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Details of the prop€rty under consideration:

Name of Owner: Mr. Hareshkumar Roopchlnd l{dtani & Mrc. Pinky Hareshkumar Nathani

Latitude Lonqitudei 19"4i'03.0"N 73'3431.9"E
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VALUATION OPINION REPORT

This is to certify that the property bearing Residential Mlla No. B07 on Survey No. 178A, 17l3lB & 1712,

"[tloonhouse Celebrations Complex", Phase 1, Opp. Topical Retreat Resort, Villag€ - lgatpuri, Taluka -
lgatpuri, District - Nashik, PIN Code - 422 403, State - Maharashtra, Country - lndia belongs to

Mr. Harerhkumar Roopchand ilathani E ilts. Pinky Hreshkumar Ndhani.

Boundaries of the property:

The valuation of the property is based on the docrmenb pmduced by ttc concern, Legal Gpects have not been

taken into mnsideratbns while preparing this valualim rcpoIt

Manoj
Chalikwar
Director Auth. Sign

llanoj ChalikrYar
Govt. Reg. Valuer

Chartered Engineer (lndia)

Res. No. lBBl/RV/07/2018/1 0366

State Bank of lndia Empanelment No.: SME/rCC8&IBBl/3
Encl: Valuation report.
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Boundaries As per Plot As per Villa
North lnternal Road lnternal Road

South lntemal Road lntemal Road

East Topical Retreat Resort Tropical Retreat Resort

West Open Plot Open Plot
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VASTUKALA

Considering vanous parameters record€d, exbting econooric scenaio, ard the infomation that is available with

reference to the development of neighborhood and me pd seleded br valuation, we are of the opinion that, the

property premises can be assessed for this partixbr prpGo at t 07,51,000.@ (Rupeos Sixty€even Lakh

Fifty.One Thousand Only). As per Site lnspec'tion 55t6 Corstructkm work is completed.

Hence certified

For VASTUKALA CONSULTANTS (l) PW. UD.
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VALUATTON REPORT 0N RESPECT OF VILLA)
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I General

1 Purpose for which the valuation is made To assess fair market value of lhe property for Bank

Loan Purpose,

a) Date of inspection 24.10.2024

b) Date on whrch the valuation is made 06.11.2024

List of documents produced for perusal:

i) Copy of Agreement for Sale dated 10.W n24 Between Moonhouse Litestyle LLP (Promoters) AND Mr.

Hareshkumar Roopchand Nathani & Mrs. Pinky Hareshkumar Nathani (Purchasers).

ii) ftpy of RER{ Registralion Celtificate No. P51600050554 Daled 21.U.2023 issued by Maharashtra

Real Estate Regulatory Authority.

iii) Copy of Commencement Certificate No. INP / PWD / B.P.l 03 I 2022 dated 08.03.2022 issued by lgatpuri

lVlunicipal Council.

iv) Copy ot Approved Building Plan Document No. INP / PWD / B.P.l 03 I 2022 daled 08.03.2022 issued by

lgatpuri Municipal Council (Downloaded from RERA).

4 Name of the owne(s) and his / lheir addrcss
(es) with Phone no. (details ol share of eadt
owner in case of joint ownership)

f,r. Hareshkumar Roopchand Nathani &

llrc. Pinky Hareshkumar Nathani

Addres: Residential Mlla No. B{7 on Survey No.

17134, 17NB & 1712, " oonhouse Celebrations

Complex", Phase 1, Opp. Tropical Retreat Resort,

Village - lgatpuri, Taluka - lgatpuri, Districl - Nashik,

PIN Code - 422 403, Stale - Maharashtra, Country -
lndia.

Contact Person:
Mr. Hareshkumar R. Nalhani (Owner - Mob. No

98got51555)

Percon meets at site:
Mr. Asif (Site Person - Mob. t{o. 9765988070)

Joint O neEhip
Details of owrership share is not available.

5 Brief description of the Eoperty (lnduding

Leasehold / freehoH etc.)

Vostukolo Consultonts (l) Rit. Ltd.
VASTUKALA An ISO 9OO I : 20 I 5 Certified Compony

Vastukala Consultante (l) hrt. Lld.
81{01, UiB Floor, BoomerarE, Chandivali Farm Road, Poilai, Andheri (East), Mumbai-400 072.

To,

The Branch anagcr,
State Bank of lndia
RACPC Kalyan Branch
Ground Floor, 1st Floor, Millenium Heighb,
Opp. Patedar Bhauran Mariage Hall,

Shahad Mohone Road, Shahad,

Kalyan (West) - 421 103, State - Maharashha, County - lndia.

3.
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The property is a residential Villa No. B{7 is situated on Grcund + 1 upper Floor.

As per Site lnspection, the composition of Villa will be

Ground Floor : 2 Bedmoms + LivirE Room + Kitchen + 2 Toilet + lntemal Staircase

FiEt Floor : 2 Bedooms+2Toilets+ Balcony Area.

The property is at 5.8 KM. distance from Railway Station lgaFuri.

Landmark: Opp. Tropical Reteal Resort.

At the time of inspeclion, the property was under construction. Extent of completion are as under:

RCC Footing/Foundation RCC Plinth Completed

Full Building RCC Completed Internal Bnck work Completed

Total 55% work completed

6 Location of property

a) Plot No. / SurYey No Survey No. 17l3A,17l3l9 &1712,

b) Door No Residential Villa No. B-07

c) C.T.S. No. / Village Village - lgatpuri

d) Ward / Taluka Taluka - lgapuri

e) It/andal / District District - Nashik

0 Date of issue and valility of layout of

approved map / plan

Copy of Apgoved Building Plan Document No. INP /
PWD / B.P./ 03 I 2022 dated 08 03,2022 issued by

lgatpuri Municipal Council (Downloaded from RERA).

s) Approved map / plan issuing authority lgatpuri Municipal Council

h) Whether genuineness or authenticity

of approved map/ plan is vedfied

Buiuing Under Construction

D Any other comments by our

empanelled valuers on authentic of

approved plan

No

7 Postal address of the property Residential Villa No. B{7 on Survey No. 17i3A,

17l3lB & 1712, "iloonhouse Celebrations

Complex', Phase 1, Opp. Tropical Retreat Resort,

Village - lgatpuri, Taluka - lgatpuri, District - Nashik,

PIN Code - 422 403, State - Maharashtra, Country -
lndia.

I City / Town lgatpuri, Nashik

Residential area Yes

Commercialarea No

lndustrial area No

o

i) High / Middle / Poor Middle Class

ii) Urban / Semi Urban / Rural Urban

10 Coming under Corporation limit / Village

Panchayal / Municipality

Village - lgatpuri,

lqatpuri Municipal Council

Whether covered under any State / Central

Govt. enactments (e.9., Urban Land Ceillttg
No

Vostukolo Consultonts (l) P!.t. Ltd
VASTUKALA An ISO 9O0l : 2015 Certified Compony

Completed

Classifrcation of the area

11.
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Acl) or notified under agency area/ scheduled
area / cantonment area

12. Boundarres of the property

As per actual Site As per document
(As per Approved Plan)

Plot

lnternal Road 15.0 M Wide DP. RoadNorth

lnternal Road Plot -S. No.19South

24 M Wide RoadEast Tropical Retreat Resort

West Open Plot Plot -S N0.22

Villa As per aclual Site As per document

Survey No. lGl-2
Portion of Survey No, 17-

1K

North Internal Road

Survey No. 19 and

Survey f,lo. 18

South lntemal Road

EaSt Tropical Retreat Resort Survey N0.18 some

portion of Pimpri Road,

some portion of

remaining Property Adm.

28.16 Gunthas Portion of

Survey No. 17l1(P) and

Portion of Survey No,

17t1K(P)

West Open Plot Survey No. '19 and

Survey No. 22

121 Whether Boundaries Matching with Ac'tual Yes

13 Dimensions of the site N. A. as property under consideration is a Villa

A

As per the Deed

B

Actual

North

South

East

West

14 Extenl oI the site

Measurement are as follows:

Particularc Carpe{ Area

(in Sq. Ft.)

Ground Floor 966.00

First Fbor 538.00

Balcony Area 37.00

Total Area 't,541.00

Carpet Area in Sq. Ft. = 1,5/0.00

(Area as per Agreement for sale)

II

III

e

{
Since 1989

An ISO 9OOl : 2015 Cerlified Compony

Camet Area in Sq. Ft. as oer Aclual Site

i-

Vostukolo Consultonts (l) Pvt. Ltd.
VASTUXALA
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Built up Area in Sq. Fl. = 1,727.00

(Carpet Area as per Agreement + 107o)

All the above areas are within 3% of the

Agreement for Sale Area. The above calculations

and d€*ailed measuremer{s taken by us proye that

the Agreement for Sale area is not exorbitantly

inflated. Hence, valuation is preparcd based on

the Agreement for Sale area.

14 Latitude, Longilude & Coordinates of Villa 1 9'4'1'03.0'N 73"34'31.9"E

E(ent of the site considered for Valuation

(least of 13A& 138)

Built up Area in Sq.Fl.= 1,727.00

(Carpet Area as per Agreement + l0%)

16 Whether occupied by the ormer / tenant? lf

occupied by tenanl sinc€ how long? Rent

received per month.

Building is under construction

il APARTMENT BUILDING

1 Nature of the Aparlment Residential Villa

2 Location

Block No

Ward No.

Village / Municipality / Corporation Village - lgatpuri,
lqahuri Municipal Council

Door No., Street or Road (Pin Code) Reskiential Villa No. B-07 on Survey No. 17l3A,

171ffi & 1712, " oonhouse Celebrations

Corplex', Phase 1, Opp. Tropical Retreat Resort,

Village - lgatpuri, Taluka - lgatpuri, Diskict - Nashik,

PIN Code - 422 403, State - Maharashtra, Country -
lndia.

3 Description of the locality Residential /
Commercial / Mixed

Residential Villa

Building is under conslruction

5 Number of Floors Proposed Ground + 'l upper Floor

6 Type of Structure Proposed R.C.C. Framed Structure

7 Number of D,relling units in the building Pmposed 12 Villas on Ground Floor (Phase 1)

Quality of Construction Building is under construction

I Appearance of the Building Building is under construction

'10 Maintenance of the Building Building is under construction

11. Facilities Available

Lift No Lift

Protected Water Supply

Underground Sewerage Proposed Connected to Municipal Sewerage System

Car parking - Open / Covered Proposed Open Parking

ls Compound wall existing? Proposed, Yes

ls pavement laid around the building Proposed, Yes

ilt Villa

Vostukolo Consultonts (l) Pvt. Ltd.
VASTUKALA

15.

C.T.S. No.

4. Year of Construction

8

Proposed Municipal Water supply

An ISO 9o0l :2015 Certified compony
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1 ln which the Villa is situated Ground + IUpperFloor
2 Door No. of the Villa Residential Villa No. B-07

3 Specifications of the Villa

Roof R.C.C. Slab

Flooring Proposed Vitrified tiles flooring

Doors Proposed Teak wood door framed with flush doors

Windows Proposed Powder coated aluminum sliding windows

Fittings Propsed Concealed plumbing with C.P. fittings.

Poposed Concealed wiring

Finishing Propsed Cement plastering

4 House Tax

Building is under construction

Tax paid in the name of: Building is under construction

Tax amounl: Building is under construction

5 Electricity Service connection No Building is under construclron

Meter Card is in the name of: Building is under construction

6 How is the maintenance of the Villa? Building is under construction

Sale Deed execuled in the name of Mr. Hareshkumar Roopchand Nathani &

llrs. Pinky Hareshkumar Nathani

I What is the undivided area of land as per Sale
Deed?

Details not available

I What is the plinth area of the Mlla? Built up Ar€ ;6 5q . Ft. = 1,727 .00

(Caryet Area as per Agreement + 10%)

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

11 What is the Carpet Area of the Villa? Caroet Area in So. Ft. as oer Actual Site
gsurement are as follows:

Particulars Carpet Area

(in Sq. Ft.)

Ground Floor 966.00

First Floor 538 00

Balcony Area 37.00

Total Area 1,541.00

Carpe{ Area in Sq. Ft. = 1,570.00

(Area as per Agreement for sale)

12 ls it Posh / I Class / Medium / Ordinary? Medium
'13 ls it being used for Residential or Commercial

purpose?
Proposed for residential purpose

14 ls it Owneroccupied or let out? Building is under construction

15 lf rented, what is the monthly rent? t 14,000.00 Expected rental income per month after
building completion

IV MARKETABILITY

1 How is the marketability? Good

2 What are the factors favouring for an extra
Potential Value?

Located in developing area

VASTUKALA An ISO 9O0l : 2015 Certified Compony

Assessment No.

7

Vostukolo Consultonts (l) Pvt. Ltd.
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3 Any negative factors are observed which

affect the market value in general?
No

Rate

1 After analyzing the comparable sale

instances, what is the composite rale for a
similar Villawith same specification in the

adjoining locality? - (Along with details /
reference of at - least tuo latest deals /
transaclions with respecl to adjacent
properties in lhe areas)

t 3,500.00 to t 4,500.00 per Sq. Ft. on Carpet Area

2 Assuming it is a new construc{ion, what is the

adopted basic composite rate ol the Villaunder

valuation after comparirE with the

specilications and other factors with the

Villaunder comparison (give details).

{ 4,300.00 per Sq. Ft. on Carpet Area

3 Break - up for the rate

l. Building + Services { 2,500.m per Sq. Ft

ll. Land + otheN { 1,800.00 per Sq. Ft

4 Guideline rate obtained from the Registra/s
ofiice

t 21,800.00 per Sq. M

t 2,025.00 per Sq. Ft.

5 ln case oi variation of 2O16 or more in the
valuation proposed by the Valuer and the
Guideline value povided in he State Govt.

notrfication or lncome Tax Gazetb

Justification on variation has to be given

ll is a brcgone conclusion lhat market value is always
more than the RR price. As the RR Rates area Fixed

by respec{ive State Govemment for computing Stamp

Duty / Rgstn. Fees. Thus the differs from place to
place and Location, Amenities per se as evident from

lhe fact than even RR Rates Decided by Govemment

Diffen.
VI COMPOSITE RATE ADOPTED AFTER

DEPRECIATION

a Depreciated building rate

Replacement cost of Villa with Services (v(3)i) t 2,500.00 per Sq. Ft.

Age of the building Building is under construction

Life of the building estimated 60 years after completion Subject to proper,
preventive periodic maintenance & structural repairs.

Depreciation percentage assuming the

salvaqe value as 10%

N.A, as building is under construction

Depreciated Ratio of the building

Total composite rate arrived for Valuation

Depreciated building rate Vl (a)

Rate lor Land & other V (3) ii t 1,800.00 per Sq. Ft.

Total Composite Rate t 4,300.00 per Sq. Ft.

Remark:

VASTUKALA An ISO 9001 :2015 Certified Compony

b

{ 2,500.00 per Sq. Ft.

Vostukolo Consultonts (l) P!rt. Ltd.
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Justification for price / rate
The Market Value of the property is based on fac,ts of markeb discor.s€d by us during our enquiries, horvever the

government rate value in this case is less than the market value anired by us. We are of the opinion that the value

anive by us will prove to be mrrect if an Auc{ion of the sublax poparty is canied out. As far as Market Value in lndex

ll is mncemed, it is not possible to comment on sam€, may be goremment rates are fixed by sampling during same

point of time in part and whereas, Ma*et values charBe every monfi.

ln most of the cases the actual deal amount or Tramaclbn value is not reflected in lndex ll because of vadous Market

practices. As Valuer, we always try to give a value whit* b mnecl reflection of aclual transaction value inespective of

any factors in market.

Method of Valuation / Approach

The sales companson 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 mmparing a property to other similar properties that have been recenlly

sold. Comparable pmperties, also known as mmparables, or comps, must share certain fsatures with the property in

question. Some of these include physical fealures such as Euare footage, number of rooms, mndition, and age of the

building; however, the most important faclor is no doubt the location of the property. Adiustrnents are usually needed to

accounl for differences as no two properties are exaclly he same. To make proper adjustments when companng

properlies, real estale appraisers must know the difierences b€tween the mmparable properties and how to value

these differences. The sales comparison appoach is mmmonly used for Residential Villa, where there are typically

many mmparables available to analyze, As the property is a residential Villa, ue have adopted Sale Comparison

Approach lt/ethod for the purpose of valuation. The Price for similar type of pmperty in the nearby vicinily is in the
@

Since 1989{r

Sr.

No.

otv Rate per

unit (t)
Estimated

Value (t)

1 Present value of the Villa (incl. car parking, if provided)

(A)

4,300.00 67,51,000.00

2

3 Showcases /

4 Kitchen anangements

5 Superfine finish

6 Interior Demrations

7 Electricity deposits / electrical fittings, etc.

8 Extra collapsible gates / grill rlorks etc

I Potential value, if any

10 Others

Total Value of the property 67,5'1,000.00

The Realizable value of the proparty 66,15,980.00

Distress value of the property 54,00,800.00

lnsurable value of the property 43,r7,500.00

Guideline value of the property 34,97,175.00

VASTUKALA An ISO 900'l : 2015 Cerlified Compony

Description

1,570.00 Sq. Ft.

Wardrobes

Valuation Report Prepared For sBl/ RAcPc Kalyan brdrdr / Mr. Harcshlumar Rmpdand Na$ani (119712308932)

De{ailr of Valuation:

Vostukolo Consultonts (l) h/t. Ltd.
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range of t 3,500.00 to t 4,500.00 per Sq. Ft. on Carpet Area. Considedng the rate with attached report, cunent

market conditions, demand and supply pcition, Mlla size, location, upswirB in real estate prices, sustained demand

for Residential Villa, all round development of commercial and residential application in lhe locality etc. We estimate {
4,300.00 per Sq. Ft. on Carpet Area for vdualion.

lmpending threat of acquisition by govemment for road

widening / publics service purposes, sub merging &

applicability of CRZ prcvisions (Disbnce from seaest /

tidal level must be irrcoporated) and their elfect on

i) Saleability Good

ii) Likely rentalvalues in future in t 14,000.00 Expected renlal inmme per month after

building completion

iiD Any likely inmme it may gerErate Rental lncome

@

{
Since '1989

VASTUKALA An ISO 9001 :2015 Certified compony

Vostukolo Consultonts (l) R/t. Ltd.
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Actual site photoqraphs

Since 1989
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Actual site photoqraphs

Since '1989
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{ Vostukolo Consultonts (l) Pvt. Ltd.
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Site u/r

Latitude Lonoitude: l9'41'03.0"N 73"343,l.9"E
Note: The Blue line shows the route to site from nearest Railway Station (lgatpuri- 5,8 Km)

Since 1989
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Read Reckoner Rate

Stamp Duty Ready Reckoner lilarket Value Rate for Villa 21,800,00

No Reduced, Villa Located on Ground Floor
Stamp Duty Ready Reckoner Market Value Rate 1Alte7 

p.6r..6, ,O, 21,800.00 2,025.00 Sq. Ft.

Buildino nd hrvlno lift
The following table gives the valuation of resilentid buiHing / Vila / commercid unit / office in such building on above

floor where there is no lift. Depending upon fte frmr, ready reckoner ratss Yrtl be reduced.

Floor on which Villa is Located Rate to be adopted

a) Ground Floor i Stilt / Floor '10070

b) First Floor 95%

c) Second Floor 90%

d) Third Floor 85%

e) Fourth Floor and above 80%

Completed Age of
Building in Years

R.C.C. Struclure I ofter Pukka
Structure

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

0 to 2 Years 100% 100%

Above2&upto5Years 95% 9s%
Above 5 Years After initial 5 year for every yeat 10

depreciation is to be considerBd. Hou/ever
maximum deduction available as per this

shall be 70% of Market Value rate

Afrer initial 5 year for every year 1.5%

depreciation is to be considered. Ho\,rrever

maximum deduclion availaue as perthis shall

be 85% of Ma el Value rate

Since 1989
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Property

Source Housing.com

Floor

Carpet Buitt Up Saleable

Area 1,440.00 1,600.00

Percentage 10%

Rate Per Sq.
Ft.

t 6,530.00 ? 5,937.00
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Sales lnstance

Property Mlla

Source lndex ll

Floor Gmud Fbor

Buih Up Saleable

Area 1,727.00

Percentage 1070

Rate Per Sq. Ft. { 3,764.00

;))
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Sales lnstance

Property Villa

Source lndex ll

Floor Ground Fbor

Buih Up Saleable

Area 1,727.N

Percentaqe 10%

Rate Per Sq.
Ft.

{ 3,764.00
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Sales lnstance

Prope(y Villa

Source lndex ll

Floor Aourd Fhor

Built Up Saleable

Area 1l27.00

Percentaqe 100k

Rate Per Sq, Ft. { 3,764.00
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Place: Thane

Date: 06.11.2024

For VASIUKALA CONSULTANTS (l) PW LTD

Manoj
Chalikwar
Director

\. ,ta,\

Auth. Sign.
Manoj Chalikwar
Govt. Reg. Valuer

Chartered Engineer (lndia)

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

State Bank of India Empanelment No.: SMEffCC/38/lBBU3

The undersigned has inspec{ed the poperty detailed in the Valuatiofl Report dated

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

(Rupees

Date-
Signature

(Name & Designation of the lnspecting Official/s)

Countersigned
(BRANCH MANAGER)

Enclosures

Declaration{um-undertaking ftom the valuar (Annexure - I) Attached

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

Since 1989
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As a result of my appraisal and analysis, it is my considered opinion that of the above poperty in the prevailing

condition with aforesaid specifications t 67,51,000.00 (Rupeec Sixty€even Lakh Fiftyone Thousand Only).

As per Site lnspection 55% Construction work is mmpleted,

Vostukolo Consultonts (l) Pvt. Ltd.
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(Annexure - l)

DECLARATION.CUT.UNDERTAKING

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

a. I am a citizen of lndia.

I will not undertake valuation of any assets in which I have a direct or indirect
interest or become so interested at any time during a period of three years prior to
my appointment as valuer or three years after the valuation of assets was
conducted by me.

The information fumished in my valuation report dated 06.11.2024 is hue and
conect to the best of my knowledge and belief and I have made an impartial and
true valuation of the property.

l/ my authorized representative has personally inspected the property on
24.10.2024. The work is not sub - contracted to any other valuer and canied out
by myself.

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

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

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

I have not been convicted of any offence and senlenced to a term of
imprisonment

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

b

c

d

J, I have not been declared to be unsound mind

I am not an undischarged bankrupt, or has not applied to be ad.judicated as a
bankrupt;

Since 1989

k,
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9.

h.

l. I am not an undischarged insolvent.

m. I have not been levied a penalty under section 271J of lncome-tax Act, '1g61 (43
of 196'l) and time limit for filing appeal before Commissioner of lncome-tax
(Appeals) or lncome-tax Appellate Tribunal, as the case may be has expired, or
such penalty has been confirmed by lncome-tax Appellate Tribunal, and five
years have not elapsed after levy of such penalty

Vostukolo Consultonts (l) Pvt. Ltd.
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I have not been convicted of an offence connected with any proceeding under the
lncome Tax Act 1961 , Wealth Tax Act 1957 or Gift Tax Act 1958 and

n

q

t

o.

p

My PAN Card number as applicable is AERPC9086P

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

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

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

Estate Valuation, 201l of the IBA and this report rs in conformity to the
"Standards" enshrined for valuation in the Part - B of the above handbook to the
best of my ability.

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

I abide by the 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)

I am valuer registered with lnsolvency & Bankruptry Board of lndia (lBBl)

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

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

this valuation report.

I will undertake the valuation work on receipt of Letter of Engagement generated from the

system (i.e. LLMS / LOS)only.

y. Further, I hereby provide the following information.

Since 1989
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Since.1989
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Sr.
l{o.

Particu lars Valuer comment

1 backgmund informalion of fie asset being val@d; The property was Purctased by Mr. Hareshkumar

Roopchand Nathani & Mrs. Pinky Hareshkumar

Ndrani from Moonhouse Lifestyle LLP vide

Aqreement lo Sale dated 10.09 2024.
? purpose ol valuation and appointing authority As per the request from State Bank of lndia,

RACPC Kalyan Branch to assess Fair Market value
ofhe DroDerty for Bankinq purDose

Manoj Chalikwar - Regd. Valuer
Swapnil Wagh - Valuation Engineer
Binumon Moozhickal - Technical Manager
Pratibha Shilvanta - 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 hat rte do not
have relation or any conneclion wih property owner
/ applicant dire{fly or indirecIy. Further to state that
we are an independent Valuer and in no way
rdated to prooerty owner / applicant

5 date of appointnent, valuatim dab ad d& of
reporl;

Date of Appdnfnent - 24.10.2024
Valuation Date - 06.10.2024
Date of Repo.t - 06. 1 0.2024

6 inspeclions and/or investiqations undertaken; Physical lnspection done on 24.10.2024
7 nature and sources of the information used or

relied upon;
. Markst gryey at he time of site visit
. Ready Red<oner rates / Circle rates
. Onfine seach for Registered Transaclions
. mine ftbe lndicators on real estate portals
. Enquiries wih Real estale consullants
. Erdsthg data of Valuation assignments canied

ort by us
I procedures adopted in carrying out the valuation

and valuation slandards follor,ved;
Sales Comparison [,lethod

I restrictions on use of the repod, if any; This valualion is for the use of he party to whom it
is addressed and for no other purpose. No
responsibility is accepted to any third party who
may use or rely on he whole or any part of this
valuation. The valuer has no pecuniary interest that
would conflict with the proper valuation of the
property.

'10 major fac{ors that were iaken inlo account
during the valuation;

cllnent matet conditions, demand and supply
position, Rqsidential Villasize, location, upswing in
real estate prices, sustained demand for Residential
Villa, all-round development of commercial and
residenlial application in the locality etc.

Caveats, limilations and disdaimers to the
extent they explain or elucidate the limitations
faced by valuer, which shall not be for the
purpose of limiting his responsibility for the
valuation report.

Attached

Vostukolo Consultonts (l) h/t. Ltd.
VASTUKALA An ISO 9OO'l : 2Ol5 Certified Compony

3. identity of the valuer and any olher experb involved
in he valuation;
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Value Subject to Change

The subject appraisal exercise is based on prevailing market dynamics as on 06s ilovember 2024 and

does not take into acmunl any unfoEseeable developmenb wtrich could impact the same in the tulure.

Our lnveltigations

We are not engaged to cany out all possible investigations in relation to the subjecl pmperty. Where in

our report we identify certain lim ations to our investigations, tris is to enable the reliant party to instruct further

investigations where considered appropriate or where we rscommend ffi necessary prior to reliance. Vastukala

Consultants lndia Pvt. Ltd. (VCIPL) b not liabl€ for any loss occasion€d by a decisbn not to conduct further

investigations

A$umptiong

Assumptions are a necessary pad of undeltaking valuafnm. VCIPL adopts msumptions for the

purpose of providing valuation advise because some mattem aro not capable of accurate calculations or fall

outside the scope of our expertise, or out inshrc{ions. The mlhnt pady accepts that the valuation mntains

certain specific assumptions and acknowbdge and acced tle risk of hat if any of the assumptions adopted in

the valuation are inmnect, then this may have an eftd on tp valudirn.

lnformation Supplled by Otherr

The appraisal is based on the inbrnatim provued by tr dient. The same has been assumed to be

mrect and has been used for appraisal exercise. Where it b stated in he report that anoher party has supplied

informalion to VCIPL, this intormation is believgd to be rdiable but VCIPL can accept no responsibility if this

should prove not to be so.

Future tlatters

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

as an estimate and/or opinion based on tre intormation known to VCIPL at the date of this document. VCIPL

does not warrant that such statemenb are acGJrate 0r mnec{.

Map and Plans

Any sketch, plan or map in this report is included to assist the reader while visualising the property and

assums no responsitility in connection with such matteB.

Site Details

Based on inputs received from Client and site visit conduc{ed, rve understand that the subject properly is

Residential Villa, admeasuring Carpet Area in Sq. Ft = 1,570.00 in the name of Mr. Hareshkumar Roopchand

Nathani & Mrr. Pinky Hareshkumar l{athani. Further, VCIPL has assumed that the subject property is free

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

Since 1989
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Prop€rty Title

Based on our discussion with the Client, we undeBtand that the subject property is owned by ilr. Hareshkumar

Roopchand Nathani & ltlrr. Pinky Har€.hkumar llathani. For the purpose of this appraisal exercise, we have

assumed that the subject property has a clear tite and is free from any encumbrances, disputes and claims.

VCIPL has made no further enquiries with the relevant local auhoriti€s in this regard and does not certify the

property as having a clear and marketable title. Furlher, no l€gal advice regarding the title and ownership of the

subject property has been obtained for the purpose of this appraisal exercise. ll has been assumed that the title

deeds are clear and marketable.

Envlronmental Conditions

We have assumed that the subiect prcperly is not contaminated and is not advenely alfected by any

existing or proposed environmental law and any processes which arc canied out on the property are regulated

by environmental legislation and are properly licensed by ttE appropriate authorities.

Based on the information prwiled by the Client, we undecbnd hat tB Residential Mlla, admeasuring

Carpet Area in Sq. Ft. = 1,t0.00.

Condition & Rapair

ln the absence of any information to the contrary, re have assumed that thec are no abnormal ground

mnditions, nor archaeological remaim present wtti* mi$t adverdy aftct the cunent or future occupation,

development or value of the property. TIl€ property is free from rd, inHation, structural or latent defecl. No

cunently known deleterious or hazardous mabdab or suspec{ bdr*Tres will be used in the mnstruc{ion of or

subsequent alteration or addrtions to the property and comment8 made in the property details do not purport to

express an opinion about, or advise upon, the cordi0on of uninspecled parts and should not be taken as making

an implied representation or statement about sudr parb

Valuation ltlethodology

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

Approach l\4ethod and proposed Cunent use / Existing use premise is considered for this assignment,

The Direcl Comparison Approach involves a comparison of ttE property being valued to similar

properties that have actually been sold in arms - lerErth transaciions 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 comp€titive ma*et and is partiorlarly useful in estimating the value of the Villaand

properties that are typically traded on a unit basis.

ln case of inadequate recenl transaclion aclivity in the subiect micrc{arket, the appraiser would collate

details of older transaclions. Subsequently, the appraiser $,ould analyse rental / capital value trends in the

subject micro-market in order to calculate the percentage increase / decrease in values since the date of the

identified transactions. This percentage would hen be adopted to proiecl he cunenl value ollhe same,

Since 1989
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Where reliance has been placed upon extemal sources of inlormation in applying the valuation

methodologies, unless olherwise specifically instructed by Client and/or stated in the valualion, VCIPL has not

independently verifed that information and VCIPL does not advise nor mpt it as reliable. The person or entity

to whom the report is address€d acknowHges ard accepb the risk hal if any of the unverified information in the

valualion is incorect, then lhis may have an efiecl on the valuation.

Not a Structural Surv€y

We state that this is a valuation report and not a structural survey

Oher

All measurements, aeas and ages quoted in our rcport are appoximate

Legal

We have not made any allowances with respect b any existing or propsed local legislation relating to

taxation on realization of the sale value of the subjec,t property. VCIPL is not requircd to give testimony or to

appear in murt by reason of his appraisd mport, with rcfurence b tn goperty in question, unless anangement

has been made thereof. Furher, no legal dvice on any aspecb has been obtained for the purpose of this

appraisal exercise

Property specifi c a$umptions

Based on inputs received frun the dient and $b visit conduded, lrve undeEtand that the subject

property is Residenlial Villa, admeasudng C.rpd Are h Sq. PL ' 1,t0.00,

ASSUMPTIONS, CAVEATS, LIMITATION AND DISCLAIMERS

We assume no responsibility for matleE of hgal nafurc affecting the property appraised or the title

thereto, nor do we render our opinion as to the title, which is assumed to be good and marketable.

2. The property is valued as though under responsible ownership

It is assumed that the poperty is free of liens and encumbrances.

There is no direcU indirect interest in the property valued

The rates for valuation of the property are in accodance with the Govt. appoved rates and prevailing

markel rales.
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It is assumed that there are no hidden or unapparent conditions of the subsoil or struclure that would

render it more or less valuable. No responsibility is sumed for such mnditions or for engineering that

might be required to dismver such faclors.
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(Annexuro - ll)

MODEL CODE OF CONDUCT FOR VALUERS

lntegrity and Faimes.

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

his/its dealings with his/its clients and other valuers.

2. A valuer shall maintain integdty by being honest, straightforward, and forthright in all professional

relationships.

3. A valuer shall endeavour to ensure that he/it pmvides true and adequate 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 puuic intercst furemost while delivsing his servies.

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

are made withoul 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 he/it or any of his/its relatives or associates is not

independent in terms of association to the company.
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lndependence and Digclosure of lnterest

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 profussiond ludgment.

7. A valuer shall cany out pldessional sewix in accodance witr the relevant technical and

professional standards that may be specified from tire b time.

8. A valuer shall continuously maintain pofessiond kr|olledge and skill to provide competent

professional service based on uptodde developmer|b in prmtice, prevailing regulations /
guidelines and techniques.

9. ln the preparation of a valuatlon report, he vduer shdl not disclaim liability for his/its expertise or

deny his/ib duty of care, except to the e)deft hd he assumptions are based on statements of fact
provided by the company or its auditors or con$JJtants or information available in public domain

and not generated by the valuer.

'10. A valuer shall nol cany out any insfuction of the client insofar as they are incompatible with the

requirements of integrity, objec{ivity and independence.

11. A valuer shall clearly state to his client the services that he ryould be competent to provide and the

services for which he would be relying on other values or prcfessionals or for which the client can

have a separate anangement with other valuers.

An ISO 9OO I : 20'l 5 Certitied Compony
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'14. A valuer shall maintain complete independence in hislrts professional relationships and shall
conduct the valuation independent of extemal influences.

'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 securities of any subiect company afrer any time when he/it first becomes
aware of the possibility of his / its association wittr the valuation, and in accordance with the
Secunties and Exchange Board of lndia (Prohibition of lnsider 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 valuations' in order to
cater to a company or clients needs.

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

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

Confidentiality

20. A valuer shall not use or diwlge to other clienb or any other party any conlidential information
about the subject company, which has come to his / its knowledge without proper and specific
authonty or unless there is a legal or prcfessixd dght or duty to disclose.

21 . A valuer shall ensure that he/ it maintsins wdten contemporaneous records for any decision taken,

lhe reasons for taking the decision, and tle inbrmation and evidence in support of such decision.
This shall be maintained so as to suffdenty srable a reasonable person to take a view on the
appropriateness of his /its decisions and actions.

22. A valuer shall appear, co-operate and be availabb for inspections and investigations canied out

by the authority, any person authorised by the adhority, the registered valuers organisation with

which he/it is registered or any other statutory regulatory body.

23. 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 he/it is registered, or any other

statutory regulatory body.

24. A valuer while respecting fte 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 confact for a specific valuation, for production before a regulatory

authority or for a peer review. ln the event of a pending case before the Tribunal or Appellate

Tribunal, the remrd 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 obtrain or rctain work for himself / itself, or to obtain or tetain an

advantage in the conduct of profession for himsetf / itself.

Remuneration and Costs.

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

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

Occupation, employability and reltrictions.

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

30. A valuer shall not conducl business whk$ in the qinim of the authority or the registercd valuer
organisation discredits the profession.

Miscellaneous

31. A valuer shall refrain from undertaking to review he work of another valuer of the same client
except under written orders from the bank or housing finance institutions and wih knowledge of the
concemed valuer.

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

For VASTUKALA CONSULIANTS (l) PW. LTD,
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Govt. Reg. Valuer
Chartered Engineer (lndia)
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