TIE.) [HL : If the value of
loan => Rs.1 crore and in case of

commercial loans wrrespective of the
loan component]

- onginal documents submitted?

No instructions, hence not obtained

Whether all pages in the certified copies
of title documents which are obtained
directly from Sub-Registrar’s office have
been verified page by page with the

(In case ongnals title deed is not
produced for comparing with the
certified or ordinary copies, the matter

should be handled more diligently &
cautiously).

' As above

'E.a

Whether the records of registrar office
or revenue authorities relevant to the
property in question are available for
verification through any onhne portal
or computer system?

Yes, online records available f{rom

2002.

b

If such online/computer records are
available, whether any verification or
cross checking are made and the
comments/ findings in this regard.

Yes, verification made on Index II

Whether the genuineness of the stamp |
paper 18 possible to be got venfied from |
any online portal and if so whether |
such verification was made?

No

Whether proper registration
documents completed. Details thereof |

to be provided.

Property offered as secunty falls within
the junisdiction of which sub-registrar
office?

of | Yes

Thane .~

Whether 1t 1s possible to have
registration of documents in respect of
the property in question, at more than
one office of sub-registrar/ district
registrar/ registrar- general. If so,
please name all such offices?

Whether search has been made at all

the offices named at (b) above?
I

Sub Registrar Assurance at Thane 01

to 11 f’

"

Yes

Whether the searches in the offices of
registering authorities or any other

records reveal registration of multiple
title documents 1n respect of the

property in question?

No

10.

Chain of title tracing the title from the

fﬂne:{td

-

as Annexure-1

oldest title deed to the latest %
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| establishing title of the property in |

question from the predecessors in
title /interest to the current title holder.
In case of property offered as security
for loans of Rs.1.00 crore and above, |
secarch of title/ encumbrances for a
period of not less than 30 vyears is

mandatory. (Sezparate Sheeis may be
used) |

Wherever Minor's interest or uﬂ1::1"-f:1ng
on title 1s involved, search should be

No

made for a further period, depending |
on the need for clearance of such clog |
on the Title.

Nature of Minor's interest, if any and if
so, whether creation of mortgage could
be possible, the modalities/procedure
to be followed including court

Not Applicable

permission fo be obtained and the
reasons for coming to such conclusion. |

Nature of Title of the intended
Mortgagor over the Property (whether

‘ Occupancy,/ Possessory Rights or Inam

full ownership rights, Leasehold Rights,

Holder or Govt. Grantee/ Allottee etc.)

Dﬁ;ﬂrship Ejght_

If Ownership Rights,

| Yes

Details of the CHHHE}FEH_EE Documents

No

Whether the document is ]JI‘ErI;f:I'l}"
stamped. |

Yes, P:grﬂement are stamped i

Whether the document is properly
registered,

Yes, ﬁgrEﬂmEnt are rEgiﬂE:i'E:l

If leasehold, whether:

No

The Lease Deed is ﬂul}'_ﬂtﬂﬂlpﬂd and
registered

Not ﬂppﬁ::ﬂhlﬂ

The lessee is permitted tn::nnrtgage the |
Leasehold right,

Not ﬂpp].i_ahlﬂ

duration of the LéEEE,." unﬂ:{pirer-:-l.j:rﬂﬁud
of lease,

i

Not Applicable

favour of Lessee as to whether Lease

deed permits sub-leasing and mortgage
by Sub-Lessee also.

—

TR e

ght to get renewal of the leasehold I Hﬂ't_hpp]icahle_

if, a sub-lease, check the lease deed in | Not ﬁpﬁﬂahlﬂ

Whether the leasehold ri_ghts permits

for the creation of any superstructure
(if applicable)?

' Not Applicable

rights and nature thereof,

If Govt. grant/ allotment/Lease- | No

cum /Sale Agreement / Occupancy /

| Inam Holder / Allottee etc, whether: L

m 4|Page




grant/ agreement etc. prcwiﬁéa for

alienable rights to the mortgagor with |

or without conditions?

3

Not Applicable

the mortgagor 15 competent to create
charge on such property?

Not Applicable

any permission from Govt. or any other
authority is required for creation of
mortgage and if so whether such valid

permission is available?

If occupancy right, whether;

:Such

right is  heritable and

transferable,

| Not Applicable

 Yes

|

Yes

| Mortgage can be created.

Yes

12.

Has the property been transferred by
way of Gift/Settlement Deed

The Gift/Settlement Deed

stamped and registered,;

15 dul:,r‘

No

'Not Applicable

The Gift/Settlement Deed has been
attested by two witnesses;

Not Applicable

Whether there is an}' restriction on the | Not Apphr:ahlﬂ

Donor in executing the gift/settlement
deed in guestion?

The Gift/Settlement Deed transfers the
property to Donee;

Not Applicable

= 1

Whether the Donee has accepted the
gift by signing the Gift/Settlement Deed
or by a separate writing or by
implication or by actions?

Not Applicable

]

Whether the Donee is in possession of
the mited property?

Whether any life interest is reserved for
the Donor or any other person and
whether there is a need for any other
person to join the creation of mortgage,

Not Applicable

Not Applicable

of the title passed through the
gift [ settlement deed.

Has the prnper?f- been transferred by

way of partition / family settlement
deed

Any other aspect affecting the - validity | Not Applicable

No

for deposit. I not the |
modality/procedure tc be followed to
create a valid and enforceable

mortgage.

Whether mutation has been effected

Whether the m::rrtgagm'-s In puﬂfaéséinn i

whether the nngm&] deed is available i Not Applicable

- Not Applicable i

Not ﬂpplir:aT:-Tt

s

| and enjoyment of his share.




d Whether the partition made is valid in | Not ﬂ?::plicahTﬂ
law and the mortgagor has acquired a

Tmﬂﬂgagﬁahlﬂ title thereon.

In respect of partition by a decrec of | Not Applicable
court, whether such decree has become
| final and all other conditions /

| formalities are completed/ complied
with,

{ | Whether any of the documents in | Not Applicable

. question are executed in counterparts |
or In more than one set? [f S0,
' additional precautions to be taken for

| avoiding multiple mortzages?

14, ] Whether the title documents include | No
any testamentary documents /wills?

a |In case of wills, whether the will is Not Applicable
registered will or unregistered will?

b Whether will in the matter needs a | Not ﬂpﬁﬁﬂﬂhlﬂ.
' mandatory probate and if so whether

| the same is probated by a competent
court?

—

C Whether the ﬁnpert}r_ is mutated on the __Nt.'rt ﬂ{;]j]iﬂﬂh']-ﬂ'
| basis of will? |

d | Whether the original will is available? | Nat Applicable

'e | Whether ﬂwT::riginai‘ death certificate of Hnt-ﬂpp]iﬁ_ahle :
| the testator is available?

f. What are the n:i_r-::um:aiances-ﬂ.nd;’:]r Not Applicable
: documents to establish the will in

| question is the last and final wiil of the
testator?

g Comments on the circumstances such | Not Applicabie

as the availability of a declaration by all
| the beneficiarics about the
genuineness/ validity of the will, all
I parties have acted upon the will, etc.,
which are relevant to rely on the will,
availability of Mother/Original title |
deeds are to be explained.

]

15. | Whether the prﬂpT:rt}r is E.l_lhjéﬂt to En}r No - : B
l waki rights / belongs to church /
' lemple or any religious / other

institutions
 — | — e — — — — = - —_— —
4 | any restriction in creation of charges on | Not Applicable
such properties?
b ‘i Precautions/ permissions, if any in | Not Applicable

respect of the above cases for creation
of mortgage? '

e e

16 | Where the property is a HUF/ioint | No
a family property? |

[ b Whether mEﬂgagE is created for | Not .ﬂLpElic:ahlr:
| family benefit/legal necessity, whether

| the Major Coparceners __have mﬂ




objection/join 1n execution, minor’s
share if any, nghts of female members
etc.

Please also comment on EI.I].}" other

aspect which may adversely affect the
validity of security in such cases?

Not Applicable

Whether the property belongs to any

trust or is subject to the rights of any
trust?

No

Whether the trust is a private or public
trust and whether trust deed

the property?

specifically authorizes the mortgage of |

Not Applicable |

If YHS,

precautions /permissions to be obtained
for creation of valid mortgage?

additional | Not Applicable

Requirements, if any for creation of

mortgage as per the central/state laws
applicable to the trust in the matter.

18

whether the local laws permit mortgage
of Agricultural land and whether there
are any restrictions for
creation /enforcement of mortgage?

relevant records/documents as per
local laws, if any are to be verified to

ensure the validity of the title and nght
to enforce the mortgage?

Is the property an Agricultural land

In case of agnicultural property other

Not Applir:ﬁhlﬁ

No

a8

Not Applicable

In the case of conversion of Agricultural
land for commercial purposes or

otherwise, whether requisite procedure
| followed / permission obtained?

NA order dated 06/01/2010

19.

Whether the property 1s affected by any

local laws or special enactments or
other regulations having a bearing on
the security creation / mortgage (viz.
Agricultural Laws, weaker Sections,
minorities, Land Laws, SEZ
regulations, Costal Zone Regulations,
Envirenmental Clearance, etc.)?

The Miﬁistx}r of Environment and
Forests (I.LA. Division), Government of

India vide their order bearing No.21-
277 /2006-1A-1I1 dated 07/09/2006
'and further dated 14/03/2007 has
pranted necessary Environmental

Clearance for  the project to be
undertaken by the M/s. Hiranandani
Construction for construction

Residential and Commercial Complex.

b

iﬁdditiﬂnal aspects relevant  for
investigation of title as per local laws.

20,

Whether the property is subject to any
pending or proposed land acquisition
proceedings’

Whether any search/enquiry 1s made
with the Land Acquisition Office and

the outcome of such search/enquiry?

No

|

NA

-

No out come

P

of I

| Whether the property is involved in or
subject matter of any litigation which is
pending or concluded?

No
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If so, whether such litigation would
| adverscly affect the creation of a valid
mortgage or have any implication of its
future enforcement?

232,

| Not Applicable

Whether the title documents have any
court seal/ marlking which points out
|
court in respect of the property in
question? In such case please comment
| on such seal/marking?

any litigation/ attachment/security to |

Not Applicable

In case ﬂﬁ:narmﬂrslii_]; firm, whether the
property belongs to the firm and the
deed 1s properly registered?

b

:T-Nn

[Property belonging 5 parmiel

formalities for the same have been
completed as per applicable laws?

whether thrown on hotchpot? Whether |

Not ﬁppﬁﬂéﬁlﬂ

Whether  the pﬂrﬂﬂ_n[s] crea ting

mortgage for and on behalf of the firm?

| Limited Company, check the
resolution, authorisation to create
mortgage /execution of documents,
Kegistration of any prior charges with
‘thr: Company Registrar (ROC), Articles

Board

seal ete.

b/1

mortgage has/have authonty to create |

Whether the pmpﬂth' hr::lm;éa to a | No

of Association /provision for common |

Not hppli-:eﬁ:llﬁ

Whether mﬂ_pnrﬂpert}*-ﬁﬂ be mﬂ_rtgaged] |
Iia purchased by the above Company
from any other Company or Limited

Liability Partnership (LLP) firm ? Yes /
No.

bh/2
!

b/3

L

| created by the vendor company (scller)?

Not ﬂﬁ}?lit:ahlﬂ B

lf yes, whether the search of -‘:hargﬂ_ﬂ of
the property (to be mortgaged) has been
| carried out with Registrar of Companies
(RoC] 1n  respect of such vendor

company / LLP (seller) and the vendee
company (purchaser)?

Not .Appli-.':ai-alﬂ

Whether the above search of tEargf:ﬂ ' pe_rt:,r 18 _Murtgag-e
reveals any prior/| HDFC Ltd /
charges/encumbrances. on thel. “

—

property (proposed to be mortgaged)

b/4

24,

a

_d

ot

with

| encumbrances have been satisfied?

If the search reveals encumbrances /
charges, whether such charges |/

ﬁlre?lr.:lj,-' obtained

In case of Suﬁieﬁea, Essnciatign, the |
required authority/power to borrow

| and whether the mortgage can be

| 25. | Whether any POA is involved in the
| chain of title during the period of

No

created, and the requisite resolutions, |
bye-laws.

search?

No
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Whether the POA involved i1s one
coupled with interest, ie. a
Development Apgreement — cum -Power
of Attorney. If so, please clanfy whether
the same is a registered document and
hence it has created an interest in
favour of the builder/developer and as
such is irrevocable as per law.

In case the title document is executed
by the POA holder, please clarify

whether the POA involved 1s (1) one
executed by the Builders wiz.
Companies/ Firms/Individual or
Proprietary Concerns in favour of their
Partners/ Employees/  Authorized
Representatives to sign Flat Allotment
Letters, NOCs, Agreements of Sale, Sale
Deeds, etc. in favour of buyers of
flats funits (Builder's POA) or (ii) other

type of POA (Common POA).

No

Power of Attorney dated 18/05/2012 |
executed by the Roma Builders Pvt. Ltd
it’s through director Mr. Prakash S

shah in favor of Mr. Narendra Shripat |
Sawant, Kinjal M Desai, Dhawal El

Kothari, Sanjay Sharma , Sameer A
Pradhan, Vikram Kuchroo, Nityanand
| Krishnan & Goldie Gulati is duly

registered with the Sub-Registrar of
Assurances  Kurla under Reg. No.

BDR-13/4761/2012 dated
18/05/2012

In case of Builder’s POA, whether a

certiied copy of POA i1s available and
the same has been venfied/compared

with the ongnal POA.

‘Not available

In case of Common POA (i.e. POA other |

than Builder's POA), please clanfy the
followang clauses in respect of POA.

i) Whether the original POA is verified

and the title investigation is done on

the basis of original POA?

1)) Whether the POA is a registered
one?

1) Whether the POA 1s a special or
general one?

iv)Whether the POA contains a specific
authority for execution of title
document 1n question?

No

No, notarized

General

Yes

' Whether the POA was in force and not

revoked or had become invalid on the
date of execution of the document in

question? (Please clarnfy whether the

same has been ascertained from
the office of sub-registrar also?)

Not revoked which 15 ascertained from
the declaration annexed to the said

property

Please comment on the genuineness of
POA?

26,

s

The POA 18 genuine

unequiveocal opinion  on the
enforceability and vahdity of the POA.

The said Power of Attorney is properly
executed.

Whether mortgage is being created by a

POA holder, check genuineness of the
Power of Attorney and the extent of the

powers given therein and whether the
same 1s properly executed,/ stamped/
authenticated in terms of the Law of
the place, where it is executed.

| 27.

If the property is a flat/ Hp&ﬂmﬂﬁt. or

NOD

residential /commercial complex
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a | Promoter's/Land owner's fitle to the | Ownership Rights
land/ building;
. N — ;
b Development  Agreement/Power  of | NA
Attorney; |
|
C Extent of authority of  the | Sell
Developer /builder;
'd | Independent ftitle venfication of the | Title in respect of flat verify in the 5SRO
Land and/or building in question;
| e Agreement for sale (duly regstered); Yes
T | Pa}':-'.nﬂnt of proper stamp duty; | Yes
g | Rn:quin-:ﬁ'mnt of registration of sale
agreement, development agreement, | Not Applicable
| POA, etc.;
. ]
h Approval of building plan, permission of | No
appropnate /local authonty, etc.;
i | Conveyance in favour of Society/ Not Yet
Condominium concerned;
] Occupancy Certificate /allotment | Occupancy Certificate dated
letter /letter of possession; 05/05/2017 o

Membership details in the Society etc.;

-
d

Distinctive No. 831 to 840

Share Certificates:;

Share Certificate No. 84

g

| No Objection Letter from the Society;

NOC Letter to be obtained from the
Philhpa Co-op. Hsg. Soc. Ltd., for
creating additional mortgage.

Il

| All legal requirements under the
local { Municipal laws, regarding
ownership of
flats /Apartments /Building Regulations,
Development Control Regulations, Co-
operative Societies’ Laws etc.;

Complied

Requirements, for noting the Bank

charges on the records of the Housing
Society, if any;

Yes with Society

If the property 1s a vacant land and
construction 15 vet to be made,

approval of layout and other
precautions, if any.

units/flats tally in all documents such
as approved plan, agreement plan, etc.

1LLA

Whether the Real Estate .Pl;t}j.-éﬁf_ﬂﬂIHEE
under Real Estate (Regulation and
Development) Act,20167

ILB |

| to be furnished,

Whether the project 1s registered with
the Real Estate Regulatory Authority? If

Whether the numbering pattern of the |

so, the details of such registration &are.

Not Applhcable

"r’és.

No, Since Occupancy  Certificate
[ssued. ,

Not ﬁppﬁﬂﬂb.lﬂ

!

’
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I1.C

Whether the registered agreement for

sale as prescribed 1n the above
Act/Rules there under 18 executed?

Not Applicable

[1.D

Whether the details of ﬂie-ai]arht-ufen‘tf |
plot in question are verified with the list

of number and types of apartments or

plots booked as uploaded by the
promoter in the website of Real Estate

Regulatory Authonty?

Not Eﬁp licable

28.

Encumbrances, Attachments, and/or
claims whether of Government, Central
or State or other Local authorities or
Third Party claims, Liens etc. and
details thereof.

We have conducted search for 04 years |
in Sub Registrar office at Thane &

noticed that the said property mortgage
with the State Bank of India

29,

| The

périn::ci covered under the
Encumbrances Certificate and the
name of the person in whose favour the

encumbrance is created and if so,
satisfaction of charge, if any.

Years 2020 to 2023
Additional Mortgage can be created

30. | Details regarding property tax or land | Paid
revenue or other statutory dues
paid/payable as on date and i1f not
paid, what remedy?
31. | Urban land ceiling clearance, whether | Not required il
3] required and if so, details thereon
b | Whether No Objection Certificate under | Not applicable
the Income Tax Act is required |
obtained?
32. | Details of RTC extracts/mutation | Not Applicable
e extracts/ Katha extract pertamning to
the property in question.
b | Whether the name of mortgagor is | Yes, in Index II
| reflected as OWner In the
revenue / Municipal / Village records?
33. | Whether the property offered as | Yes -
a security is clearly demarcated?
0 Whether the demarcation / partition of | Yes
the property i1s legally valid?
C Whether the property has clear access | Yes o
as per documents? (The property
should be legally accessible thr-::nugh'
normal carriers to transport goods to
factories / houses, as the case may be).
34. | Whether the property can be identified | o
a from the following documents:
a)] Document in relation to electricity
connection; b) Document in relation to
water connection; ¢} Document In |,
relation to Sales Tax Registration, if any
applicable; d) Other utility bills, if any. | | ]
b Discrepancy/doubtful circumstances, if | No

any revealed on such scrutiny? A/

o




Whether the documents i.e. Valuation
report / approved sanction plan reflect

b

a
in the boundaries in relation to the
Title Document / other document.

| (If the wvaluation report and /or
approved plan are not available at the
time of preparation of TIR, please

| provide these comments subsequently,
on receipt of the same),

| / indicate any difference / discrepancy

Valuation report not produced

| 36. | Whether the Bank will be able to

a enforce SARFAESI Act, if required
against the property offered as
IE-EELI:I'itj"?

e

37.
a

Property is SARFAESI compliant

Whether ﬂI‘igiII?IT. title deeds are
available for creation of equitable
mortgage

| b In case of absence of original title

deeds, details of legal and other
requirements for creation of a proper,
'valid and enforceable mortgage by
deposit of certified
certified etc., as also any precaution to
be taken by the Bank in this regard.

if

38. | Additional auggeﬁnns,
safeguard the interest
| ensuring the perfection of security.

any to

cxtracts duly |

| Not ﬂpplir:;.ble

of Bank/ |

> Before 5511-::1:_1511&15 the said loan to
the prospective Purchasers/ Borrower

the Bank Should ascertain the
existence and present status of the

status flat/ Building.

»Belore disbursal of the loan kindly
cross verily NOC-Cum Mortgage

| 39,

The I!Eﬂﬂiﬁﬂ ;Ersnns who are rT:quirﬂd
'to  create  mortgage/to  deposit

'. documents creating mortgage. !

noting letter issued by the Society. = |

i b
instant, 1t is notice that the
borrower /guarantor presents original
the documents alongwith the

proposal, borrower at the time of the

creation of mortgage borrower.
Guarantors deposit colur/ fabricated/
forged title deed, in the above
backdrop bank is advised to kindly

verify the genuineness of the Title
Deed :

Kajal E_rijesh Mehta & H::ijﬂah
Dinesh Mehta s

Date: 20/03/2023

Place: Mumbai
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Annexure C-1

CERTIFICATE OF TITLE

I have examined the photocopies of the title deed the which are intended to be
deposited relating to the schedule property/(ies) and offered as security by way of
additional Mortgage and that the documents of title referred to in the Opinion are
valid evidence of Right, title and Interest and that if the said additional Mortgage is
created, 1t will satisfy the requirements of creation of additional Mortgage and I

further certify that: Er \ —

1. I have examined the Documents in detail, taking into account all the Guidelines
in the check list vide Annexure B and the other relevant factors.

2. | confirm having made a search in the Land/ Revenue records. | also confirm
having verified and checked the records of the relevant Government
Offices, /Sub-Registrar(s) Office(s), Revenue Records, Municipal/ Panchayat
Office, Land Acquisition Office, Registrar of Companies Office, Wakf Board
(wherever applicable I find that the said flat already mortgaged with the State
Bank of India but additional mortgage can be created. I am liable /responsible,

if any loss is caused to the Bank due to negligence on my part or by my agent
in making search Encumbrances Noticed. Additional mortgaged can be created.

3. Following scrutiny of Land Records/ Revenue Records, relative Title Deeds, no
certified copies of such title deeds obtained from the concerned registrar office
and encumbrance certificate (EC), I hereby certify the genuineness of the Title

Deeds. Suspicious/ Doubt, if any, has been clarnfied by making necessary
enguiries.

~ There are Mortgage with the State Bank of India, as could be seen from the
Encumbrance Certificate for the period from 2020 - 2023 pertaining to the

Immovable Property/(ies) covered by above said Title Deeds. The property is
free from all Encumbrances, subject to above clause.

2. In case of second/subsequent charge in favour of the Bank, there are no other
mortgages/charges other than already stated in the Loan documents and
agreed to by the Mortgagor and the Bank. (Not Applicable)

6. Minor/(s) and his/ their interest in the property/(ies) is to the extent of (Specify
the share of the Minor with Name).(Not Applicable)

7. The Mortgage if created, will be available to the Bank for the Liability of the
Intending Borrowers Kajal Brijesh Mehta & Brijesh Dinesh Mehta

&. 1 certify that kajal Brijesh Mehta & Brjjesh Dinesh Mehta have an absolute,
¢ clear and Marketable title over the Schedule property/ (ies). 1 further certify
that the above title deeds are genuine and a valid mortgage can be created and

the said Mortgage would be enforceable.

9. In case of creation of Mortgage by Deposit of title deeds, we certify that the

deposit of following title deeds/ documents would create a valid and enforceable
mortgage.

13|Page



1 | 05/05/2017 | Occupancy Certificate Photo copy
—
2. 5/03/2020 | Agreement for Sale executed between Roma | Original
\/O Builders Pvt. Ltd and Kajal Brijesh Mehta
& Brijesh Dinesh Mehta
e e i
3. / 06/03/2020 i Registration Receipt No. 5437 /2020 Onginal
| 4. /06/03/2020 |IndexII Original
5. | 02/04/2022 | Share Certificate Original
6. |- ' NOC Letter to be obtained from the Phillipa | Original
Co-op. Hsg. Soc. Ltd.,, for creating
additional mortgage.

10.There are no legal impediments for creation of the Mortgage under any
applicable Law/ Rules in force.

-

11.1t is certified that the property is SARFAESI compliant. ¢

SCHEDULE OF THE PROPERTY/IES

/Flat No. 2403, comprising admeasurning area 116.22 sq. Mtrs. equivalent to 1251 sq.
ft. (Carpet), on 24t Floor, in the Building No. 20 known as “PHILIPA” of Phillipa Co-

op. Hsg. Soc. Ltd., in Project known as “RODAS ENCLAVE” in complex known as
“HIRANANDANI ESTATE"” constructed on Survey/ Hissa No. 69/2, 69/3 AND 319

lying and situated at Village Kavesar, Tal. & Dist. Thane

Place : Mumbai

Date : 20/03/2023 Signature o
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Annexure - Cl
FLOW OF TITLE

In respect of the Flat No. 2403, comprising adm::asunng area 116.22 sq. Mtrs.

Equwalent to 1251 sq. ft. (Carpet), on 24th Floor, in the Building No. 20 known as

“PHILIPA” of Phillipa Co-op. Hsg. Soc. Ltd., in Project known as “RODAS ENCLAVE" in
complex known as “HIRANANDANI | ESTATE" constructed on Survey/ Hissa No. 69/2,

69/3 AND 319 lying and situated at "-.-'ﬂlage Kavesar, Tal. & Dist. Thane. issued title
Certificate dated 20/11/2020.

In Continuation abovesaid title certificate in respect of the abovesaid flat further state
as under.

The Thane Municipal Corporation issued Occupancy Certificate bearing V. P. No.

S06/00636/2010/TMC/TDD/OCC/0355/17 dafed 05/05/2017 to occupy the
Building No. 20 (Lower Basement + Upper Basement + Parking + 32“" Floor)
constructed ofi the said Property. ——

By an Agreement for sale dated 05/03/2020 the said M/s. Roma Builders Pvt. Ltd
agreed to sell the Flat No. 24037 comprising admeasuring area 116.22 sq. Mirs.
equivalent to 1251 sq. ft. (Carpet), on 24t Floor, in the said Building to Kajal Brijesh
Mehta & Bryesh Dinesh Mehta on the terms and conditions contained therein. Which
was duly registered with the Sub-Registrar of Assurances, Thane, under Serial No.

TNN-2/4783/2020 dated 06/03/2020.

The said Kajal B Mehta & Brijesh D Mehta under Notice of Intimation regarding

mnrggﬂ'a.g-: h}' way of deposit of Title Deed dated 08/12/2020 in respect of the Flat No.
2403, comprising admeasuring area 116.22 sq. Mirs. equivalent to 1251 sq. ft.
(Carpet], on 24th Floor, in the Building No. 20 with State Bank of India on the terms
and conditions contained therein which is duly registered with the Sub-Registrar of
Assurances at Thane under Sr. No. TNN-3/6341/2020 dated 29/12/2020.

All the Flat purchasers of the said building have formed ‘Phillipa Co-op. HSG. Soc. Ltd’
under the Maharashtra Co-operative Societies Act, 1960 duly registered No.

TNA/(TNA)/HSG/(TC)/31589/2019 dated 07/03/2019 '-E.n-l:i Kajal Briyjesh Mehta &
Brijesh Dinesh Mehta became member of the said amet}' holding Ten fully paid up

share of Rs. 50/- each bearing distinctive Nos. 831 to 840 share certificate No. 84
1ssued on 02/04 /2022, .-

Date: 20/03 /2023

Place: Mumbai
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SEARCH REPORT

In respect of Property situate at Village Kavesar, Tal. & Dist. Thane within the limits

of Sub-Registrar Thane land bearing:-

S. No./Hissa Nos. of Kavesar Area admeasuring sq. Mtrs.
| 51/2 | 150
a2/4 | 960 |
52/5 130 _
o3 /2 830
o4 /2 | 250
54/4 400
 54/6 1820 = =
209/1 1820
| 60/7 | 1820
hl/1 9060
3410
62/1 4900
62/2 2250
1 66/1 1570
 66/2 - 2430
66/3 3030
66/4 ' 3490
66/6 3030
66 /7 | 2940
b6 /9 | 860
| 66/ 10 | 060
|07/ 1 | 7010
67 /2 | 6930
67 /4 | 2230
T0/1C 3110
T1/3 2730 s
(71/4 250
71/5 | 100
71/7 | 450
| 74/2 5670 |
79/2 | 990 :
73/5 | 1740 _
[114/5 730 . ==
| 114/12 2130
116/4 400
117 /3 1490
117 /6 - 3 11010
122/1 150
| 124/3 3910
168 /2 7060
177/5 530
182/1 |
316 _EEEEG
131? 300350
| 3138 22260
| 319 28860

5. No. /Hissa Nos. of Village Kolshet |

Area admeasuring sq. Mtrs.

136/15 2000
156/ 1(pt) | 1880
1572 | 2070
159/ 1 7710
1652 3110 _
1682 7060
168/3 1060
172/2 2200 -
173/ 1 | 7970
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177/ 1 i - 860 - B
180/1 - 6900 - B

' 180/4 - - 1090 - B
182/4 - __|s5210 B

198/2 - | 2100 B B

215/1 - | 1960 B
1218/3 - | 450 - .

221/2 e 350 .

| 279 e - 30760 B B
280 - a 3500 B |
281 . | 2100 e e
208/3 - | 2290 - -

299 B - |25440 B
i 312(pt) - | 3280 - -
[313(pt) - 10080 i B
314(pt - 3870 -

315(pt) _ ~ [23995 . B ]
1 320 . . 25620 ' |

Flat No. 2403, comprising admeasuring area 115.22 sq. Mtrs. equivalent to 1251 s0.
it. (Carpet), on 24% Floor, i the Building No. 20 known as “PHILIPA” of Phillipa Co-
op. Hsg. Soc. Ltd., in Project known as “RODAS ENCLAVE” in complex known as
“HIRANANDANI ESTATE” constructzd on Surver/ Hissa No. 69/2, bS/3 AND 319

lying and situated at Village Kavesar, Tal. & Dist. Thane. (hereinafter referred to as the
said property, Flat & Bungalow for brevity's sa«e)

OWNERS: Kajal Brijesh Mehta & Brijesh Dinesh Mehta -~

THIS IS TO CERTIFY THAT I have taken search in respe=t of the above zaid property

for the

which is as follows:

YEARS

period of 02 years from 2020 to 2023 in the Oifice of Sub-Registrar Thane

2020

1 | (Record not maintained pm?:—::rlyj

202 ‘

Entry in Index II (Record not maintained Properly)
Agreement for sale dated 05/03/2020
Flat No. 2403, comprising admeasuring area 116.22 sq. Mtrs. equivalent to

1251 sq. ft. (Carpet), on 24th Floor, in the Building No. 20 known as
“PHILIPA” in Project known as “RODAS ENCLAVE” in complex known as

“HIRANANDANI ESTATE” constructed on Survey/ Hissa No. 69 {2, 69/3
AND 319 lying and situated at Village Kavesar, Tal. & Dist. Thane.

M/s. Roma Builders Pvt. Ltd. o |
And

Kajal Brijesh Mehta & Brijesh Dinesh Mehta
Serial No. TNN-2/4783/2020

dated 06/03/2020.

Notice of Intimation regarding mortgage by way of deposit of Title Deed dated
08/12/2020 (Rs. 15000000/ -)

Flat No. 2403, comprising admeasuring area 116.22 sq. Mtrs. equivalent to
1251 sq. ft. (Carpet], on 24th Floor, in the Building No. 20 known as
"PHILIPA” of Phillipa Co-op. Hsg. Soc. Ltd., in Project known as “RODAS
ENCLAVE" in complex known as “HIRANANDANI ESTATE” constructed on

survey/ Hissa No. 69/2, 69/3 AND 319 lying and situated at Village
Kavesar, Tal. & Dist. Thane. Vs

Kajal B Mehta & Brijesh D Mehta
And
State Bank of India

Sr. No. TNN-3/6341 /2020 //ﬂ
dated 29/12 /2020

2022 |

(Record not maintained properly]
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2023 | (Record not maintained pmpﬂr}}r]-

) Attached Govt. Fees paid vide Receipt No. MHO017051517202223E/2023 dated
20/03/2023

Note: Register of Computerized Print Copies of Index Il are prepared for Search from Feb.
2002 onward, which have not been maintained properly and manual books are in partly torn,

untidy and loose condition.

Date: 20/03 /2023 Mr. Datta Mane
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Valuation Report of the Immovable Property

Details of the property under consideration:

Mame of Owner. Kajal Brijesh Mehta & Brijesh Dinesh Mehta

-

Residential Flat Mo, 2203, 24™ Floor, Bullding No. 20, "Phillipa™, Hodas Enclave, Hiranandani Estale
Plot No. &, Behind Municipal Commissioner Bungalow, Patilpada, Ghodounger Road,
Thane {West) — 400 807, State - Maharashira, Couniry = India

L atitude Longitude: 19°15°37.8°N 72°5508.9"E

Valuation Prepared for:

State Bank of India
RACPC - Chinchpokli (East) Branch
Retail Assels Centralised Processing Cenfre, Mumbas South Violtas House, 'A', 151 Floor, Dr. Ambedkar Road.
Chinchpoxl (East), Mumbar = 400 033, State - Maharashira, Country — India.
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Valualion Repon Frepared For SBI RACPC - Chinchpaks (East) / Kajal Bryesh Mehia (3039 1/4624%) Page 2 of 25

Vasiu/Mumbar 0220233039 1148249
Z211442-5B85H

Date 2203.2023

VALUATION OPINION REPORT

This 1s to cedify that the properly bearing Resicdential Flal Mo. 2403, 24" Floor, Building No. 20, "Phillipa”,
Rodas Enclave, Hiranandani Estate, Plot No. A, Behind Municipal Commissioner Bungalow, Patilpada
Ghedtunder Road, Thane (West) — 400 607, State - Maharashira, Counlry - India belongs o Kajal Brijesh
Mehta & Brijesh Dinesh Mehta.

Boundanes of the property.

MNorth - Regenl Street

South . Prakrul: Pear Building

Easl . Rodas Enclave Circular Road
Wesl . Central Avenue Road

considaring vanous parameters recorded, existing economic scenario, and the information that is available wilh
reference 10 the development of neighborhood and method selected for valuation, we ane of the opinion thal the
property premises can be assessed for this parficular purpose at ¥ 3,08,37,230.00 (Rupees Three Crore Nine
Lakh Thirty Seven Thousand Two Hundred Thirty Onby).

The valuation of the property is basad on the documents produced by the concern Legal aspecls have not been
faken into considerations while preparing this valuation report.

For VASTUKALA CONSULTANTS (1) PV, LTD.

gty g e WARE S P R
T ol el Lk R [Tk &Y T L PERL

MANOJ BABURAQ s i b

L e R L . e i ik
e -

CHALIKWAR e e WS

EORE S R e [l WA . ool Dkt
R
e Jon sl .. J-'-llll-ﬂ (L

Director (U AU, Sign:
Mancj B. Chalikwar

Registered Valuer

Chartered Engineer (India)

Reg. No, CAT-1-F-1763

=8B! Empaneiment No.: SMEMCCI2021-22/86/3
Enct: Valualion repor.
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Valuation Report Prepared For SBI RACPC - Chinchockli (East) / Kajal Briesh Mehta (30391/45.243) Page 3 of 25

Vastukala Consultants (1) Pvt. Ltd.
121, 1st Floor, Ackruli Slar, Central Road, MIDC, Andheri (E), Mumbai - 400 (92

The Assistant General Manager,
State Bank of India

RACPC = Chinchpokli (East) Branch

Ralail Assels Cenlralised Processing Cantre,
Mumbai South Vollas House, A, 151 Floor

D Ambedkar Road, Chinchpokli (East),

Mumba: — 400 033, Statle - Maharashira, Country - India.

General

'a) | Date of inspeciion

VALUATION REPORT (IN RESPECT OF FLAT)

Furpose for which the valuation 15 made

[ | To assess Fair Market vaiue ol the propery for Bank |

Lnan F'Lll"ﬂl!}S-E:
18.03, 2023

!:u] Dabe on which the valualion is made

[ ]2z 03.2023

|
s — — 1

(es] with Phone no. (detaiis

| owner incase of pirt ownership)

5, | Bref description of the property (Including
| Leasehold / freehold etc.)

r::'rc'aﬂgl"l of property

of share of each

‘Slate - Maharashtra, Counlry — India.

Contact Person:

 Conlact No. 9920947977

3. List of documents praduced for perusal:
1) Copy of Agreement for sale dated 05.03. 2020 Between Roma Builders Pvi. Lid (Ihe Promoter) and
Kajal Brigsh Mehia & Bnjesh Dinesh Mehta (the Purchaser).
| 2} Copy of Commencement Certificate V. P. No. 306 / 0063 / 2010/ TMC / TDD / 388 dated 25.10.2010
ssued by Thane Municipal Comporation
' 3) Cooy of Occupancy Caertificate V. P. No, S06 / 0063 / 2010 / TMC / TDD f OCC / 0355 / 17 dated |
| 03.05.2017 issued by Thane Municipal Eurpﬂtanm
4, | Name of the owner(s) and his / their address Kajal Brijesh Mehta & Brijesh Dinesh Mehta

Address: Residential Flat No. 2403, 24" Floor, Building
Mo, 20, "Phillipa”, Rodas Enclave, Hiranandani Estate,
Flol No. A, Behind Municipad Commissioner Bungaiow,
Fatilpada, Ghodbunder Road. Thane (West) - 400 607,

Chaya Shinde (Owner's maid)

Joinl Cwinership
Details of ownership share is nol available

The property 1s a Residential Flat No. 2403 located on
240 Fioor. The composition of Flat is 3 Bedmoms +
Living Foom + Kilchen + 3 Tollets = Passage +
Balcony. (i.e. 3BHK with 3 Toilets). The property is al
10.7 Km. travelling distance from nearest railway station |

&

‘l-'

J Vastukala Consultants (I) Pvt. Ltd,

Leware N S0 90012015 Cotifed Company warw vastukald, org

I Thane B B |




Valualicn Repon Prepared For: SBU RACPL - Chinchpokh (Zast) /| Kagl Bajesh Metaa (30391/46.24%) Page 4 of 25

[a) | Plot No./ Survey No - | Plot Ne. A Survey No. 69/2, 69/3 & 319
h) | Door No - | Residential Flat No. 2403 -
¢) | CTS. No./Vilage | Village - Kavesar
ld} | Ward/Taluka | Taluka - Thane B
I €} 'Mandal / District . | District - Thane p—
| fi Date of issue and validity of layoul of | : | As Occupancy Cenificate s received may be assumad
approved map / plan | thal the constructan is as per sanclioned pian,
! q) ' Apprmred_ﬁiﬁ.rﬁan SSUING aulhnrﬁf_”"
| Whether genuineness or authenticity | -
of approved mag! plan is verified
) Any olher comments by our| | NA. & U
empanelled valuers on autheniic of
- apprﬂued plan
7 | Postal address of the property | Residential Flat No. 2403, 24" Figor, Building No. 20, |
"Phillipa”, Rodas Enclave. Hiranandani Eslale, Plot
' No. A Behind Municipal Commissioner Bungalow,
 Patilpada, Ghodbunder Road, Thane {West) - 400 607,
_ State - Maharasntra, Country - India
8. | City f Town . | Thane [Wesl) |
| Residential area L | Yes e |
Commercial area B [No = ==
| Industrial area | No i |
8. | Classfication of the area i |
i) High / Middle / Poor - | | Middle Class
iy Lirban / Semi Lirban | Rural - | Urban
10. | Coming under Corporation limit [ Village | : | Village - Kavesar )
: F"Emnayatf Municipality | Thane Municipal Corparation
11.  Whether covered under any Stale / Central | : | Mo o

Govt enaciments (e.g., Urban Land Ceiling
Act) or nolified under agency areal scnaduled

aeascantonmenlaréd T i~ i b im | i '~
12 Boundaries of the property | 1 As peractual ste | As per document
North . - | Regent Street Delails not available
South || Prakruti Pearf Buiding [ Details not available
Easl | Rodas  Enclave Cicular | Details not available
- —_— — | | Hﬂm . e T—
- West | : | Central Avenue Road Details not available
13 | Csmensions of the site [ TN A as property under consideration is a flat in an |
apariment building.
| A B
As per the Deed ‘ Actual
i North | : | : i
South ) : - « s B
| Easl - i :

‘J Vastukala Consultants (1) Pvt. Lid.

M e L mame A0 130 9001: 2015 Certified Company wWww vasiukala.org




\Valyation Report Prepared For SBI RACPC = Chehpakli (East) / Kajal Brijesh Mehia {30391/46243) Page § of 25

o ]

Wesl - . 2 __I - —
| 14. | Extent of the site Carpel Area in 54q. Ft. = 1,358 00
Cupboard Area in 5q. FI. = 24.00
Balcony Area in 5q. Ft. = 156.00
' Total Carpet Area in Sq. Ft. =1,538.00
| {Area as per Actual sile measurement)
Carpet Area in Sq. Ft. = 1,251.00
|Area as per Agreement for sale)
- Built Up Areain Sq. Ft. = 1,501.00
(Carpet Area + 20%)
14, | Latitude, Longitude & Co-ordinates of flt AI_J 1671537 8'N 72°5909.9'E
15. | Exdent of the site considered for Valuation G:rpntﬁm inEq Fi. =1,251.00
(least of 13A4 138] | (Area as per Agreement for sale]
16 | Whether occupied by the owner / lenant? If | - | Owner l'.’Jr:r;uprEd
occupied by tenanl since how long? Hend
raceived per month. - | N
Il | APARTMENT BUILDING -
B Malurenﬂhe Apanment T | Residential - -
2. Localon
CTS. No Plot No. A, Survey No. 68/2, 69/ & 318
Biock No. - R, 5 - B
Ward No. :

' Village [ Munir:ipalityﬁﬂrpnralhm

| Door No.. Street or Road (Pin Code)

Village - Kavesar
Thana Municipal Comparation

Mo. A, Behind Municipal Commissioner

Residential Flat No. 2403, 24* Floor, ELmI'dang No. 20, |
"Phillipa®, Rodas Enclave, Hiranandani Eslale, Fiof

Bungalow,

|

T

| Patipada, Ghodbunder Road, Thane {West) - 400 607,
| I State - Maharashira, Couniry — India.
3| Description of the locality  Residertial /| . | Residential =+
commercial | Mixed -
4, Year of Construction _ | | 2017 (As per Occupancy Certficate) |
5. l'-lun'lhﬂr of Floors | Lower Stilt + 1% to 32= Upper Floors |
8] Type of Structure == + | R.C.C. Framed Struclure '
7| Number of Dwelling units in the building | | | 4 Flats on 24" Floor i
E._EUEIIE}I of Construction | . | Good ___!
G| Appearance of the Building | Good |
10| Maintenance of the Building | : | Good
11] Facilties Available -
Lift |+ | 4 Lifts
FrnlEE:IE!d Water Supply | ' Mur‘lll::lpal viater supply

‘Ear_palhlng Cpen [ Covered

" Underground Sewerage

Ennnmmd o Municipal Eewerage aystem

. Along with Two Pﬂhﬂihl‘l‘l Ear Parking Space

‘,’ Vastukala Consultants (1) Pvt. Ltd.

An [SOD 90012015 Certthiad Company
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's Compound wall existing?

' |s pavement laid around the buiiding

‘res

Yesg

FLAT

1 [ The H::-l:n in which the flat is siluated

| 24w Floor

‘J’-

b s L

e la

Vastukala Consultants (1) Pvt. Ltd.

An [S0 9001:2015 Certifiea Company

W W vastukala org

2 Door No. of the flat Resiential Flat No. 2403
3 | Specifications of the flat == e
| Reaf - |RCC Sab =1
| Floonng |- | Nalian Marble fliconng X -
Doors & || Teak Wood door with glass frame
Windows i 1 Powder Coated Aluminum Slu:lmg WINQoWS
Fittings : Concealed plumbing with C.P_fittings.
| | Blectrical wiring with Concealed
Finishing Cement Pastering wilh POP false celing
¥ House Tax _ |
Assessment No. Details not available
Tax paid in the name of: ' Details not available -
| Tax amount; Details not available |_= ==t
._5._ Eler;t.ncu:.' Eerl.ru:u& connection No.. Details not available
| Meter Card is in the name of Rl Details not available
E How is the mainienance of the flat? I Go0d |
|| odle Deed executed in he name'{:_-_f o Kajal Brijesh Mehta & Brijesh Dinesh Hehta
B | What is the undivided area of land as per Saie | . | Details not available
| Dead?
S Whatis the plinth area of the flat? | Built Up Areain Sq. Ft = 150100
b (Carpet Area + 20%)
| 10 | W_hat is the floor space index (app.) As per TMC norms - B
11 | Whal is the Carpel Area of the flal? Carpet Area in Sq. F1. = 1,359.00
'- Cupboard Areain Sa. FIL = 24 00
Balcony Area in Sq. F1 = 156 00
Total Carpet Area in Sq. Ft. =1 539.00
MK - {Area-as per Actual site measurement)
Carpet Area in Sq. FL. = 1,251.00
{Area as per Agm&ment for sale)
112 | Is it Pash /| Ciass / Medium / Ordinary? |+ | Middle Class S
13 | 15 it being used for Residential or Commercial | - " Residential pUrpose TEY
purpose? i
14 | Isit ﬂwn_er-nﬂ:upled orlet out? BB Dwner ﬁmﬁpied i
| 13 | Wirented, what is the manthiy rent? | T 77,000.00 Expecled rental income per monih
_IV_| MARKETABILITY T ¥, T
1| How is the marketability? T Good =
2 | What are the faclors favouring for an extra | | Located in developed area -
_ Fotential Value?
4| Any negative faclors are ut&serwﬁ which affect | : | No - -
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i il - the markel value in gEnE-raI? o
'V HRate | - |
1 | After analyzing the comparable sale instances, | @ | ¥ 24,000.00 o T 25 000.00 per 5q. F1 on Carpel Area |
| what s the composile rate for a simiar flal with
| same specifications in the adjoining localily’? - -
{Along with detaiis / reference of al - leas! two |
istes| deals / transactions with respecl to |
adjacen! properies in the areas) _ -
e Assuming it is a new construction, what is the T 25,000 00 per Sg. F1. on Carpe! Area
adopled baskc composite rate of the fial under € 24,730.00 per 5q. Ft. (after deprecation] |
valuation after comparng wilh  the
gpecifications and olher faclors with the flat
under comparison (give details). -
3 | Break - up for the rate | :I
'F  Building + Services T 3.000.00 per Sq. Fl.
| 1l Land = others % 22,000 00 per Sq. FL.
4 | Guideline rate obtained from the Reqgistrar's | © | ¥ 1,76.410.00 per Sq. M
office (an evidence thereof lo be enclosed) | le. ¥ 16,389.00 per 5q. Ft ]
Gudeline rate I:EIH-EF ::Iepral:a!::ln} ¥ 168 687.00 per Sq. M
: e T 15,671.00 per 5q. Ft
5 | In case of variaton of 20% or more in the | - | It is a foregone conclusion that market value is always '
valualion proposed by the Valuer and the more than the RR price. As the RR Rates area Fixed by
Guideline value provided in the Slate Gowt respective Slale Government for computing Stamp Duty
| notification or Income Tax Gazelte justification / Rgsin. Fees. Thus the difers from place to place and
on varialion has to be given Location, Amenities per se as evident from the facl than
f— i even RR Rates Decided by Government Diffiers. |
VI | COMPOSITE RATE ADOPTED AFTER | | |
DEPRECIATION |
a Deprﬂmated huulnﬁlng rate - ]3] -
: Ftaplacﬂment cost of fiat with Services (w3)i) | © | T 3,000.00 per 5q. FL. -
| #.gec:f[ha building atel’ ﬁ_‘fﬂlﬂ{&
\ | Life of the building estimaled Nl :,leafs Euhpm 1-& proper, preveniive penodic
- maintenance & structural repairs.
| Depreciation  percentage aﬁming thE 1| 9.00% o
salvage value as 10% _ _
| Depreciated Ralo of the buikding : - |
b Tn-tad mmpnﬂrte rate arrived for Valuation _ - o ___‘
| _ ‘Fpu‘ematsd huulnrng rate VI (a) == 117 2.730.00 pe  2,730.00 per Sl:f FA. _I
| Rale for Land & other V (3) i ﬂm}nﬂﬂnaraq FL |
| Total Composite Rate | ¥24730.00 perSq.F.
Remark: As per Site Inspection, Actual Total Earpel' area 1,539.00 Sg F1 (fncluding Cupboard & Balcony |
Area) Is more than Carpet area 1,251.00 Sg. F. mentioned in fthe documents provided fo us. We have
considered area menfionad in the documenis. B
Details of Valuation:

‘J‘ Vastukala Consultants (1) Pvt. Ltd.

il An 1SO 9001:2015% Certified Company
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Sr. Description 1 City. Rate per Estimated
| No. | [ unit {Z) Value (T)
1 Prasant value of the flal 1,251.005q. Ft. | 2473000 | 3,09.37 230.00
E- - EHMHEE.E- I - s ! S
3 | Wardrobes ] o === |
4 | Kitchen arrangements - [ o
5 | Superfine finsh - i } ]
6 | Interior Decorations [ - B |
7| Eteciricity deposits  electrical fitings, efc - s
g Exira collapsitde gales / grill works etc.
B :__E"I':'ll_'E!'!I'I’[IEI value. if any 1 - m'__ i
10 | Others |
| Total / Realizable value of the property ' - 3,09,37,230.00
Insurable value of the property (1,501.00 X 3,000.00) : ' | 45,03,000.00 |
Guideline value of the property {1,501.00 X 15,671.00] ; ‘ 2,35,22,171.00

Justificati rice / rate
The Market Value of the property is based on facts of markels discovered by us during our enguines, however (he

government rafe value in this case Is less than the market value armved by us, We are ol the opinion thal 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 Index

II'is concerned, it 1s nol possible 1o commenl on same, may be govemment rates are fixed by sampling during same

point of time in part and whereas, Markel values change avery monih.
In most of the cases the aclual deal amount or Transaction value s not reflected in Index || because of vanious Markes

practices. As Valuer, we always Iry to give a value which is correct refiection of actual fransaction value wrespective of
any factors in markel

Method of Valuation / Approach

The sales comparison approach-uses the markel data of sale prices lo estimale the value of a real estate property.
Properly valuzation in this method is done i:lg.r comparing a property 1o other similar properties that have been recently
sold. Lomparabie propertes, also known as comparables, or comps, must share certain fealures with the property in
question, Some of these include physical fealures such as square foolage, number of rooms, condilion, and age of the
buikding, however, the most important faclor is no doubl the location of the property. Adjusiments are usually needed 1o
account for differences as no two properties are exaclly the same. To make proper adjusiments when comparing
properlies, rea! estale apprasers must know the differences between the comparable properties and how to value
these differences. The sales companson approach is commonly used for Residential Flat, where there are typically
many comparables avalable fo analyze As the propery 5 a residential flal, we have adopted Sale Comparison
Approach Method for the purpose of valuation. The Price for similar type of property in the nearby vicinity is in the
range of T 24 000.00 to T 25 000.00 per Sq. Ft. on Carpet Area. Considering the rale with alached report, current

1,’ Vastukala Consultants (1) Pvt. Ltd,

tei g saiv. 0 (S0 B ] - 2O1S Cartifved COmpand Wl Vastukaly. org




valuslion Report Brepared For SEN RACPC - Chinchpokli [East) / Kajal Briash Mehta {30391/46243) Page § of 25
market conditions, demand and supply position, Flat size, location, upswing in real estate prices, sustained demand for
Residential Flal, all round development of commercial and residential application in the locality etc. We estimate

T 24,730.00 per Sg. Ft. on Carpet Area (after deprecation) for valuaton.

Impending threat of acquisition by govemment for road
widening / publics service purposes, sub merging &
applicability of CRZ provisions (Distance from sea-cost |
| lidal level must be incorporated) and their effect on

)  Saleability e Good
i) Likely rental values in future in T 77,000.00 Expected rental income per month
_ﬂiii] Any kely income it may generate | Rental Income

‘J Vastukala Consultants (1) Pvt. Ltd.

wete AR IS0 912015 CertiNed Company wWww vastukEla, org
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Actual site photographs
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Actual site photographs

\
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Route Map of the property

Site ulr

¥
L — _ﬂ.
Latitude Longitude: 18*15'37.8"N 72°59°00.9"E

Mote: The Blue line shows the route to site from nearest railway station (Thane - 10.7 Km.)

e 1

\

g Vastukala Consultants (1) Pvt. Lid
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Ready Reckoner Rate

Uepartment of Registration & - :

Setect Talben 07 =
S aigr g | Ty wreET o -:l
Famarch By
Bt 1 e T e v 130 e 0
T | wd Y B3P v ol BAAE WA TS AT e o e
| TR i1 W . FEreysi- par iy sy S ST 4T !_l|r|.:|-;|1 iIIJ'.H'I'.'-J'I-n e W v
Dy Tt i ey s Sy e ity e PR AR B RO WOOR o g
il
e =
Slamp Duty Ready Eﬂﬂl'llﬂl‘u_af Harl:el Value Rate for Flat 1,53.400.00
Increase by 15% an Flat Located an 24" Floor 23,010.00 ]
 Stamp Duty Ready Reckoner Market Value Rate (After Increasa) (A) 1,76,410.00 | Sq. Mtr. | 16,389.00  5q. FL
Stamp Duly Ready Reckoner Market Value Rate for Land (B) A7, 70000 | |
The difference betwean land rate and building rale [.ﬁ. B=0C) 1,28 710.00
Depreciation F'EI‘I:'.EI"IIHQE as per table (D) [100% - 7%)] 04%
(Age of the Building — 7 _"_l_'_EEIﬁ] |
Rate to be adopted after considering depreciation [B + (C x D] 1,68 687.00 Sg. Mir. | 15,671.00 5'=l_ft__

Multi-Storied building with Lift
For residential premises / commercial unit / office on above floor in multistoned building, 1he rate menboned in
the ready reckoner will be increased as under:

Location of Flat / Commercial Unit in Rate
the building T _- .13

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

b) | 5 Floors to 10 Floors | | Increase by 5% mwmstu:abﬁﬁymnﬁlnmﬂmrs
¢) | 11 Flocrs to 20 Floors Increase by 10% on umis locatad belween 11 1o 20 floors
[d) | 21 Floors to 30 Floors ' Increase by 15% on units located between 21 o 30 floors
| 8] | 31 Flocrs and above 1 Increase by 20% on units locatad on 31 and above figors

Table - D: Depreclation Percentage Table

Completed Age of | Value in percent after depreciation

Building in Years

R.C.C. Structure | other Pukka Structure | Cessed Building, Half or Semi - Pukka

| — . Structure & Kaccha Structure. i

0102 Years 1 100% | 100% |

+_ng 2&upio5Years | 95% | _| 95% |
Above 5 Years After initial 5 year for every year 1% | After initial 5 year for every 'g.rear 1.5%

' depreciation is to be considered. However | depreciation 15 1o be considerad. However
magimum deducton available as per this | maomum deduclion avalable as per this |
| shall be 70% of Market Value rate shall be 85% of Marke! Value rate

F.

J Vastukala Consultants (1) Pvt, Ltd.
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Price Indicators
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Price Indicators
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As a result of my appraisal and analysis, it is my considered opinion that of the above propery in the prevailing
condiion with aforesad specifications is ¥ 3,09,37,230.00 (Rupees Three Crore Nine Lakh Thirty Seven
Thousand Two Hundred Thirty Only).

Place: Mumbai
Dale: 22.03 2023

For VASTUKALA EDHELII.I'AHTE (1) PVT. LTD.

H.H'I'rn.l - g

MANC) BABURAQ “= PEO AR S
CHALIKWAR ;—:E*H-f:““-‘f-_:h_-_»
Director Au
Manoj B. Chalilowar

Registered Valuer

Cnarlered Engineer (India)

Reg. Mo, CAT-I-F-1763
SBl Empanelment No.: SME/TCCI2021-22/86/3

The undersigned has inspected the propeny delailed in the Valuation Repon dated

on . We are salisfied that the fair and reasonable markel value of the propery is
L4 (Rupees

only).

Liate
- algnature
{Name'& Designation of the Inspecting Officialls)

Countersigred
(BRANCH MANAGER)

Enclosures
Declaration-cum-undertaking from the valuer (Annexure - 1) | Attached
Model code of conduct for valuer (Annexure — II) | Altached

F

,’f Vastukala Consultants (1) Pvt. Ltd.

AN 1S5S0 20012015 Cenufied Company wwww. vaslukala arg

1




Valuason Repon Prepared For SBI RACPT - Chinchpokli (East) / Kajal Brijesh Mehta [J0391/46.24%) Fage 17 ol 25

( Annexure - |
DECLARATION-CUM-UNDERTAKING
, Manoj Chalikwar son of Shri. Baburao Chalikwar do hereby solemniy affirm and state that:
a. | am a citizen of India.

b. | will not undertake valuation of any assets in which | have a direct or indirect
interest or become so0 interested at any time during a perod of three years prior o
my appoiniment as valuer or three years after the valuation of assets was
conducted tl-'_gl' me

C. The information furnished in my valuation report dated 22.03.2023 is true and
correct to the best of my knowledge and belief and | have made an impartial and
true valuation of the property.

d. if my authorized representative have personally inspected the properly on
18.03.2023. The work is not sub - conlracted 1o any other valuer and carried out
by myseilf,

& Valuation repor is submitted in the format as prescribed by the bank.

f, | have nol been depanelled / delisted by any other bank and In case any such

depanelment by other banks during my empanelment with you, | will inform you
within 3 days of such depanelment.

g. | have not been removed / dismissed from service / empioyment earlier.
. | have not been convicted of any offence and sentenced 10 a term of
imprisonment

] | have not been found guilty of misconduct in my professional capacity.
! | have not been declared to be unsound mind

K | am not an undischarged bankrupt, or has not applied 10 be adjudicated as a
bankrupt:

. | 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 not elapsed after levy of such penalty

‘J Vastukala Consultants (1) Pvt. Ltd.

An 150 92001:2015 Certified Company Wi, wastukala.org
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| have not been convicted of an offence connected with any proceeding under the
Income Tax Act 1961, Wealth Tax Act 1957 or Gift Tax Act 1958 and

My FAN Card number as applicable is AERPCI086P

| underiake 10 keep you informed of any events or happenings which would make
me ineligible for empanelment as a valuer

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

| have read the Handbook on Policy, Standards and procedure for Real
Estate Valuation, 2011 of the IBA and this report s in conformity to the
"Standards” enshrined for valuation in the 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 wvaluation report is submitled in 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 registered with Insolvency & Bankruptcy Board of India (1BBI)
My CIBIL Score and credit worthiness is as per Bank's guidelines.
| am Director of the company, who is competent to sign this valualion repor.

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

Further, | hereby provide the following information

‘l

“r Vastukalo Cf:nr*uaulfc:ln!f. (1) Pvt. Lid.
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Sr. | Particulars Valuer commént
No.
L. 'Eac:hgmund information of the assel being | The property was purchased by Kaal Brigsh
valued, Mehta & Brijesh Dinesh Mehta from Roma
Builders Pyt Lid. vide Agreement for sale dated
05.03.2020
Z. | Purpose of valualion and appointing authority As per the request from Stale Bank of India,

RACPC - Chinchpokli (East) Branch to assess |
N value of the property for Bank loan purpose |
3. | Identity of tha valuer and any cther expers | Manoj B, Chalikwar - Regd. Valuer
involved in the valuation; Suraj Zare — Valuation Engineer
Shobha Kuperkar = Technical Manager
Shamal Bodke = Technical Officer
4. | Disclosure of valuer interest or conflict, if any; We have no inleresl, either direct or indirect, in |
' the properly valued. Furher {0 siale thal we do
not have relation ar any conneclion with property |
ownar [ applicant directly or indirectty. Further o
state that we are an mdependani Vaiser and in
no way relaled o pro owner { apolicant

5 | Dale of a;ﬁntmenl, valuation date and date | Dale of Appointmeant - 18.03,2023
i of report; Valuation Date - 22.03.2023
—_— Dale of Report - 22.03.2023 i
' b. | Inspections and/or inves tigations underaken, F’hIEIEEﬂ Inspection dane on 18.03. 2023 |
7| Nature and sources of the information used or Markel Survey at the time of site visit |
relied upon; » Ready Reckoner rates / Circle rales |
« Online search for Registered Transactions
« Online Price Indicators on real estale portals
¢ Enquiries with Real estate consultanis
« Eusting data of Valuation assignmenis
. carried out by us
B | Procedures adopted In carrying out the | Sales Compariscn Method
| valuahon and valuabion slancards followed,;
8 | Resftrictions on use of the repor, if any, This valualion is for the use of the parly to whom
| t 15 addressed and for no other purpose. No

responsibility 15 accepted to any third party who
may use or rely on the whele or any part of this
Hﬂllﬂpﬂ;‘l The valyer has no pecuniary interest
that would conflict with the proper valuation of the
ny.
Curren! market condilions, demand and supply |
position, Residential Flal size, localion, upswing
in real esiate prices, sustained demand far
‘ | Residential Flat, all round development of

10. | Major factors thal were taken into account
during the valuation;

mmmarr:ia] and residential applcation in the

11. | Caveats. limitalions and disclaimers o the | Attached
exlent they expiain or elucidale the limitations
faced by valuer, which shall not be for the
purpose of limiting his responsibility for the

valuaticn repor. =

‘J Vastukala Consultants (1] Pvt. Ltd.
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Assumptions, Disclaimers, Limitations & Qualifications

Value Subject to Change

The subject appraisal exercise is based on prevailing market dynamics as on 22 March 2023 and
doas not take into account any unforeseeable developments which could impact the same in the future.
Qur Investigations

We are not engaged to carry out all possible invesligalions in relation 1o Ihe subject propery. Where in
our report we identify cerain limitations to our investigations, this is to enable the reliant party 1o instruct further
investigations whare cansidered appropriate or where we recommend as necessary prior to refiznce. Vastukaia

Consullants India P Lid. (VCIPL) is not liable for any loss occasioned by a decision not ta conduct further
investigalions
Assumptions

Assumplions are a necessary part of underaking valuations. VCIPL adopts assumgplions for the

purpose of providing valuabion advise because some matiers are ncl capable of accurale calculations or fall
outside the scope of our experise, or out instructions. The reliant party accepts that he valualion containg
cerain specific assumptions and acknowledge and accepl the risk of Ihal If any of the assumplions adopted in
the valualion are incorrect, then this may have an effect on the valuation,
Information Supplhed by Others

The appraisal 15 based on the information provided by the chent. The same has been assumed [0 be
correcl and has been used for appraisal exercise. Where it 15 staled in he repart thal another party has supplied
information to VCIPL, this information is believed 1o be reliable but VCIPL can accept no respansibility if this
should prove nol Lo be 50.
Future Matters

Ta the extent that the valuation incluges any stalement as lo a future matter, thal slatement is provided
a5 an estimale andior opinion based 'dn the. information known to VCIPL at the date of this document. VCIPL
does ndl warranl thal such stalemenis are accurale or cormrect,
Map and Plans

Any skeich, plan or map in this report 1S included fo assist the reader while visualising the property and
assume no responsility in conneclion with such matters.
Site Details
Based on inputs received from Client and site visit conducied, we understand that the subject property is
Residenlial Flat, admeasuring 1,251.00 5q. Ft. Carpet Area in the name of Kajal Brijesh Mehta & Brijesh

Dinesh Mehta. Further, VCIPL has assumed thal the subject property is free from any encroachment and is
available as cn the date of the appraisal.

1
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Property Title .
Based on our discussion with the Client, we understand that the subject properly 15 owned by Kajal Brijesh
Mehta & Brijesh Dinesh Mehta. For the purpose of this appralsal exercise, we have assumec thal the sutect
oroperty has a clear tille and is free from any encumbrances, dispules and claims. VCIPL has made no furher
enquiries with the relevant local authorities in this regard and does nol certify the property as having a clear and
marketable title Further, no legal advice regarding the title and cwnership of the subject properly has been

obtained for the purpose of this apprasal exercise. Il has been assumed thal the file deeds are clear and
marketable,
Envirenmental Conditions

We have assumed thal the subject properly is not contaminated and 15 not adversely affected by any
existing or proposad environmental law and any processes which are camed oul on the propernly are regulated
by environmental legistalion and are properly licensed by the aporopnale authorities

Area

Based on the information provided by the Client, we understand that the Residential Flat, admeasuring
1,251.00 Sq. Ft. Carpet Area.

Condition & Repair

In the absence of any information to the contrary, we have assumed that there are no abnormal ground
conditions, nor archaeological remains present which might adversely affect the currenl or fulure occupation,
developmen! or value of the properly. The properly IS free from ral, infestalion, structural or latent defect Mo
currently known delelenous or hazardous malerials or suspect lechnigues will be used in the construct:on of or
subsequent alteration or additions to the properly and commenis made in the property details do not purper to
gxpress an opinion aboul, or advise upon, the condition of uninspecied parts and should not be taken as making
an implied representation or statement about such parns
Valuation Methodology Al

For the purpose of this wvalualion exercise, the valuation methodology used is Direct Comparison
Aporoach Method and proposed Current use / Exiling use premise s considerad far this assignment.

The Direct Comparison Approach involves a comparison of the properly being valued to similar
propertes thal have actually been sokd in arms - length transachons or are offered for sale. This approach
demonsirates what buyers have hislonically been widling 1o pay (and sellers willing 10 accept) for similar
properfies in an open and competitive market and 18 particularly useful in estimaling the value of [he flal and
properes that are typically iraded on a unit basis

n case of inadequate recent transaction aclivily in the subject micro-market, the appraiser would collale
details of older transactions. Subsaquently, the appraiser would anaiyse rental / capital value trends in the
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subject micro-market in order to caculate the percenlage increase / decrease in values since the date of the
dentified ransactions. This percentage would then be adopted to project the current value of the same.

Where reliance has been placed upon extemal sources of informalion in applying the valuation
melnotologies, unless otherwise specifically instructed by Clienl andior stated in Ihe valuation, VCIPL has nof
incependantly venfied Ihal infermation and VCIFL does not advise nor accept it as reliable. The person or entity
lo whom the report 18 addressed acknowledges and accepts the risk that il any of the unverified information in the
valuation is incaorrect, 1hen this may have an effect on the valuation.

Not a Structural Survey

We slate that [his is a valuation report and nol a structural survey
Cther

All measuremeants, areas and ages quoted in our repor are approximate
Legal

We have nol made any allowances wilh respect o any existing or proposed |ocal legislation relating to
laxation on realization of the sale value of the subjecl propery. VCIPL is not required to give testimony or to
appear in cournt by reason of this appraisal report, with reference to Ihe property in question, unless arrangement
has been made thereof, Further, no legal advice on any aspects has been oblained for the purpose of this
appraisal exercise
Froperty specific assumptions

Based on inputs received from the client and site visil conducled, we understand thal the subject
propery is Residential Flat, admeasunng 1,251.00 Sq. Ft. Carpet Area.

ASSUMPTIONS, CAVEATS, LIMITATION AND DISCLAIMERS

1. We assume no responsipdity for mallers of legal nature affecling ihe property appraised or the Lifle
therelo, nor do we render aur opinicn as to the tille, which is assumed o be good and marketable.

2 The property is valued as though under responsiole ownership
3 It is assumed thal the properly is free of liens and encumbrances
4 It &5 assumed thal there are no hidden or unapparent conditions of the subsail or structure that would

render it more or less valuable. No responsibility is assumed for such conditions or for engineering that
might be required 1o discover such factors.

b There is no direct! indirect interast in the property valued.
B. The rates for valuation of the property are in accordance with the Govl. approved rales and prevailing
markel rabes
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(Annexure - )

MODEL CODE OF CONDUCT FOR VALUERS
Integrity and Fairness

1.  Awaluer shall, in the conduct of his/ils business, follow high slandards of integrity and faimess in all
his/its dealings with his/its clients and other valuers.

2. A valuer shall maintain integrity by beirg honegst, 51ralghrlr:|mart:| and forthnght in all professional
relationships.

3 Avaluer shall endeavour to ensure that helit provides lrue and adequate information and shall nof
misrepresant any facts or situations.

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

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

Professional Competence and Due Care

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

7. A valuer shall carry out professional services In accordance wilth the relevant technical and
professicnal standards that may be specified from time to time.

B. A valuer shall continuously maintain professional knowledge and skill 0 provide competent
professional service based on up-to-date developmenls in practice, prevailing regulations |/
guidelines and technigues.

3. In the preparation of a valuation repor, the valuer shall not disclaim liability for hs/ils expertise or
deny his/its duty of care, except 10 the exten! that the assumplicns are based on statements of fact
provided by the company ¢r its auditors or consultants or information available in public domain
and not generated by the valuer.

10. A valuer shall not carry out any instructon of the clent insofar as thay are incompalible with the
requirements of integrty, objectivily and ml:IEpe naenge.

11. A valuer shall clearly state 10 his clienl the services !|I'|r31 ne wr:nuﬁd t:ue compelent to provide and the

services for which he would be relying on other valuers or professionals or for which the client can
nave a separate arrangement with other valuers.

Independence and Disclosure of Interest

12, A valuer shall act with objectivity in hisiits 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 conrected to the valuation assignment or not,

13. 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.

14. A valuer shall mainiain complete independence in hisfits professional relationships and shall
conduct the valuation independent of extemal influences.

‘J Vastukala Consultants (1) Pvt. Lid.
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A valuer shall wherever necessary disclose 1o the chients, possible sources of conflicts of dutes
and interests, while providing unbiased services

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

A valuer shall not indulge in "mandate snatching” or ofenng “convenience valuatons” In order 1o
cater to a company or client's needs.

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

In any faimess opinien or independent expert opimon submitted by a valuer, if there has been a
prigr engagament in an unconnected transaction, the valuer shall declare the asscciation with
the company during the last five years

Confidentiality

20,

A valuer shall not use or divulge to other clients or any other pafty any confidential information
about the subject company, which has come 10 his / its knowledge withoul preper and specific
authority or uniess there is a legal or professional night or duty to disclose.

Information Management

21,

e,

23,

24

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

A valuer shall appear, co-operate and be available for inspections and invesligations carried out
by the authonty, any person authonsed by the authonty, the registered valuers organisation with
which helit is regislered or any other statutory regulatory body.

A valuer shall provide all information and records as may be required by the authority, the Trnbunal,
Appellate Tribunal, the registered valuers organisabon with whnich hefil is reqistered, or any other

slalutory reguiatory body.

A valuer while respecting the confide ntiality of information acquired duning 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 praguction before a regulatory

authority or for a peer review. In the event of a pending case belore the Tribunal or Appellate
Triounal, the record shall be maintained till the disposal of the case,

1
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Gifts and hospitality: ,

25, A valuer or his / lIs 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
defined in clause (77) of Section 2 of the Companies Act, 2013 (18 of 2013).

26. A valuer shall not offer gifts or hospilality or a financial or any other advantage to a public servant
or any other person with a view 1 obtain or retain work for himself / itself, or to gbtain or retain an
advantage in the conduct of profession for himself / itself

Remuneration and Costs.

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

reasonable reflection of the work necessanly and properly undertaken, and i1s not inconsistent with
the applicable rules.

28. A valuer shall not accept any fees or charges other than those which are disclosed in a wntten
contract with the person to whom he would be rendenng service.
Occupation, employability and restrictions.

259, A valuer shall relrain from accepting loo many assignments, if hefil is uniikely 1o be able to devote
adequate time to each of his! ils assignmeants.

30 A valver shall not conduct business which in the opinion of the authority or the regislered valuer
organisation discredits the profession.

Miscellaneous

31. A valuer shall refrain from undertaking o review the work of another valuer of the same client
exce under written orders from the bank or housing finance institutions and with knowledge of the
concemed valuer,

12 A valoer shall follow this coda as amended or revised from time o time.

For VASTUKALA CONSULTANTS (1) PVT. LTD.
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CHALIKWAR ===
Director AutH. Sign.
Manoj 8. Chalikwar

Reqistered Valuer

Chartered Engineer (india}
Reg. No, CAT-I-F-1763
SBl Empanelment No.; SMEMTCC2021-22/86/3
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Valuation Report of the Immovable Property

Details of the property under consideration:

Mame of Owner: Kajal Brijesh Mehta & Brijesh Dinesh Mehta

Residential Flat No. 2403, 24" Floor, Building Mo. 20, "Phillipa”, qu_EE Eﬂﬂlave, Hiranandani Eslate,
Plot No. A, Behind Municipal Commissioner Bungalow, Patilpada, Ghodbunder Road,
Thane (West) — 400 607, State — Maharashtra, Country — India.

Latitude Longitude: 19°15'37.8"N 72°53'09.9"E

Valuation Prepared for:
State Bank of India

RACPC - Chinchpokli (East) Branch

Retail Assets Centralised Processing Centre, Mumbai South Voltas House, 'A', 1st Floor, Dr. Ambedkar Road, -
Chinchpokli (East), Mumbai — 400 033, State — Maharashtra, Country — India. |
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VastuMumbai03/2023/30391 /46249
221M11-442-5B5H

VALUATION OPINION REPORT A I

This is to certify that the property bearing Residential Flat No. 2403, 24" Floor, Building No. 20, "Phillipa®,
Rodas Enclave, Hiranandani Estale, Plot No. A, Behind Municipal Commissioner Bunaalow, Patilpada,

Ghodbunder Road, Thane (West) — 400 607, State — Maharashtra, Country — India belongs to Kajal Brijesh
Mehta & Brijesh Dinesh Mehta.

Boundanes of the property. |
|

North ©  Regent Street |

south . Prakruti Pearl Building

East . Rodas Enclave Circular Road

West : Central Avenue Road

Considering various parameters recorded, existing economic scenario, and the information that is available with
reference to the development of neighborhood and method selected for valuation, we are of the opinion that, the

property premises can be assessed for this particular purpose at T 3,09,37,230.00 (Rupees Three Crore Nine
Lakh Thirty Seven Thousand Two Hundred Thirty Only).

The valuation of the property is based on the documents produced by the concern. Legal aspects have not baen
taken into considerations while preparing this valuation report,

For VASTUKALA CONSULTANTS (1) PVT. LTD.
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CHALIKWAR s asiemisour
Director Auth. Sign.
Manoj B. Chalikwar

Reqgistered Valuer

Chartered Engineer (India)

Reg. No. CAT-I-F-1763

5Bl Empanelment No.: SME/TCC/2021-22/86/3
Encl: Valuation report.
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Vastukala Consultants (I) Pvt. Ltd.
121, 1st Floor, Ackruti Star, Central Road, MIDC, Andheri (E), Mumbai — 400 093.

To,
The Assistant General Hﬂﬂﬂﬂﬂﬂ
State Bank of India

RACPC - Chinchpokli (East) Branch
Retail Assets Centralised Processing Centre,

Mumbai South Voltas House, ‘A', 1st Floor,

Dr. Ambedkar Road, Chinchpokli {East),
Mumbai — 400 033, State — Maharashtra, Country - India.

VALUATION REPORT (IN RESPECT OF FLAT)

' General
Purpose for which the valuation is made . | To assess Fair Market value of the property for Bank
Loan Purposa.
2. | a) | Date of inspecton . | 18.03.2023 -
b) | Date on which the valuation is made . | 22.03.2023

3. | List of documents produced for perusal:
1) Copy of Agreement for sale dated 05.03.2020 Between Roma Builders Pvt. Lid. {the Promoter) and

Kajal Brijesh Mehta & Bnjesh Dinesh Mehta (the Purchaser).
2) Copy of Commencement Cerificate V. P, No. S06 / 0063 / 2010 / TMC / TDD [ 388 dated 25.10.2010 |

issued by Thane Municipal Corporation.
J) Copy of Occupancy Certificate V. P. No. 506 / 0063 / 2010 / TMC / TDD 7 OCC [ 0335 / 17 dated
05.05.2017 issued by Thane Municipal Cummﬁun
4. | Name of the owner(s) and his / their address | : | Kajal Brijesh Mehta & Brijesh Dinesh Mehta —
(es) with Phone no. (details of share of each
owner in case of joint ownership)

Address: Residential Flat No. 2403, 24" Floor, Building

No. 20, "Phillipa”, Rodas Enclave, Hiranandani Estate,
Plof No. A, Behind Municipal Commissioner Bungalow,

Patilpada, Ghodbunder Road, Thane (West) = 400 607,
State — Maharashtra, Country — India.

Contact Person:
Chaya Shinde (Owner's maid)

Contact No. 9920847377

Joint Ownership
| Details of ownership share is not available
5. | Brief descripion of the property (Including | : | The pmpert'_.r_is'a Residential Flat ﬂﬂ._jéﬂﬂ_lchlgﬂt&gl ilj
Leasehold { freehold etc.) 24" Floor, The composition of Flat is 3 Bedrooms +
Living Room + Kitchen + 3 Toilets + Passage +
Balcony. (i.e. 3BHK with 3 Toilets). The property is at
10.7 Km. travelling distance from nearest railway station
| | Thane,

6. | Location of property

Vastukala Consultants (1) Pvt. Ltd.
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|| & Plot No./ Survey No. - | Plot No. A, Survey No. 69/2, Eﬂfﬂﬂ 34
b) [ DoorNo. ] | Residential Flat No. 2403 i
¢) | CT.5.No./Village . | Village —Kavesar ) 1
| d) | Ward/Taluka | :| Taluka - Thane R ]
| e) | Mandal/District District — Thane B R
f) | Date of issue and validity of layout of As Uﬂﬂupaﬁﬂy’ Certificate is received may be assumed
| approved map / plan | that the construction is as per sanctioned plan.
g} it Approved map / plan issuing authonity | : |
) Whether genuineness or authenticity | |
of approved map/ plan is verified
) | Any other comments by our| | NA. . o =i
empanelled valuers on authentic of
| | approvedplan |
| 7. | Postal address of the property p: | Residential Flat No. 2403, 24”‘_Flnm', Building No. EE_.
L/J “Phillipa®, Rodas Enclave, Hiranandani Estate, F’Ir:sulI
No. A, Behind Municipal Commissioner Bungalow,
| Patilpada, Ghodbunder Road, Thane (West) — 400 607,
| - Sfate - Maharashlra , Country — India.
| 8. Eity.mem |+ ] Thane {'u'ufesﬂ | N
‘ Hesn:lennal area | Yes o __J
Eﬂn‘imﬂmal area i No a
Industrial area Al No o -
9. | Classification of the are; Eraa __ = -
() High / Middle / Poor Middle Class o
r i} Urban F_Earnr Urban / Rural |2 | Urban - N
10. | Coming under Corporation himit / Vilage | : | Village - Kavesar -
| Panchayat / Municipality Thane Municipal Carporation
11. | Whether covered under any State / Central | - | No -
| Govt. enactments (e.g., Urban Land Ceiling
Act) or notified under agency area/ scheduled
[ EI"-E:EI { cantonment area
12. | Boundaries of the property | *T_ er actual site | As per document
North ' _Eent Street "L_Detaﬂa net avmlabi I
_E-num - |+ | Prakruti Pear Building Details not ava:tahle
| East Rodas Enclave Circular | Details not available
= - | Road
|| West N __! : I Central Avenue Road D-Etalrs not available
13 | Dimensions of the site M. A. as property under consideration is a fiat in an
| = apartment building.
| === B
_ - o As per the Deed Actual
[ North 1] - | o )
South - 3 =
- S— £ =
\ VGSTL;L(CJ‘*’W :‘1
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S S

| . | Carpet Area in Sq. Ft. = 1,251.00 —

Plot No. A, Survey No. 69/2, 69/3 & 319

—

West - -
| 14, | Extent of the site Carpet Area in Sq. Ft. = 1,359.00
Cupboard Area in Sq. Ft. = 24.00)
Balcony Area in Sq. Ft. = 156.00
Total Carpet Area in Sg. Ft. = 1,539.00
(Area as per Actual site measurement)
Carpet Area in Sq. Ft. = 1,251.00
(Area as per Agreement for sale)
Built Up Area in Sq. Ft. = 1,501.00
(Carpet Area + 20%])
14, | Latitude, Longitude & Co-ordinates of flat 19°15'37.8°N 72°59'09.9'E
| 15. | Extent of the site considered for Valuation |
(least of 13A& 13B) (Area as per Agreement for sale)
16 | Whether occupied by the owner J tenant? tl-’i | Owner Occupied .~
occupied by lenant since how long? Rent |
received per month. - ] =
I | APARTMENT BUILDING ]
1. Haturmla_'.ﬁ.pﬂ&nt | - _Hﬁ;idential el
[_ 2| Location |
e _ ] C.T.5. No. __
Block No. S - _Y
“Ward No. .
Village / Municipality / Corporation Village — Kavesar

Thane Municipal Corparation

ﬂ

Door No.. Street or Road (Pin Code)

“Residential Flat No. 2403, 24" Floor, Building No. 20,

"Phillipa”, Rodas Enclave, leanandam Estate, F'h:ll'
No. A, Behind Municipal Commissioner Esungalinw

Patilpada, Ghodbunder Road, Thane (West) — 400 607,
State — Maharashtra, Country = India.

3| Description of the locality Residential /| : | Residential
Commercial / Mixed
4] Yearof Construction 2017 (As per Occupancy Certificate)
__?: Mumber of Floors o Lower Stilt + 1 {o EF'UE;E_HD{H - -
E. Type of Structure R.C.C. Framed Structure
7. Number of Du.l.rﬂilﬂ‘rg units in the building 4 Flats on 24" Floor
8. Quality of Construction Good 7 e
9. Appearance of the Emldlng Good - |
" 10.] Maintenance of the Elmldln_g - ?ﬂ{u:l__
11, Facilities Available
Lt | 4 Lifts o
Protected Water Supply | Municipal Water supply
Untlergr{:uncl Sewerage Connected to Munlmpal Sewerage System

Car parking - Open Fﬂmar&d

Mung with T Two Podium Car F'arl:mg Space

\

Tl i '.l!_:l.-'-I

Tl -"-'-—

2015
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|5 Cnmpﬂund wall existing? . | Yes
' [ Is pavement laid around the building | Yes N =
Il | FLAT - - B |
1| The floor in which the flat is situated | 24%Floor N R
2 | Door No. of the flat |+ | Residential Flat No. 2403 . o
3 Epﬂmﬁﬂahms of the flat — == ==
[ Roof - RCC.Slab o
| Flooring - . | Malian Marble i flooring o
Doors Teak Wood door with alass frame ]
Windows - "“-1 Powder Coated Aluminum Si E]u:!mg windows
| Fittings . | Concealed plumbing with C_P. fittings. -
I _ | | Electrical wiring with Concealed
Finishing I L I:Erner:l Plastering with POF 1 false ceiling
4 | House Tax :
| |A Assessment No. | - Details not available - a
- Tax paid in the name of: . | Details not available
Tax amount: — - I Details not available ——
i Electricity Service 'r.':-i:'J_nnE::tiun Mo, | : Details not available o
Meter Car::l_lii_n the name of: Bk | Details not available a I
o | How is the maintenance of the flat? . Good - ml
{ | __Ea[& Deed executed in the name of Kajal Brijesh M Mehta & Br Brijesh Dinesh Mehta ~—
| 8 | What is the undivided area of land as per Sale Details not available
Deed?

G | What is Tﬁ?ﬁiiﬁm area of the flat?

| Built Up Area in Sq. Ft. = 1,501.00

== || [Earpﬂt Area + 2(0%)
10 | What is the floor space index (app.) . | As per TMC norms -
11 | What is the Carpet Area of the flat? . Carpet Area in Sq. Ft. = 1,359.00 N
Cupboard Area in Sq. Ft. = 24.00
| Balcony Area in Sq. Ft. = 156.00
| Total Carpet Area in Sq. Ft. = 1,539.00
| | (Area as per Actual site measurement)
Carpet Area in Sq. Ft. =1,251.00 .~
(Area as per Agreement for sale)
12 | Isit Posh /| Class | Medium / Ordinary? | - | Middle Class - ]
13 | Is it being used for Residential or Commercial | : | Residential purpose < = |
purpose?
14| Is  Owner-occupied or et out? |+ | Owner Ocoupied 7 o
13 | If rented, what is the nmrrthlg,_r rent? | 2] % ??:.Eﬂﬂ.ﬂﬂ Expected rental hmmﬁer month -
IV | MARKETABILITY |
1 | Howis the marl*:&tahllity'? - | Good = -
i-E What are the factors f favouring for an exira | : rl_ﬂl::ated in developed area o
Polential Value?
3 | Any negative factors are E;hﬂ_i:'!_W-E!d which affect | . No ]

H Vastukala C
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7 24.000.00 to T 25,000.00 per Sq. Ft. on Carpet Area

T 24.730.00 per Sq. Ft. (after deprecation)

| It is a foregone conclusion that market value is always

more than the RR price. As the RR Rates area Fixed by
respective State Government for computing Stamp Duty

! Rgstn. Fees. Thus the differs from place to place and
Location, Amenities per se as evident from the fact than

even RR Rates DE:E’:IE::I by Government Differs.

preventive periodic

| the market value in general? | -
1 | After anaTEng 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 - least two
latest deals [ transactions with respect lo
adjacent properties in the areas) |
. ﬁ.sé.uming it is a new construction, what is the T 25,000.00 per 5q. Ft, on Carpet Area
adopted basic composite rate of the flat under
valuation after companng with the
specifications and other factors with the flat
under comparison (give details). = ]
3 | Break - up for the rate
| 1. Building + Services | % 3,000.00 0 per Sq F1.
Il. Land + others - T 22,000.00 per Sq. Ft.
4 | Guideline rate obtained from the Faegislrars' T 1,76,410.00 per Sg. M.
office {an evidence thereof to be em::lused] e ¥ 1E£E'_|_9.-DD per 5q. Ft.
Guideline rate (afler deprecation) : | ¥ 1,68,687.00 per Sq. M.
r |Ef155?1ﬂﬂper5q Ft.
5 | In case of vanation of 20% or more in the |
valuation proposed by the Valuer and the
Guideline value provided in the State Gowt.
| notification or Income Tax Gazette justification
on variation has to be given |
Vi | COMPOSITE RATE ADOPTED AFTER
EEFEEEIATIDH B
la | J-Eprema'le-d building rate o 3
?Eplar:&manl cost of flat with Services (v(3)i) [1] % 3,000.00 per 5q. Ft.
Age of the puilding GYears .~
[ Life of the building estimated == 54 years Subject 10 proper,
maintenance & structural repairs. «~
Depreciation par-r:_:&ntag& assuming  the 9.00%
salvage value as 10% 4
Depreciated Ratio Ratio of the building B g
b | Total EﬂmpDEIIJE.' rate arrived for Valuation

Depreciated building rate ate VI (a)

Rate for Land & other V (3) i

% 2,730.00 per Sq. FL.

X 22,000.00 per Sq. Ft. |

i Total Composite Rate

¥ 24,730.00 per Sq. Ft.

| Remark: As per Site Inspection, Actual Total Eamer area 1, 539.00 &g, Fl. rJ'ncIudmg Cupboard & Balcony | I
| Area) is more than Carpet area 1,251.00 Sg. Ff. mentioned in the documents provided fo us. We have

considered area mentioned in the documents.

Details of Valuation:;

dAn IS0 9001: 2015 Ce

UESTU{{JE} Consultants (1) Pvt. Ltd.
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p—

Sr. Description ﬂty._ ' Rate per Estimated ]
No. | _ ) unit () Value ()
_1_ Present value of the flat = _ 1 1,251.00 54, Ft.__:_ 24,730.00 : ‘ E,HH,JT,EED.HE;#;""
2 Showcases i} 1
[3 | Wardrobes R =
4 | Kitchen arrangements . ] - ' ;
5 | Superfine finish a - o |
6 | Interior Decorations o —— o :
7 | Electricity deposits / electrical fittings, etc. i -
8 Extra colla psll:llé't.']atesr ! grill works eic. o - ' -
9 | Potential '.ralue if any )
10 | Others B B g
| Total / Realizable val:ua of the prﬂper'l"_u' w"ﬂ |' . .,.w*”'ff 31159!3?;311“0 -
| Insurable value of the property (1,501.00 X 3,ﬂ-ﬂﬂ 00) h ~ 45,02.000,00 |
Guideline value of the property (1,501.00 X 15,671.00) A 2,35,22,171.00 |

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
amve by us will prove to be correct if an Auction of the subject property is carried out. As far as Market Value in Index

Il'ts concemed, 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,

n most of the cases the actual deal amount or Transaction value is not reflected in Index || because of various Market

practices. As Valuer, we always try to give a value which is correct reflection of actual transaction value irespective of
any factors in market.

Method of Valuation / Approach

The sales comparison approach uses the market data of sale prices to estimate the value of a real estate property.
Property valuation in this method is done by comparing a property to other similar properties that have been recently
sold. Comparable properties, also known as comparables, or comps, must share certain features with the property in
question. Some of these include physical features such as square footage, number of rooms, condition, and age of the

bullding; however, the most important factor is no doubt the location of the property. Adjustments are usually needed to
account fer cifferences as no two properties are exactly the same. To make proper adjustments when Comparing

properties, real esfate appraisers must know the differences between the comparable properties and how to value
these differences. The sales comparison approach is commonly used for Residential Flat, where there are typically
many comparables available to analyze. As the property is a residential flat, we have adopted Sale Comparisan
Approach Method for the purpese of valuation. The Price for similar type of property in the nearby vicinity is in the
range of T 24,000.00 to ¥ 25,000.00 per Sq. Ft. on Carpel Area. Considering the rate with attached report, current
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market conditions. demand and supply position, Flat size, location, upswing in real eslate pnces, sustained demand for

Residential Flat. all round development of commercial and residential application in the locality etc. We estimate
¥ 24.730.00 per Sq. Ft. on Carpet Area (after deprecation) for valuation.

Impending threat mmsﬁlnn by gﬂvemnmﬁfr:lr road
widening / publics service purposes, sub merging &
applicability of CRZ provisions (Distance from sea-cost /
tidal level must be Inmmﬂratedl and their effect on

i)  Saleabiity i Good
||}| Likely rental values i in future in T 77,000.00 Expected rental income per monin
i) Arr_.r likely income it may gt gan&l‘ste Rental Income | t

1 VE:ISTUK{:IEEI Consultants (1) F’vf Ltd.
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Actual site photographs

‘“w Vastukala Coensultants (1) Pvt. Ltd.

An 150 9001: 2 a Lertined Lampany vy, Yastukaia . org
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Route Map of the property

Site ur

e i Bakis tl SR R P i oEL s b maa l.-'.l

-
" S
P
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= L~ m
Il

¥ o M- W \"\, !hrr-:lrrl.l:-ll- -

¥ R

4

43}

rees By S pmp,

Latitude Longitude: 19°15'37.8"N 72°59'09.9"E

Note: The Blue line shows the route to site from nearest railway station (Thane — 10.7 Km.)

L e

o Vastukala Consultants (1) Pvi. Ltd.
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Ready Reckoner Rate

L. Department of Reglstration & Stamps
l Sifrvrsamend nf PAsharschrs

Ftanft w apwiw (oo, HETTTR AITEA
e
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Jumywrti 114¥ Oa-fres e o Sagnd
= Ths e = =12k o erer gory fewy e wer o AP P
Sy Vo e e dia P Tl e lerEn st v =
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185900
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Stamp Duty Ready Reckoner Market Value Rate for Flat

1,53,400.00

Increase by 15% on Flat Located on 24" Floor

Stamp Elul.}r Ready Reckoner Market Value Rate After Incr&as-&]'{h}'

| 1.76.410.00

23,010.00

Sq. Mtr. | 16,389.00 |

Stamp Dutl,' Ready Reckoner Market Value Rate for Land (B)

47,700.00

The difference between land rate and t:uml-::lmg rate (A-B =C)

[
12871000 :

Depreciation Percentage as per table (D) [100% - 7%]
(Age of the Building ~ 7 Years)

94% |

Rate to be adopted after considering depreciation [B + (C x D)]

1,68,687.00 | Sq. Mtr. | 15,671.00 |

5q. Fi.

Multi-Storied building with Lift

For residential premises / commercial unit / office on above floor in multistoried building, the rate mentioned in

the ready reckoner will be increased as under:

Location of Flat / Commercial Unit in
the building

Rate

On Ground to 4 Floors

No increase for all floors from ground to 4 floors

' | 5 Floors to 10 Floors

| Increase by 5% on units located between 5 to 10 floors

11 Floors to 20 Floors

| Increase by 10% on units located between 11 to 20 floors

21 Floors to 30 Floors

31 Floors and above

| Increase by 15% on units located between 21 to 30 floors

ncrease 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 depraciation

R.C.C. Structure | other Pukka Structure

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

[ 100%

100%

Above 2 & up to 5 Years | 95%

Above 5 Years After initial 5 year for e every year 1% | Afe

depreciation is fo be considered. However
maximum deduclion available as per this
| shall be 70% of Market Value rate

| 95%

After initial 5 year for every year 1.5% |

depreciation is to be considered., However

maximum deduction available as per this |

shall be 85% of Market Value rate

\

L )

-I- - e --I-
1' LS wi O l..l.ll.l

I-I- - |
J I I--'.I::.. -'J'-' b 'I-I'-..I——' '—-
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Price Indicators
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Price Indicators
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As a result of my appraisal and analysis, it is my considered opinion that of the above property in the prevailing

condition with aforesaid specifications 1s ¥ 3,00,37,230.00 (Rupees Three Crore Nine Lakh Thirty Seven
Thousand Two Hundred Thirty Only),. —— —

Place: Mumbai
Date: 22.03.2023

For VASTUKALA CONSULTANTS (1) PVT. LTD.

(T R N Ty e

MANOJ BABURAQD Frss i s

:'l.l:'l—i-:-'“h-l.-'i.rl'l':l.hﬂ':h-ll-lu- il

CHALIKWAR ;:h;:l‘m:fiﬁ,ﬁi?‘ﬂ::ﬁﬂm
Director Auth. Sign.
Manoj B. Chalikwar

Reqistered Valuer

Charlered Engineer (India)

Reg. No. CAT-I-F-1763
3Bl Empanelment No.: SMETCC/2021-22/86/3

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

Qn == . We are satisfied that the farr and reasonable market value of the property is
- |Rupees _ o
only).
Date
Signature

(Name & Designation of the Inspecting Official/s)
Countersigned
(BRANCH MANAGER)

Enclosures )

Der:larauun-cum-undenahmg from the v&tuﬂr (Annexure — I} .ﬂﬂﬂﬂhﬂd_ -
Model code of conduct for valuer (Annexure — Il) Attached

Vmﬂukm\ﬂ Consultants (1) Pvt. Ltd.

1500 SO0 E 21 Cartifed Campany At WaSiie2 . 0Org
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(Annexure - )

DECLARATION-CUM-UNDERTAKING

|, Manoj Chalikwar son of Shri, Baburao Chalikwar do hereby solemnly affirm and state that:
a. | am a citizen 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 penod of three years prior 10
my appointment as valuer or three years after the valuation of assets was
conducted by me.

C The information fumished in my valuation report dated 22.03.2023 is true and
correct to the best of my knowladge and belief and | have made an impartial and

true valuation of the property.

d. il my authorized representative have personally inspected the properly on
18.03.2023. The work is not sub - contracted to any other valuer and carried out
by myself.

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

f | have nol been depanelled / delisted by any other bank and in case any such

depanelment by other banks during my empanelment with you, | will inform you
within 3 days of such depanelment.

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

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

i | have not been declared to be unsound mind
K. | am not an undischarged bankrupt, or has not applied to be adjudicated as a
pankrupt;

. | 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 not elapsed after levy of such penailty

Vastukala Consultants (1) Pvi. Ltd.

| | | ) J L o r I. n I | | m -I ™ | "N | B .I ™
il I..:--_- - -.-I.I_ (e SR A ! L= II-I PERd LD _'_'..:' L -.-.". NEs VL _-'_'_l". - 1
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nave not been convicted of an offence connected with any proceeding under the
ncome Tax Act 1961, Wealth Tax Act 1957 or Gift Tax Act 1958 and

My PAN Card number as applicable is AERPC9086P

| undertake to keep you informed of any events or happenings which would make
me ineligible for empanelmeant as a valuer

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

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

Estate Valuation, 2011 of the IBA and this report is in conformity to the
"standards” enshrined for valuation in the Part - B of the above handbook to the

best of my ability.

| 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 enshnined for valuation in the IVS in "General Standards” and

“Assel Standards" as applicable. The valuation report is submitted in 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 registered with Insolvency & Bankruptcy Board of India (IBBI)

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

| am 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 (il.e. LLMS [ LOS) only.

Further, | hereby provide the following information.

Vastukala Consultants (1) Pvt. Ltd.

- i
']
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Sr. | Particulars | Valuer comment
MNo. | . :
1. | Background information of the asset being | The property was purchased by Kajal Brijesh
valued; Mehta & Brjesh Dinesh Mehta from Roma
Builders Pvt. Lid. vide Agreement for sale cated
05.03.2020,

2. | Purpose of valuation and appointing authaority As per the request from State Bank of india,
RACPC - Chinchpokli (East) Branch to assess

value of the property for Bank loan purpose

3. | |dentity of the valuer and any other experts | Mangj B. Chalikwar — Regd. Valuer

| involved in the valuation; Suraj Zore = Valuation Engineer
Shobha Kuperkar — Technical Manager
| Shamal Bodke = Technical Officer

4. | Disclosure of valuer interest or conflict, if any; | We have no interest, either direct or indirect, in |
the property valued. Further to state that we do

| not have relation or any connection with property
owner [ applicant directly or indirectly. Further to
stale that we are an independent Valuer and in

no way related to property owner / applicant

5. | Date of appointment, valuation date and date | Date of Appointment - 18.03.2023
of report; Valuation Date - 22.03.2023

Date of Report - 22.03.2023
Physical Inspection done on 18.03.2023

6. | Inspections and/or investigations undertaken;

e

Market Survey at the time of sile visit
Ready Reckoner rates / Circle rates

Online search for Registered Transactions
Online Price Indicators on real estate porials
Enguiries with Real estate consultants

Existing data of Valuation assignments
camed out by us

Nature and sources of the information used or
relied upon;

8. | Procedures adopted in carrying out the | Sales Comparison Method
valuation and valuation standards followed;

3. | Restrictions on use of the report, if any: This valuation is for the use of the parly to whom

it is addressed and for no other purpose. No
responsibility is accepted to any third party who
may use or rely on the whole or any par of this
valuation. The valuer has no pecuniary interest
that would conflict with the proper valuation of the

| | property. ——
10. | Major factors that were taken into account | Current market conditions, demand and supply
during the valuation; hosition, 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.

11, | Caveats, limitations and disclaimers to the | Attached
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. oo o S, Lt B

Vastukald Consultants (1) Pvt. Lt

An IS0 S001:2015 Certifieg Company s vastukala. ong
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Assumptions, Disclaimers, Limitations & Qualifications

Value Subject to Change

The subject appraisal exercise is based on prevailing market dynamics as on 22" March 2023 and
does not take into account any unforeseeable developments which could impact the same in the future.
Our Investigations

We are not engaged lo carry out all possible investigations in relation to the subject property. Where in
our report we identify certain limitations to our investigations, this is to enable the reliant party to instruct further
investigations where considered appropriate or where we recommend as necessary prior to reliance. Vastukala
Consultants India Pvt. Ltd. (VCIPL) is not liable for any loss occasioned by a decision not to conduct further
investigations
Assumptions

Assumplions 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 adopted in
the valuation are incomect, 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
comrect 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 (o be s0.

Future Matters

To the extent that the valuation includes any statement as o a future matter, that statement is provided
as an esbtmale and/or opinion based on the information known to VCIPL at the date of this document. VCIPL
does naot warrant that such statements are accurate or comect.
Map and Plans

Any sketch, plan or map in this report is included to assist the reader while visualising the property and
assume no responsibility in connection with such matters.
aite Details
Based on inputs received from Client and site visit conducted, we understand that the subject property is

Residential Flat, admeasuring 1,251.00 Sq. Ft. Carpet Area in the name of Kajal Brijesh Mehta & Brijesh
Dinesh Mehta. 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 understand that the subject property is owned by Kajal Brijesh
Mehta & Brijesh Dinesh Mehta. For the purpose of this appraisal exercise, we have assumed that the subject

property has a clear fitle and is free from any encumbrances, disputes and claims. VCIPL has made no further

enquiries with the relevant local authorities in this regard and does not cerify the property as having a clear and
marketable title. Further, no leqal advice regarding the title and ownership of the subject property has been
ohtained for the purpose of this appraisal exercise, It has been assumed that the title deeds are clear and
marketable.

Environmental Conditions
We have assumed that the subject property is not contaminated and is not adversely affected by any

existing or proposad environmental law and any processes which are carried out on the property are regulated
by environmental legislation and are properly licensed by the appropnate authorities.

Area
Based on the information provided by the Client, we understand that the Residential Flal, admeasunng

1,251.00 5q. Ft. Carpet Area.

Condition & Repair
In the absence of any information to the contrary, we have assumed that there are no abnormal ground

conditions, nor archaeological remains present which might adversely affect the cument or future occupation,
development or value of the property. The property is free from rat, infestation, structural or latent defect. No
currently known deleterious or hazardous materials or suspect technigues will be used in the construction of or
subsequent alteration or additions to the property and comments made in the property details do not purpor o
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 parts

Valuation Methodology

For the purpose of this valuation exercise, the valuation methodology used is Direct Comparison
Approach Method and proposed Current use / Exiting use premise is considered for this assignment.

The Direct Comparison Approach involves a comparison of the property being valued to similar
oroperfies that have actually been sold in arms - length transactions or are offered for sale. This approach
demonstrates what buyers have historically been willing to pay (and sellers willing to accept) for similar
properties in an open and competitive market and is particularly useful in estimating the value of the flat and
properties that are typically traded on a unit basis.

In case of inadequate recent transaction activity in the subject micro-market, the appraiser would collate
details of older transactions. Subsequently, the appraiser would analyse rental / capital value trends in the
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subject micro-market in order to calculate the percentage increase / decrease in values since the date of the
identified transactions. This percentage would then be adopled to project the current value of the same.

Where reliance has been placed upon extemnal sources of information in applying the valuation
methodologies, unless atherwise specifically instructed by Client andlor stated in the valuation, VCIPL has not
independently verified that information and VCIPL does not advise nor accept it as refiable. 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.

Mot a Structural Survey

We state that this is a valuation 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
laxation on realization of the sale value of the subject propery. VCIPL is not required to give testimony or to

appear in court by reason of this appraisal repor, with reference to the property in question, unless arangement
has been made thereof. Further, no legal advice on any aspecis has been obtained for the purpose of this
appraisal exercise
Property specific assumptions

Based on inputs received from the client and site visit conducted, we understand that the subject
property Is Residential Flat, admeasuring 1,251.00 Sq. Ft. Carpet Area.

ASSUMPTIONS, CAVEATS, LIMITATION AND DISCLAIMERS

1. We assume no responsibifity for matters of legal nafure affecting the property appraised or the title
thereto, nor do we render our opinion as fo the title, which is assumed to be good and marketable.

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

3 It 15 assumed that the property is free of liens and encumbrances.

4. It is assumed that there are no hidden or unapparent conditions of the subsoil or structure that would

render it more or less valuable. No responsibility is assumed for such conditions or for engineering that
might be required to discover such faclors.

o There is no direct! indirect interest in the property valued.
B. The rates for valuation of the property are in accordance with the Govt. approved rates and prevailing
market rates.
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(Annexure - |l

MODEL CODE OF CONDUCT FOR VALUERS

Integrity and Fairness

1.

4,
5.

A valuer shall, in the conduct of hisfits business, follow high standards of integrity and fairness in all
hisfits dealings with hisfits clients and other valuers.

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

A valuer shall endeavour to ensure that he/it provides true and adequate information 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 valver shall keep public interest foremost while delivering his services.

Professional Competence and Due Care

B.

10.

¥1.

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

A valuer shall carry out professional services in accordance with the relevant technical and
professional standards that may be specified from time fo ime.

A valuer shall continuously maintain professional knowledge and skill to provide competent
professional service based on up-to-date developments in  practice, prevalling regulations /

guidelings and techniques.

In the preparation of a valuation report, the valuer shall not disclaim liability for hisfits 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 instruction of the client insofar as they are 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

13,

14,

A valuer shall act with objectivity in his/its professional dealings by ensunng that hisfits 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.

A valuer shall not take up an assignment iIf hefit or any of hisfits relatives or associates 15 not
independent in terms of association to the company.

A wvaluer shall maintain complete independence in hisfits professional relationships and shall
conduct the valuation independent of external influences.
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A valuer shall wherever necessary disclose to the clients, possible sources of conflicts of duties
and interests, while prowiding unbiased services.

A valuer shall not deal in securities of any subject company after any time when halit first becomes
aware of the possibility of his / its association with the valuation, and in accordance with the
Secunties 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 indulge in "mandate snatching® or offering "convenience valuations® in order to
cater to a company or clhient's needs.

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

In any fairmess opinion or independent expert opinion submitted by a valuer, if there has been a

prior engagement in an unconnected transaction, the valuer shall declare the association with
the company during the last five years.

Confidentiality

20,

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

Information Management

21,

22

23,

24,

A valuer shall ensure that he/ it maintains written contemporaneous records for any decision taken,

Ine 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
appropriatenass of his fils decisions and actions.

A valuer shall appear, co-operate and be available for inspections and investigations camied out
by the authonty, any person authorised by the authority, the registered valuers organisation with
which hefit is registered or any other statutory regulatory body.

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

Appellate Tribunal, the registered valuers organisation with which 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 code 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 necessanly 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 rendering service.
Occupation, employability and restrictions.

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