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Valuation Report of the Immovable & Movable Property
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Details of the property under consideration:

Name of Client: Mrs. Vidhi Tejas Khandhar
Non-Agricultural Land bearing Survey No. 62, Hissa No. 1-A of Village – Karnala, Apta Road, Mumbai – Goa Highway, Village - Karnala, Taluka – Panvel, District - Raigad, PIN – 410 221, Maharashtra, India.

Longitude Latitude: 18°50’49.5”N 73°05’46.1”E
Intended User:

State Bank of India
SARB Churchgate
 6th Floor, International 16, Maharshi Karve Road, Churchgate, 
Mumbai – 400 020, Maharashtra, India
Vastu/Mumbai/01/2025/013596/2310170
22/19/289-SOSKM
        


       Date: 22.01.2025
VALUATION OPINION REPORT
This is to certify that the property bearing Non-Agricultural Land bearing Survey No. 62, Hissa No. 1-A of Village – Karnala, Apta Road, Mumbai – Goa Highway, Village - Karnala, Taluka – Panvel, District - Raigad, PIN – 410 221, Maharashtra, India belongs to Mrs. Vidhi Tejas Khandhar.
	Boundaries of the property.



	North 
	:
	Apta Road

	South
	:
	Open Plot

	East
	:
	Open Plot

	West
	:
	Mumbai-Goa Highway

	
	
	


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 and valued for SARFAESI Securitization and reconstruction of financial assets and enforcement of security interest Act, 2002 purpose at ` 8,54,00,000.00 (Rupees Eight Crore Fifty Four Lakh Only).
The valuation of the property is based on the documents produced by the concern. Legal aspects have not been taken into considerations while preparing this valuation report.

Hence certified
Sharadkumar B. Chalikwar
Govt. Reg. Valuer 

Chartered Engineer (India)

Reg. No. (N) CCIT/1-14/52/2008-09 

SBI Empanelment No.: SME/TCC/2021-22/85/13
Encl: Valuation report. 

	Vastukala Consultants (I) Pvt. Ltd.
B1-001, U/B Floor, Boomerang, Chandivali Farm Road, Powai, Andheri (East), Mumbai – 400072.
To,

The Branch Manager,

State Bank of India

SARB Churchgate

6th Floor, International 16, 

Maharshi Karve Road, Churchgate, 

Mumbai - 400020, Maharashtra, India.
VALUATION REPORT (IN RESPECT OF OPEN LAND ONLY)
I
General 

1.

Purpose for which the valuation is made
:

As per the request from State Bank of India, SARB Churchgate to assess Fair Market Value of the property for SARFAESI securitization and reconstruction of financial assets and enforcement of security interest Act, 2002 Purpose.
2.

a) 
Date of inspection
:

11.01.2025
b) 
Date on which the valuation is made

:

22.01.2025
3.

List of documents produced for perusal

1. Copy of Deed of Gift dated 18.05.2017 between Mrs. Bharati Surendra Khandhar (The Donor) and 
Mrs. Vidhi Tejas Khandhar (The Donee).
2. Copy of Previous Valuation Report Ref. No. 502 / SBI / VPG / BMG / 2017-2018 dated 24.08.2017 issued by VPG Valuers & Engineers.
3. Copy of N.A. Order dated 18.03.2017 issued by District Collector Raigad, Alibuag.
4. Copy of 7/12 Extract Ferfar No. 1354 dated 21.11.2022 in the name of Mrs. Bharati Surendra Khandhar.
5. Copy of Mortgage Deed dated 29.11.2017 in the name of Mrs. Vidhi Tejas Khandhar.
6. Copy of Application u/s 14 of Securitisation & Reconstruction of Financial Assets & Enforcement of Security Interest Act 2002 For Taking Physical Possession of Immovable Properties (Secured Assets) dated 25/03/2021.
4.

Name of the owner(s) and his / their address (es) with Phone no. (details of share of each owner in case of joint ownership)
:

Mrs. Vidhi Tejas Khandhar
Non-Agricultural Land bearing Survey No. 62, Hissa No. 1-A of Village – Karnala, Apta Road, Mumbai – Goa Highway, Village - Karnala, Taluka – Panvel, District - Raigad, PIN – 410 221, Maharashtra, India.
Sole Ownership
5.

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

The property is located in a developing commercial area having basic infrastructure, well connected by road and train. The immovable property comprises of freehold Non-Agricultural Land. It is located at about 18.8 km. travelling distance from Panvel railway station.

Land
As per Mortgage Deed Land Area is 1 Hectare 22 Ares i.e. 12,200.00 Sq. M. 
6.

Location of property
:

a)

Plot No. / Survey No.
:

Non-Agricultural Land bearing Survey No. 62, Hissa No. 1-A of Village – Karnala
b)

Door No.
:

-
c)

T.S. No. / Village
:

Village – Karnala 
d)

Ward / Taluka
:

Taluka – Panvel
e)

Mandal / District
:

District – Raigad 
7.

Postal address of the property
:

Non-Agricultural Land bearing Survey No. 62, Hissa No. 1-A of Village – Karnala, Apta Road, Mumbai – Goa Highway, Village - Karnala, Taluka – Panvel, District - Raigad, PIN – 410 221, Maharashtra, India.
8.

City / Town
:

Village – Karnala, Taluka – Panvel, District - Raigad
Residential area

:

Yes
Commercial area
:

No
Industrial area

:

No
9.

Classification of the area

:

i) High / Middle / Poor

:

Middle Class

ii) Urban / Semi Urban / Rural

:

Urban

10.

Coming under Corporation limit / Village Panchayat / Municipality

:

Grampanchayat Karnala
11.

Whether covered under any State / Central Govt. enactments (e.g., Urban Land Ceiling Act) or notified under agency area/ scheduled area / cantonment area

:

No

12.

In Case it is Agricultural land, any conversion to house site plots is contemplated

:

N.A.
13.

Boundaries of the property

Actual 

As per document 

North


:

Apta Road
Survey No. 62/1 B

South 

:

Open Plot
Survey No. 66/1 A and Survey No. 66/2

East

:

Open Plot
Survey No. 62/1/2

West

:

Mumbai Goa Highway
Survey No. 64 & 65 / 1A

14.1

Dimensions of the site

N. A. as the land under consideration is irregular in shape.
A                                           As per the Deed

B                                  Actual
North

:

-

-
South 

:

-

-
East

:

-

-
West

:

-

-
14.2

Latitude, Longitude & Co-ordinates of property 
:

18°50’49.5”N 73°05’46.1”E
14.

Extent of the site

:

As per Mortgage Deed Land Area is 1 Hectare 22 Ares i.e. 12,200.00 Sq. M.
15.

Extent of the site considered for Valuation (least of 14A& 14B)

:

16

Whether occupied by the owner / tenant? If occupied by tenant since how long? Rent received per month.
:

Under bank possession
II

CHARACTERSTICS OF THE SITE
Classification of locality
:

Middle Class
Development of surrounding areas

:

Normal
Possibility of frequent flooding/ sub-merging

:
No
Feasibility to the Civic amenities like School, Hospital, Bus Stop, Market etc.

:
All available nearby

Level of land with topographical conditions

:
Plain
Shape of land

:
Irregular 
Type of use to which it can be put

:
For Commercial purpose
Any usage restriction

:
For Commercial purpose
Is plot in town planning approved layout?
:
Copy of approved plan not provided for our verification.
Corner plot or intermittent plot?

:
Intermittent 
Road facilities

:
Yes
Type of road available at present

:
B.T. Road
Width of road – is it below 20 ft. or more than 20 ft.

:
Below 20 ft. Wide Road
Is it a Land – Locked land?

:
No

Water potentiality

:
Information not available
Underground sewerage system

:
May be available 
Is Power supply being available in the site

:
No 
Advantages of the site

:
Located in developing area
Special remarks, if any like threat of acquisition of land for publics service purposes, road widening or applicability of CRZ provisions etc. (Distance from sea-cost / tidal level must be incorporated)
:
No

Part – A (Valuation of land)
1

Size of plot
:

As per Mortgage Deed Land Area is 1 Hectare 22 Ares i.e. 12,200.00 Sq. M.
North & South

:

-
East & West

:

-
2

Total extent of the plot

:

As per Mortgage Deed Land Area is 1 Hectare 22 Ares i.e. 12,200.00 Sq. M.
3

Prevailing market rate (Along With details / reference of at least two latest deals / transactions with respect to adjacent properties in the areas)
:

` 6,000.00 to ` 8,000.00 per Sq. M. 
Details of recent transactions/online listings are attached with the report.

4

Guidelines Rates from Government Portal (evidence thereof to be enclosed)
:

` 5,150.00 per Sq. M.
In case of variation of 20% or more in the valuation proposed by the valuer and the Guideline value provided in the State Govt. notification or Income Tax Gazette justification on variation has to be given.
:
It is a foregone conclusion that market value is always more than RR prices. As the RR rates are fixed by respective state governments for computing stamp duty / regn. Fees. Thus, the rates differ from place to place and location. Amenities as per se evident from the fact that even RR rates decided by Govt. differ.
5

Assessed / adopted rate of valuation

:

` 5,150.00 per Sq. M. 
6

Estimated value of land
:

` 6,28,30,000.00
Part – B (Valuation of Building)

1

Technical details of the building

:
a) Type of Building (Residential / Commercial / Industrial)

:
N.A. being valuation of land only
b) Type of construction (Load bearing / RCC / Steel Framed)

:
N.A. being valuation of land only
c) Year of construction

:
N.A. being valuation of land only

d) Number of floors and height of each floor including basement, if any

:
N.A. being valuation of land only
e) Plinth area floor-wise

:
N.A. being valuation of land only
f) Condition of the building

:
N.A. being valuation of land only
i) Exterior – Excellent, Good, Normal, Poor

:
N.A. being valuation of land only
ii) Interior – Excellent, Good, Normal, Poor

:
N.A. being valuation of land only
g) Date of issue and validity of layout of approved map 

:

N.A. being valuation of land only

h) Approved map / plan issuing authority

:

-
i) Whether genuineness or authenticity of approved map / plan is verified

:

-
j) Any other comments by our empanelled valuers on authentic of approved plan

:

No
Specifications of construction (floor-wise) in respect of 
Sr.

No.
Description

Foundation

:
N.A. being valuation of land only
Basement

:
N.A. being valuation of land only
Superstructure

:
N.A. being valuation of land only
Joinery / Doors & Windows (Please furnish details about size of frames, shutters, glazing, fitting etc. and specify the species of timber

:
N.A. being valuation of land only
RCC Works

:
N.A. being valuation of land only
Plastering

:
N.A. being valuation of land only
Flooring, Skirting, dado

:
N.A. being valuation of land only
Special finish as marble, granite, wooden paneling, grills etc.

:
N.A. being valuation of land only
Roofing including weather proof course

:
N.A. being valuation of land only
Drainage

:
N.A. being valuation of land only
2.
Compound Wall
:

Height
:

N.A. being valuation of land only
Length

:

N.A. being valuation of land only
Type of construction

:

N.A. being valuation of land only

3.

Electrical installation

:

Type of wiring

:
N.A. being valuation of land only
Class of fittings (superior / ordinary / poor)

:
Number of light points

:
Fan points

:
Spare plug points

:
Any other item

:
-
4.

Plumbing installation

a) No. of water closets and their type

:
N.A. being valuation of land only
b) No. of wash basins

:
c) No. of urinals

:
d) No. of bath tubs

:
e) Water meters, taps etc.

:
f) Any other fixtures

:
Part – C (Extra Items)

:

Amount in `
Portico
:

N.A. being valuation of land only
Ornamental front door

:

Sit out / Verandah with steel grills

:

Overhead water tank

:

Extra steel / collapsible gates

:

Total

Part – D (Amenities)

:

Amount in `
Wardrobes

:

N.A. being valuation of land only
Glazed tiles

:

Extra sinks and bath tub

:

Marble / ceramic tiles flooring

:

Interior decorations

:

Architectural elevation works

Paneling works

Aluminum works

Aluminum hand rails

False ceiling

Total

Part – E (Miscellaneous)

:

Amount in `
Separate toilet room
:

N.A. being valuation of land only
Separate lumber room

:

Separate water tank / sump

:

Trees, gardening

:

Total

Part – F (Services)

:

Amount in `
Water supply arrangements
:

N.A. being valuation of land only
Drainage arrangements

:

Compound wall

:

C.B. deposits, fittings etc.

:

Pavement

Total

Government Value


Particulars


Area in Sq. M.

Rate in `
Value in `
Land 

12,200.00
7,000.00
8,54,00,000.00
Total

8,54,00,000.00
Total abstract of the entire property
Part – A

Land
:

` 8,54,00,000
Part – B

Scarp value of building

:

-
Part – C

Compound wall

:

-
Part - D

Amenities

:

-
Part – E

Pavement

:
-
Part – F

Services

:
-
Fair Market Value

:
` 8,54,00,000
Realizable Value

:

` 7,25,90,000
Distress Sale Value

:

` 5,97,80,000
Insurance Value 

:

- 
Remarks
1. At the time of site inspection, internal visit / inspection not allowed hence our report is based on external site visit and documents provided by the bank only.
2. Exact property could not be identified and located by us as neither customer nor the banker accompanied us during site visit. 

3. We have visited the property location based upon details from previous valuation report provided to us by the bank.

4. For the purpose of valuation, we have considered the Land Area as per Mortgage Deed.

5. As per NA order, the above property coming under Recreational & Tourism Development Zone (RTDZ) and this property is affected by Reservation for Higher Secondary School (HS) & College.
6. As there is usage restrictions on the said property as stated above, the marketability / saleability of property is a big concern.  
7. As exact land parcel and boundaries for the same could not be identified, it is not clear whether direct road access is available or not.

8. As per plan attached to Gift Deed, major portion of the said land under consideration is shown as Tala (Lake / natural water body) which will affect the marketability.  

9. As per satellite image, the adjoining land of lake is shown as Zoomlion India Warehouse. Accordingly, it could not be verified that the said land is in whose possession. It is recommended to obtain separate legal opinion and physical survey of land for location the land and its boundaries.
10. As per 7/12 extract downloaded from Govt. Website, the name of mortgager is strike off and present owner is mentioned as Bharati Surendra Khandar. Copy of this downloaded 7/12 extract is attached with this report for your ready reference. Separate legal opinion in this regard is advised.

The cost approach is a Real Property Valuation method which considers the value of a property as the cost of the land plus the replacement cost of the building (construction costs) minus the physical and functional depreciation. 
This approach is most commonly used for real estate properties that are not easily sold like schools, hospitals, and government buildings.

Land cost can be estimated using the Sales Comparison Approach by studying recent sales of land close to the subject property, and these sales should be comparable in size and location with subject property. 
There are different ways to estimate replacement costs, the most common being finding out the cost to build a square foot of comparable properties multiplied by the total square footage of the building. The cost approach is commonly used for Residential Bungalow, Industrial Building and properties mentioned above.  
As the property is an industrial land and building thereof, we have adopted Cost approach Method for the purpose of valuation. The Price for similar type of property in the nearby vicinity is in the range of ` 6,000.00 to ` 8,000.00 per Sq. M. for land Considering the rate with attached report, current market conditions, demand and supply position, Land size, location, sustained demand for land, all round development of commercial and industrial application in the locality etc. We estimate ` 7,000.00 per Sq. M. for Land, 
The saleability of the property is: Normal 
Likely rental values in future in: N.A.
Any likely income it may generate: N.A.
Sharadkumar B. Chalikwar
Govt. Reg. Valuer 

Chartered Engineer (India)

Reg. No. (N) CCIT/1-14/52/2008-09 

SBI Empanelment No.: SME/TCC/2021-22/85/13 


Actual Site Photographs
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Route Map of the property
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Price Indicators 

	Source
	Magicbricks.com

	Property 
	Residential Land 

	Plot Area
	1,000.00 Sq. Ft. i.e., 92.90 Sq. M.

	Rate 
	₹ 6,997.00 per Sq. M. 
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Price Indicator
	Source
	99acres.com

	Property 
	Residential Land / Plot

	Plot Area
	1,089.00 Sq. Ft. i.e., 101.17 Sq. M.

	Rate 
	₹ 8,155.00 per Sq. M. 
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N.A. Order
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[image: image16.png]MEMORANDUM FOR RECORDING CREATION 0F MORTGAGE ‘BY DEPOSIT OF TITLE.
DEEDS

e

Borowers  Name  (Father’s
/Husband's name alo 10 be men-
toned)

Manax Greys Exim Pt L

‘Bomower's address

Regd Office~ A- 25345149 Shah & Nahar 1nd st Dy T
(Compound, N M Joshi Marg, Lower Parel, Mumbt 400015

Admin Office - A-2348/49 Shah & Nahar Ind Estae, Dhansj
Mill Compound, N M Joshi Marg, Lower Parel, Maurbai 400013

Morgagors” Name —(Father’s
/Husband's name o 10 be men.
tioned)

M. Vidh Tejas Kiandhar

Mortgagors” adress

"Tej Gaurav House Plot No 109, Telang Road Marunge,
Mumbai 400019

Name, 252 and designation of the
person creating the morigage, for
and on beblf of the Mortgagor/
representing the  Company
IFimTrustHUP/ Society, ee.

Mrs. Vidhi Tejas Khandbas -Diector of Manav Greys Exim vt
L

Amount secured by the morigage
(10 figures & i words)

Rs9,75,00,0004{Rupees Nine Crore Seventy Five Lacs anly) s
inteest, enhanced inteest, fcs, commission, charges, cost a0d
‘xpenses inclding the legal costs (hereinaier efered f as “the
Mortgage Debt )

Date of deposit of ls-deeds

20.112017

Name of the Bark's Offcial wil
whom the ille deeds were deli
vered 1o and deposied by the
Mortgagorls

State Bank of India,
Spelcal SIB Ghatkopar (West) Branch

LBS Marg, Ghatkopar (West), Mumbai-400 086 (M.5.)
(Ful eddress to be giver)

Place of Deposi of cdecds

Specialsed SIB Ghatkopar

Full description of the morgaged
property (Note: In addiion o Land
& buldings, f fired Plant & Ma-
chinery s also give, the, fllde-
scrption with dentficaton marks,
should be recorded)

Survey no 62, Hissa no 1A, adimessaring 1220 TP & Sir”
vey No. 6, Hisano, 4, admeasrin 0-34-60 HA.P, il s
| messuin .S 1.t  Vilag K, 1P|
DI, Dist Rgad, widin the villags limi of Puvel Nricpa
‘Counsil Sub Regitmion Disrict & regittion diskit aigad.

‘Detil of ttle deeds deposied .3
Name & Date of the Tt Decd
Regisration No:

Names of the Partes

s e Annexire

e




N.A. Order
N.A. Order 

[image: image17.png]. That on the above date the mortgagor called on the Branch and delivered to and deposited with the

above-authorised officer of the Bank the above title deeds with intent to create i
mortgage by deposit of title deeds in favour of the Bank. ety by of

2. The Mortgagor confirmed that the mortgage shall secure all earlier, present and future credit facilities,
granted or continued or that may be granted or continued under or in respect of the mortgage debt and
that it shall subsist notwithstanding the granting of totally new limits, facilities or account/s coming
into credit, or inter-changeability of imits, cancellation of certain limits, etc.

3. The Mortgagor confirmed that the maximum amount intended to be secured by the mortgage was for
the purpose of Section 79 of the Transfer of Property Act, 1882, and for no other purpose.

4. While making the deposit, the Mortgagor stated that the title deeds so deposited were the only title
deeds in the possession, power and control of the Mortgagor in respect of the mortgaged properties.

5. The Mortgagor further stated that the property is n his actual possession and he has a clear and mar-
Ketable title thereto, free from all encumbrances and save the charge/s created in favour of the Bank,
there are no mortgages, charges, lien, lease or other encumbrances or attachments thereon nor such
encumbrances shall be created in whatsoever manner or attachment allowed to be levied on the mort-
gaged properties, so long as the Borrower continues to be indebted or lisble to the Bank.

6. The Mortgagor confirmed that if more than one property has been mortgaged, then each of the prop-
erties shall be liable as joint and several charge for the satisfaction of the mortgaged debt.

7. The mortgagor confirmed that no proceedings for recovery of any statutory dues, taxes, efc. was in-
itiated in the past nor any proceeding or levy or tax is pending against the Mortgagor under the In-
come Tax Act, 1961 or the Sales Tax Laws, and that no notice has been issued / or served on the Bor-
Tower under Rules 2, 16 or 51 or any other Rules of the Second Schedule to the Income Tax Act,
1961, or under any other law for the time being in force.

Witnesses:
For and on behalf of State Bank of

i
RIS

&
w2 (557
s &)
0 G

For and on behalf of State Bank of India

CREDIT SUPPORT OFFICER, RELATIONSHIP MANAGER (ME)

Signature, Name and Designation of the Officer Signature, Name and Designation of the Officer
Dated 29 \1-201% Dated 2.0 (- 2005






7/12 Extract of Survey No. 62/1/A

[image: image18.png]lot bearing Survey No, 62, Hissa No 1A of Village Karnala, Panvel — Mumbai-Goa Highway, Near Pru-
dence International School, Apta Phata, Tal. Panvel, Dist. Raigad.

ndaries 1\ nder;

Towards North : Open Land Survey No. 62/1/A
Towards South ; Open Land Survey No. 66
Towards East : Open Land Survey No. 62/2
Towards West : Open Land Survey No. 62/1/B

Details of Title deeds

: i Su-
. Ganpat Patil & Mrs. Bharati
e e o by o 1o e'xecuted bew;‘(;’?%;Q?y;;:hmR:gismﬁon receipt, Stamp Duty
rendra Khandhar and duly registered bearing Serial No. PVL-: o 1-52—0 D, '
and Index IT (In respect of Survey No. 62, Hissa No 1A, admeasuring o aaalay -
2. Original Deed of Conveyance dt 23.09.1999 exceuted between erlsbmgg o Suammrvey N s Pty
Surendra Khandhar and duly registered bearing ot Srisl No. PVL-3 o —
i o o an . vidnl
;d%e;;\;;:gdgjaoggg ‘L:Zmd between Mrs, Bharathi S}Jr]e]zdrap léhlmk;;ré ;so tlh; m«}:{e S teraton receips,
q 2017 registered at Serial No.
Khandhar, as the Donee dated 18.05.201
Duty and Index . o i
e SO
. of N.A. permission granted by Collect 3
]S\Iajcr::g Confirmations/ S.R. 01/2017 dated 18.03.2017.

O AT
22 \0r [ s )
Q.\*’”é;:\\ \Emsment

o, 04832 &)
NS>




 

[image: image19.png]" SME-
From: MBeVidh Toiss Kt
% Gaurav House Plot N 109,
Telang Road Matunga,
Mumbai 40y
To,
"The Assistant General Manager,
Stats Bank Of ndia,
Speica SIB Ghatkopar (West) Branch
LBS Morg. Ghtkopar (West), Mumbai-400 0,

Dus: 2941122017
Dear Sir, ! N ks

PR O CONFIUATION Som ceATIoN o woRTGAGE By bEr0SI O s g

T Nemeh ot B ATION OEMORTAGE 3y

iy
e stoni's im0 e e
T T s R e
97800001 (o (. Nk cre sy o ey

X ——rrrr= it
t Place of Deposit of title deeds. ‘Specialised SIB Ghatkopar West Branch

J

i riing i o confimtht e b aleady deposied with the Bark o the aforesad e e ile-decds
ing o our propry described ereunda with inet 0 crene equtle mappess security for the loan(s)
dvanced by he bk together with inres, s, hrges nd xpanes hereon g s s o

3w confirm that we have good and marketabe e and that save the charge’s reated i favour. of the Bank, the
Tiargaged properis rs e fom all encumbrances. The morgaged properies ar i ur pyees e
#(aporion o he proprtyis under enancy occupationon momhls g

4. We have nat entered into any

sgreement for transer or alleation in respec of the mortgaged properis of
whatsoever nature

(List ofthe Ttk Deeds)
‘The following Title Deeds wil cratea vald enforseable Mortgage: As per Anexure

(Description ofthe mortgaged propertics)

.
S 106 1 i 152018 S g g
b o g Kol Pl BB

Yours fithully,

o oundian




Mortgage Deed  
[image: image20.png]DEED OF GIFT
(WITHOUT CDNSIDERATION;

THIS DEED OF GIFT executed at Panvel this Ei" day of May,
2017.
BETWEEN

MRS. BHARATI SURENDRA KHANDHAR, Aged 60 Years,
PAN No. ALUPK7663G, Indian Inhabitant, Residing at Tej-
Gauray House, 109, Telang Road, 3« Floor, Matunga (E),
Mumbai — 400019, hereinafter called “the DONOR” (which
expression shall unless it be repugnant to the context or meaning
thereof mean and include her heirs, successors, executors,

administrators and assigns) of the One Part.

AND
MRS. VIDHI TEJAS KHAN'DHAR,/@ No. AOZPS3477A,
Aged 37 Years, Indian Inhabitant, Residing at Prudence
International School, Vill: Karnala (Tara), Apta-Phata, Tal:
Panvel, Dist: Raigad, hereinafter referred to as “the Donee”
(which expression shall unless it be repugnant to the context or
meaning thereof be deemed to mean and include her heirs,

executors, administrators and assigns) of the Other Part.



Mortgage Deed   
[image: image21.png]interruption, claim and demand whatsoever from or by the
Donor, AND THAT the Donee accepts the Gift of the said

premises hereunder made restitied by her b

and executing these presents.

THE SCHEDULE ABOVE REFERRED TO:,

ALL THAT pieces or parcels of non-agriculturakplots
a)  Bearing 1) Survey No. 62, Hissa No. 1-4, adr

thereabouts situated at Village : Karnala)
Dist: Raigad and bounded as below:

Onortowards East : By Survey No.61/1/2

On or towards South : By Survey No. 66/1 A and
Survey No.66/2

Onor towards West : By Survey No. 64 & 65/1A

On or towards North : By Survey No. 62/1B

b) Survey No. 61, Hissa No. 1/2 admeasuring 0 Hectare
34 Ares 60 P at Village : Karnala, Tal: Panvel, Dist:
Raigad and bounded as below:

On or towards East : BySurvey No.62/2
On or towards South : By Survey No. 66
On or towards West :  BySurveyNo.62/1A

On or towards North : By Survey No. 62/1A



Scheduled Page of Mortgage Deed
Letter of Confirmation for Creation of Mortgage 
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Deed of Gift 
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Schedule Page of Deed of Gift
[image: image24.png]Vr. Vidyasagar Godbharle

MEVuluers & Engineers P e

Wombal Offce: et Shovo, 20 Foa Abore P ook Dapt, Pl N 105, Nohru Koo, Vil ol (f i - 00057
ol 022 2612 7690 Mob.: 9762414758 | 9920125122 | 992195160
Branch Office + 405, Deup Tohar CHS L. Satfon Road, Thokur () 42 201 Do, it Thane. e 0251 2444923
Mob.: 9930123122 | 8691047576 | 9762414750 | 9921951600,
‘Aundh Wokad Road, Pune - 411027

Pune Offie  :3, Gango, Vishalnagar, Above Hotel Valeniine, lgtap Dair.
Tol 7722079858 | 9921951600

Email +vpg177@gmail.com | voluation vpg177@gmail.com

Report Ref. No. 502/SBI/VPG/BMG/2017-2018 Dated: 24/08/2017

State Bank of India
Name and Address of Branch : ‘chatkopar () Branch, Mumbai-400 086.
‘Name of Customer (s)/ Borrowal unit
(for which valuation report s sought) MRS. VIDHI TEJAS KHANDHAR

1| Customer Details

MRS. VIDHI TEJAS KHANDHAR |

9167567741/ 7498960107

Open Land

Plot Bearing Survey No. 62, Hissa No. 1A of

Address Village Karnala, Panvel - Mumbal-Goa Highway,

| Near Prudence International School, Apta

Phata, Tal Panvel, Dist. Raigad.

‘Nearby Landmark / Google Map Landmark /
Google Map Independent Access tothe Property | Near Prudence International School

address ‘

Name
Apl No.
2 | Property Details

3| Document Details Name of Approving Auth
Layout Plan NA Approval No. | NA
Building Plan NA Approval No. | NA
Construction NA Approval No. | NA

[ Legal Documents | Gift Deed Agreement,Index Il Copy.7/12 copy. NA Letter etc

+| Physical etalls
‘East—Residential Bungalow | West-Open Land
Adjining Propertes SuveyNo.62/2 Survey No.62/1/8
North - Open Land South - Open Land
- Soeres . 62/1/1 vy .66






Index II

[image: image25.png]. Continuation She;f.
E Valuers & Engineers

'REF No. 502/SBI/VPG/BMG/2017-2018 Page-3
‘Summary of Valuation Land and Building Method
) Guideline Value B
verament Value) Land = Rs. 4670/ per sq. .
a) Land (Government Value) Land = 12200 sq.mir. X Rs. 4670/ = Rs. 5,69.74,000/-
b) Building (Government Value) __Building = NA
LAND

(A)land | 12200 sq. mtr.xRs. 7500/- = Rs.9,15,00000/-

LumSum = Rs. 30,00,000/-

10

Fair Market Value
e Lt
{TOFAL (A+B) = Rs.9,45,00,000
o et v R 94500000 X90% <R 5030007
o DRSS |45 0m0) X80 73600000
sampion7

sumptions/ | ) Qualiicatins in TIR /Miigation Suggested, fany : Nil

i) Property is SARFAES] compliant: Yes
i) Whether Propersy-Belongs to Social Infrastructure like Hospital, School, 01d
Age Home Etc.
iv) Whether entir 7d and on which the unit is set up/ property is
situated has beerrmortgaged : Detals not avalable
= \| |1 Detais oftast two transactions inthe locaity / area to be provided,if available:
i) Any other aspegt which has relevance on the value or marketability of
(| property: Yes

Declaration |\ The Property was Nispected by the feld in charge on : 23/08/2017

1
“The Undersigned does not have any direct / indirect interested in the above
‘property knowledge
1) The iformation furnshed hrein i true and coreec o the best ofour
knowledge
) have submitted Valuation reportdirctly to the banle
Name address
and Signature .

12 ofValuer with o\
Wealth tax |
Registration No- | by of aluation : 24/08/2017 Sigfidyre of he valuer

13 Enclosures Document and Photographs Photographs and Google Map

(Geo stamping with date etc)






Agreement Sale Plan

[image: image26.png]i 'BEFORE THE HON'BLE DISTRICT MAGISTRATE, AT AUBAG
APPLICATION NO. of 2021

STATE BANK OF INDIA, A body corporate, constituted under the Provisions
Bank of ndia Act 1955, having ts offceat Stressed Assets Recovery Branch,

“The Iternational", 16, Maharshi Karve Road, Churchgate, Mumbai - 400020

THROUGH

'AUTHORISED OFFICER, STATE BANK OF INDIA -APPUCANT
vrs

LM/S Manav Greys Exim Pyt Ld.,

'A2/348/49 Shah & Nahar Ind. Esate,

Dhanra) Ml Compound,

N Joshi Marg, Lower Parel, Mumbal-400013

2.5hrl.Mehul Jayantial Sedani

/21, Cifton Apt, 4™ floor, Bila Lane, Juhu, Mumbal-400049

(Y 3.5mtMita Mehul Sedani
‘A/21, Cifiton Apt, 4" floor, Birla Lane, Juhu, Mumbal-400049
.Smi.vidhi Tejas Khandhar
'A2/348/29 Shah & Nahar Ind. Estate,
Dhanraj Mill Compound,
N Joshi Marg, Lower Parel, Mumbal-400013
Ta] Gaurav House, Plot No. 109, Telan Road,
Matunga, Mumbal - 400019
5.5hrlTefas Khandhar Surendra
'A2/348/49 Shah & Nahar Ind. Estate,
Dhanraj Mill Compound,
'NM Joshi Marg, Lower Parel, Mumbal-400013

S orvasmepatnes
e N (DEFENDANTS)
Pt
3 APPUICATION /S 14 OF SECURITISATION & RECONSTRUCTION OF FINANCIAL ASSETS &
IMMOQVABLE PROPERTIES (SECURED ASSETS)

“The Applicant above named most respectfully submitsthis application as under:

1. That the Applicant, STATE BANK OF INDIA ol incorporated under the proison o State
Gank of India Act 1955, havin s branc at Sressed Assts Recovery ranch, 6TH FLOOR,
“The Interational, 16, Maharsh Karve Road, Churchgate, Mumbal - 400020, Shi
D Somkuvr, Authorised Offcer of the Applicant Ban i flly Authorisd, empowered
and competent o sign and verly the splication, fledocuments, as may b st necessary
I the Intrestof the Applcant Bk to do aland every co-rlated actsas may deerm fit
and proper In connection with the present case He s an Authorsed Offcer within the
meaning of Securty Interest (Enforcement) Rules, 2002 of Securtsaton and
Reconstruction of Financal Assets snd Enforcement of Securiy Interest Act, 2002 to





Previous Valuation Report of VPG Valuers & Engineers
[image: image27.png]sttt s and vty the appcatons and s €1 and on behalf of Applican

l Bank.

i various Loan
2 1t I submited that M/S Manav Greys Exim Pit. LS had availed various Loa

facltes with lmit s ollows;

I
WVaw GBI Gd | Fs9750000000 |

Aggregating o 155,75.00000.0 (upeesNine Crore Seventy Five akhs onh). The sald

Lt i avaled by borrowers executing documents respectivel with the Bark 2ong.

it respective guarantors/Directors. The Guarantors MrsVidhi Tefas Khandhar has
afeed thl propertes mentioned heren below s securly fo due repayment of the
sld credit flty with nteret, costs,chargesetc. The various Limits were avalled from
State Bank ofndia by the Opposite Partes,

fPTION. ecus

1Pl bearng Survey No. 62, Hissa No.1-A, admeasuring | Hectare 22 Ares 00 Points

o thereaboutssitusted at Vilage Karrala, Tal. Panvel, Dist. Raigad.

2.Plotbearing Survey No. 61, Hissa No.112, admeasiring 0 Hectare 34 Ares 60 Poiats at
lsge Karmala, Tal. Panvel, Dist. Raigad

3. On the basis o the representations so made, terms 50 agreed and the documents so
exccuted by the Said borrower and Guarantars, the Applicant Bank provided the Various
Loan faciites agaregating R5.9,75,00,000.00 (upees Nine Crores Seventy Five Lakhs Only)
secuty Iterest was created on the immovatle propertis n favour of the applicant by
borrower and gusrantor on the said ropertes 50 offered by the sald Borrower, The sald
Borrowers have executed various documents for availing the various Loan acilies. Coples
of the said documents are attached herewith and collectively marked as "Exhbit 1°. The
4id Opposte Parties had deposited documents to the tile and e deads of the
immovable property described herein sbove with the Applicant with lntent to reate
mortgage charg by depost o tle deeds withinthe meaningofSection () o Tansfr of
ropety Act tosecur the Credi Faclites ncudig ntres, cot and ather usual charges
granted under State Bank of ndia by the Applcant bank. Th copy of Memorandum of
auitable Mortgage by depost of e deeds e atached herewith and marked as Eshibit
.

4. Itis submiteed that the sld borrower committed defaultIn repayment of the various Loan
facities.t I submitted that since the dues were ot pald and repayment was rregular and
ot order, a5 per the Reserve Bank o nda irecives, the Appicant bank hasciasified the
saidaccount of borrower as NON PERFORMING ASSETS on 27/02/2020.




 

[image: image28.png] request tothe sad borrower for the repayment of the loan

5. The Applicant Bank made seve
dues. However, the sald borrower falled to pay the dues and account has continued to.
remain as NPA. On account of continued defaultbi the sald borrower, the Applicant Bank
decided to enforce the securlty Interest created In favour of State Bank of India under the
Securtisation and Reconstruction of Financlal Assets and Enforcement of Security Iterest

Act, 2002 for recovery of dues.

6. AS such the Authorised ofier o the Applicen issued a demand notices on 20.08.2020 and
under section 13(2)of the said Act tothe said guarantors and the Borrower respectively. The
notice was sent by Registered Post AD. on the last known and correct address of the
(Opposite partes, The copy of the said demand notice with proper postal scknowledgements

are attached herewith and colectvely marked as Annexure D"

7. It is submitted that, by the sald demand notice, guarantors/Directors/mortgagor were

called upon to pay as follows;

/S Manaw Greys Eim Pt L4 [Fiom5 0

Aggregating to R.10,80,09,208.00 (Rupees Ten Crores Eighty Lakhs Nine Thousand Two
Hundred Eight Only) as on 20/08/2020 wih furcher interest at Contractual rate with
monthly rests within statutory period of 60 days from the date of the said notices. All the
requirements of Sec. 13 2) of the sald Act were fully complied with. In spie of the service
of the demand notice, the Opposit Party have faled to pay the dues in fultl date The said
notice clearly stpulated that, If the addressees falled to pay the dues, the Bank would
enforce the Securiy Interest by taking the possesslon of the sad assets and property and
sale thereo. As the addressees of the sald notice faled to comly with the notice and failed
to discharge the lablity In full within the period specified n Sec. 13 (2)of the said Act Le.
within 60 days, the Applicant has become entiled to enforce the security interest in the.
sald mortgaged properties mentioned heren above and is entited 10 take possession of

and o exercise:

the secured assets of the opposite partes L. the said mortgaged proper
right to transfer by way of Lease, Asslgnment or Sale o the sald assets and properties and
for allthe remedies as mentioned U/Sec. 13 (4) of the said Act for realizing and enforcing

the secured assets for recovery of the dues.

8. The Authorlsed Offcer working Inthe capacty of State Bank of India went o the it totake
possession of the sald secured assets on 08/01/2021 and demanded payment of the dues
mentioned In the demand notice o in failure of which to hand over the possession of the

same to the Authorised Offcer. But the owner refused to hand over peaceful vacant

possession of sald secured assets. The Bank took Symbolic possession. n view of the refusal

& resistance the bank could not take possession of the assets. The copy of the sad Symbolic

o

Possession herewith and collctively marked as“Exhibit 3"




Previous Valuation Report of VPG Valuers & Engineers 
[image: image29.png]SCHEDULE
(Description of the property)
1.Plot bearing Survey No. 62, Hissa No. I-A, admeasuring | Hectare 22 Ares 00 Points

or thereabouts situated at Village Kamals, Tal. Panvel, Dist. Raigad. i
2.Plot bearing Survey No. 61, Hissa No. 112, admeasuring 0 Hectare 34 Ares 60 Points at

Advocate for the Applicant

b~
AP SINGH

s LLs
Advocate High Gourt
S Veor Savarkar Nagar,
Thane (W) 400 606



Application
[image: image30.png] am ot member of Advocate's Welfare fund, therefore, stamp of Rs.2/- s not affxed

herewth.
Advocate for Applicant

BEFORE THE HON'BLE DISTRICT MAGISTRATE, AT AUIBAG
APPLICATION NO. ___of 2021
STATE BANK OF INDIA, A bods corporae,constituted under the provisons of tate Bank
ofndia Act 1955, havin s offceatSrssed Assts Recavery Branch, 6TH FLOOR, “The
Intermational, 16, Maharshi Karve Road,Churchgate, Murbai - 400020

THROUGH
SHR. AD.Somkuvar, CHIEF MANAGER & AUTHORISED OFFICER -APPLICANT

s

L/S Manav Greys Exim PVt L.,

'2:2/348/49 Shah & Nahar Ind. Esate,

Dhanraj Mill Compound,

NV Joshi Marg, Lower Parel, Mumbal-400013

2.5hrl.Mehul Jayantial Sedani

‘a/23, Cifton Apt. 4” loor, Bra Lane, Juhu, Mumbal-400049
3.5mt.Mita Mehul Sedani

‘a/21, Ciffton Apt, 4® fioor, Bira Lane, Juhu, Mumbal-400049
.5mtVidhi Tejas Khandhar

'22/348/49 Shah & Nahar Ind. Estate,
Dhanra] Mill Compound,

M Joshi Marg, Lower Parel, Mumbal~400013.
Ta) Gaurav House, Plot No. 109, Telang Road,
Matunga, Mumbal - 400019

5.5hriTefas Khandhar Surendra

'A2/348/49 Shah & Nahar Ind. Estate,
‘Dhanra] Mill Compound,
NV Joshi Marg, Lower Par

\ Mumbal-400013

To,

‘The Registrar,

“The Distict Magistrate Court,
ALBAG

s,
1, Authorised Offcer of the Applicants above named do. hereby appoint

Advocates, High Cour, Bombay, t ac, sppear and plead on our behalfin the above matter.

I witness whergof we have set and subscribed our hands to this writng.

e -
- ”’XL'/ )
ﬁm";@ 1 %
4103
nen
Addocate High Court

5 vaor Savarkar Nogar,
‘Thane (W) 400 606
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\
STATE BANK OF INDIA, APPLICANT |
vis

LM/S Manav Greys Exim Pu. Lt \
A-2/348/49 Shah & Nahar ind. Esate,

Bhanra] Mil Compound,

NM Joshl Marg, Lower Parel, Mumbal-400013

2ShrlMehul ayantilal Sedan

/21, Clfton Apt., &” floor, Bra Lane,Juhu, Mumbal-400045.
3.5mt.Mita Mehul Secani

AJ21, Clffton Apt., 4 foor, Bira Lane,Juhu, Mumbal-400043
ASmt.Vidhi Tefas Khandhar

A-2/348/49 Shah & Nahar Ind. Esate,
hanraj Mill Compound,

M Joshl Marg, Lower Parel, Mumbl-400013
i Gauray House, Plot No. 109, Telang Road,
Matunga, Mumbal - 400019

5.Shr.Tejas Khandhar Surendra
A-2/348/49 Shah & Nahar Ind,Esate,

rel, Mumbal-400013
OpPOSITE PARTY

(OEFENDANTS)
AFFIDAVIT

Vears, adul, occupaton servie, presently posted 35 Chi
Manager and Authorised Offcr,State Bank of Indla, Sressed Asets Recovery Branch, TH
FLOOR, “The Intermational’, 16, Maharshi Karve Raad, Churchgate, Mumbsi - 400020 , do

hereby solemalystate n oath and afirm as under:

1)That | have been designated by the competent authoriy of the Bank to act as
Authorised Offcer In respect of the account and 1o exercise all the powers of
Authorised officer under Securisation and Reconstruction of Financial Assets and
Enforcement of Securly Interest Act 2002 (hereinater refered to as “the said Act”
o the SARFAES Act),

It submitted that M/S Manav Greys Exim Pyt d, had avaled various Loan facites

with imit 2 follows;
[Waara Greys i v [F57500000%0

Agaregating to Rs.3,75,00,000.00 (Rupees Nine Crore Seventy Five Lakhs only). The said
Uimit s avalled by borrowers executing documents respectively with the Bank along
with respective guarantors/Directors. The Guarantor/s Mrsiehi Tefas Kt




 
[image: image32.png]/' offered thel properties mentioned hereln below s securlty for due repayment of the
aid ereditfacllty with Interest, costs,charges et The various Limits were avaled from
State Bank of ndia by the Opposie Partes
'DESCRIPTION OF MORTGAGED SECURED ASSETS

1.Plot bearing Survey No. 62, Hissa No. 1A, admeasuring | Hectare 22 Ares 00 Polnis
orthereaboutssituated at Vilage Karal, Tal. Panvel, Dist. Raigad.

2.Plot bearng Survey No. 6, Hissa No. 4, admeasuring 0 Heclare 34 Ares 60 Points at
Village Karnal, Tal. Panvel, Dist. Raiga.

. On the basis of the representations s0 made, terms so agreed and the documents o
executed by the Said borrower and Guarantors, the Appicant Bank provided the Various
Loan faciiies facltes aggregating Rs3,75,00000.00 (Rupees Nine Crores Seventy Five
Lakhs Oriy) securly

trest was created on the Immovable propertis in favour of
thepplicant by barrower and gusrantor on the sid propertes 50 offered by the sad
Borrower. The sald Borrowers have executed various documents for avaing the varous
Loan faciies.Coplesof the said documents are attached herewith and collectvely marked
25 “Exhibit 17, The sald Opposite Partes had deposited documents o the ttle and title
deads of the immovable proparty deccibed harsin sbove with the Asplicant with intent to
create. mortgage charge by depost of il deeds within the meaning of Section S8() of
Transter of Property Act to secure the Credi Facities incuding interst, cost and other
usual charges granted under State Bank of ndia by the Aspicant bank. The copy of
Memorandum of Equiable Mortgage by deposit of ttle deeds are attached herewth and
marked 2 "Exhbit 2",

3. tis submited that th

ortower cammitied defaut I repayment of the vrious Loan
fclltie. I I submitted that ince the dues were not pad and repayment was rregular and
ot in order, 3 per the Reserve Bark of india diectives, the Applicant bank hs classifed the
sid accountof orrower a3 NON PERFORMING ASSETS on 27/02/2020.

& The Applcant Bank made severalrequest o the sad orrowe for the regayment o theloan
dues. However, the said bortower faled to pay the dues and account has continued to
remain 35 NPA. On account of continued defaut by the ssd borrowr, the Applcant 8ark
decided o enforce the secury Interestceated n ovour of State Bank o India under the

Securiisation and Reconstrueton of Financial Assets and Enforcement of Securiy Iterest

Aet, 2002 or recavery of dues.

5. As such the Authorlsed officer of the Applicant lssued a demand notces on 20.08.2020 and
under section 13(2) of the sald Act o the said guarantors and the Borrawer espectvely. The
notice was sent by Registered Post AD. on the last known and correct
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&
&
/ ‘Opposite parties. The copy of the said demand notice with proper postal acknowledgements.

are attached herewith and collectively marked as Annexure "D".

6. 1t Is submitted that, by the sald demand notice, guarantors/Directors/mortgagor were
called upon to pay as folows;

[F75 Wanav Greys Bim ot 00 [F0802050

‘Aggregating to Rs.10,80,09,208.00 (Rupees Ten Crores Eighty Lakhs Nine Thousand Two
Hundred Eight Only) as on 20/08/2020 with further interest at Contractual rate with
‘monthly rests within statutory period of 60 days from the date of the said notices. All the:
requirements of Sec. 13 (2) of the sald Act were flly complied with. In spite of the service
of the demand notice, the Opposite Party have faled to pay the dues in ulltll date The ssid
notice clearly stipulated that, If the addressees failed to pay the dues, the Bank would
enforce the Securty Interest by taking the possession of the said assets and property and
Sale thereof. As the addressees of the said notice faled to comply with the natice and failed
to discharge the labiltyin full within the period specified n Sec. 13 (2) of the sald Act Le.
within 60 days, the Applicant has become entitled to enforce the security interest in the
Sald mortgaged properties mentioned hereln above and Is entitled to take possession of
the secured assets of the opposite parties Le. the said mortgaged properties and to exercise
ight to transfer by way of Lease, Assignment or Sale of the sald assets and properties and
for al the remedies as mentioned U/Sec. 13 (4) of the said Act for realzing and enforcing

the secured assets for recovery of the dues.

he Authorised Officer working n the capacity of State Bank of India. went to the site to take
possesion of the said secured asses on  08/01/2021 and demanded payment o th dues
mentioned inthe demand notice orn fallure of which to hand ove the possessian o the same
1o the Authorised Offcer.But the owner refused to hand over peaceful vacant possession of
Lecured asets. The Bank took Symbolic possesson. I view of the efusal & restance the

sa

‘bank could not take possession of the assets




 
 
 
 
As a result of my appraisal and analysis, it is my considered opinion that Value of the above property in the prevailing condition with aforesaid specification for SARFAESI Securitization and reconstruction of financial assets and enforcement of security interest Act, 2002 is ` 8,54,00,000.00 (Rupees Eight Crore Fifty Four Lakh Only). The Realizable value of the above property is ` 7,25,90,000.00 (Rupees Seven Crore Twenty Five Lakh Ninety Thousand Only) and the Distress Sale Value is ` 5,97,80,000.00 (Rupees Five Crore Ninety Seven Lakh Eighty Thousand Only).

Sharadkumar B. Chalikwar
Govt. Reg. Valuer 

Chartered Engineer (India)

Reg. No. (N) CCIT/1-14/52/2008-09 

SBI Empanelment No.: SME/TCC/2021-22/85/13
The undersigned has inspected the property detailed in the Valuation Report dated _______________________ 

on ____________________. We are satisfied that the fair and reasonable market value of the property is `_________________________ (Rupees ________________________________________________________

 ________________________________________only).

Date                                                                                                                                             

                                                                                                                                        Signature 

                                                                                                      (Name of the Branch Manager with office Seal)

	Enclosures 

	
	Declaration From Valuers (Annexure- II)
	Attached

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



(Annexure-I)
DECLARATION-CUM-UNDERTAKING
I, Sharadkumar Chalikwar son of Shri. Baburao Chalikwar do hereby solemnly affirm and state that:
a. I am a citizen of India.

b. 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. 

c. The information furnished in my valuation report dated 22.01.2025 is true and correct to the best of my knowledge and belief and I have made an impartial and true valuation of the property.
d. I/ my authorized representative has personally inspected the property on 11.01.2025. The work is not sub - contracted to any other valuer and carried out by myself.
e. Valuation report is submitted in the format as prescribed by the bank.
f. 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.
g. I have not been removed / dismissed from service / employment earlier.
h. I have not been convicted of any offence and sentenced to a term of imprisonment
i. I have not been found guilty of misconduct in my professional capacity.
j. I have not been declared to be unsound mind
k. I am not an undischarged bankrupt, or has not applied to be adjudicated as a bankrupt;
l. I am not an undischarged insolvent.
m. I 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 
n. I 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 

o. My PAN Card number as applicable is AEAPC0117Q
p. I undertake to keep you informed of any events or happenings which would make me ineligible for empanelment as a valuer

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

r. I 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.

s. I 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 valuation report is submitted in the prescribed format of the bank.
t. I abide by the Model Code of Conduct for empanelment of valuer in the Bank. (Annexure V - A signed copy of same to be taken and kept along with this declaration)
u. I am registered under Section 34 AB of the Wealth Tax Act, 1957.
v. I am valuer registered with Insolvency & Bankruptcy Board of India (IBBI) 
w. My CIBIL Score and credit worthiness is as per Bank's guidelines.

x. I am Chairman & Managing Director of the company, who is competent to sign this valuation report.
y. I will undertake the valuation work on receipt of Letter of Engagement generated from the system (i. e. LLMS / LOS) only.

z. Further, I hereby provide the following information.
	
	Particulars
	Valuer comment

	1. 
	Background information of the asset being valued;
	The property underconsideration is owned by Mrs. Vidhi Tejas Khandhar.

	2. 
	Purpose of valuation and appointing authority
	As per the request from State Bank of India, SARB Churchgate, to assess Fair Market Value of the property for SARFAESI Securitization and Reconstruction of Financial Assets and Enforcement of Security Interest Act, 2002 Purpose.

	3. 
	Identity of the Valuer and any other experts involved in the valuation;
	Sharadkumar B. Chalikwar – Regd. Valuer
Manoj B. Chalikwar – Regd. Valuer

Rajesh Ghadi - Site Engineer 

Sonal Shivgan – Processing Officer 

Shyam Kajvilkar – Technical Manager.

	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 of report;
	Date of Appointment – 10.01.2025
Valuation Date – 22.01.2025
Date of Report – 22.01.2025

	6. 
	Inspections and/or investigations undertaken;
	Physical Inspection done on date 11.01.2025

	7. 
	Nature and sources of the information used or relied upon;
	Market Survey at the time of site visit
Ready Reckoner rates / Circle rates

Online search for Registered Transactions

Online Price Indicators on real estate portals
Enquiries with Real estate consultants

Existing data of Valuation assignments carried out by us

	8. 
	Procedures adopted in carrying out the valuation and valuation standards followed;
	Cost Approach (For building construction)

Comparative Sales Method (For Land component)

	9. 
	Restrictions on use of the report, if any;
	This valuation is for the use of the 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 the 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 factors that were taken into account during the valuation;


	Current market conditions, demand and supply position, industrial land size, location, sustained demand for industrial land, all round development of commercial and industrial application in the locality etc.

	11. 
	Caveats, limitations and disclaimers 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 


ASSUMPTIONS, DISCLAIMERS, LIMITATIONS & QUALIFICATIONS

Value Subject to Change

The subject appraisal exercise is based on prevailing market dynamics as on 22nd January 2025 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 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 incorrect, then this may have an effect on the valuation.

Information Supplied by Others

The appraisal is based on the information provided by the client. The same has been assumed to be correct and has been used for appraisal 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 matter, 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 not warrant that such statements are accurate or correct.

Map and Plans

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

Site Details

Based on inputs received from Client's representative and site visit conducted, we understand that the subject property is currently a contiguous and non-agricultural land parcel admeasuring Land Area is 1 Hectare 22 Ares i.e. 12,200.00 Sq. M. The property is owned by Mrs. Vidhi Tejas Khandhar. Further, VCIPL has assumed that the subject property is free from any encroachment and is available as on the date of the appraisal.

Property Title

Based on our discussion with the Client, we understand that the property is owned by Mrs. Vidhi Tejas Khandhar. For the purpose of this appraisal exercise, we have assumed that the subject property has a clear title 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 certify the property as having a clear and marketable title. Further, no legal advice regarding the title and ownership of the subject property has been obtained for the purpose of this appraisal exercise. 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 property are regulated by environmental legislation and are properly licensed by the appropriate authorities.

Town Planning

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

Area

Based on the documents, we understand that the subject property is contiguous and non-agricultural land parcel admeasuring Land Area is 1 Hectare 22 Ares i.e. 12,200.00 Sq. M.
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 property is free from rat, infestation, structural or latent defect. No currently known deleterious or hazardous materials or suspect techniques will be used in the construction of or subsequent alteration or additions to the property and comments 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 Highest and Best Use model is used for analysing development potential.


The Direct Comparison Approach involves a comparison 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 land 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 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 verified that information and VCIPL does not advise nor accept it as reliable. The person or entity to whom the report is addressed acknowledges and accepts the risk that if any of the unverified information in the valuation is incorrect, then this may have an effect on the valuation.

Not a Structural Survey

We state that this is a 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 taxation on realization of the sale value of the subject property. VCIPL is not required to give testimony or to appear in court by reason of this appraisal report, with reference to the property in question, unless arrangement has been made thereof. Further, no legal advice on any aspects has been obtained for the 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 currently vacant and Bank Possession, contiguous and non-agricultural land parcel admeasuring Land Area is 1 Hectare 22 Ares i.e. 12,200.00 Sq. M.
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 under responsible ownership.

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.
5.
There is no direct/ indirect interest in the property valued.
6.
The rates for valuation of the property are in accordance with the Govt. approved rates and prevailing market rates. 
(Annexure - II)

MODEL CODE OF CONDUCT FOR VALUERS
Integrity and Fairness
1. A valuer shall, in the conduct of his/its business, follow high standards of integrity and fairness in all his/its dealings with his/its clients and other valuers.

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

3. A valuer shall endeavour to ensure that he/it provides 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 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 to 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 / guidelines and techniques.

9. In the preparation of a valuation report, the valuer shall not disclaim liability for his/its expertise or deny his/its 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 ensuring that his/its decisions are made without the presence of any bias, conflict of interest, coercion, or undue influence of any party, whether directly connected to the valuation assignment or not.

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.

14. A valuer shall maintain complete independence in his/its professional relationships and shall conduct the valuation independent of external 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 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 valuations" in order to cater to a company or client's needs.

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

19. In any fairness 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. A valuer shall ensure that he/ it maintains written 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. 

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

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 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.

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 necessarily and properly undertaken, and is not inconsistent with the applicable rules.

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

Occupation, employability and restrictions.
29. A valuer shall refrain from accepting too many assignments, if he/it is unlikely to be able to devote adequate 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.
DEFINITION OF VALUE FOR THIS SPECIFIC PURPOSE

This exercise is to assess Value of the property under reference as on 22nd January 2025.

The term Fair Market Value is defined as

“The most probable price, as of a specified date, in cash, terms equivalent to cash, or in other precisely revealed terms for which the specified property rights would sell after reasonable exposure in a competitive market under all conditions requisite to a fair sale, with the buyer and seller each acting prudently knowledgeably and for self interest assuming that neither is under undue duress”.

Fundamental assumptions and conditions presumed in this definition are:

1.
Buyer and seller are motivated by self-interest.

2.
Buyer and seller are well informed and are acting prudently.

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

4.
Payment is made in cash or equivalent or in specified financing terms.

DECLARATION OF PROFESSIONAL FEES CHARGED

We hereby declare that, our professional fees are not contingent upon the valuation findings. However, if the statute AND/OR clients demands that, the fees should be charged on the percentage of assessed value then, with the full knowledge of the AND/OR end user, it is being charged accordingly.
VALUATION OF THE PROPERTY PREMISES

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 and valued for this particular purpose at ` 8,54,00,000.00 (Rupees Eight Crore Fifty Four Lakh Only).
Sharadkumar B. Chalikwar
Govt. Reg. Valuer 

Chartered Engineer (India)

Reg. No. (N) CCIT/1-14/52/2008-09 

SBI Empanelment No.: SME/TCC/2021-22/85/13

