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Vastu/iMumbai/03/2025/14559/2311242
24/16-439-50VS
Date: 24.03.2025

VALUATION OPINION REPORT

This is to certify that the property bearing Residential Flat No, 123, 12% Floor, Wing B, “Waterfront”, Kalpataru
Riverside, Final Plot No. 284 (Part) & Other, Village — Panvel, Taluka - Pavel, District - Raigad, PIN - 410 206,
Maharashira, India belongs to Mr. Avinash Vijay Thakur.

Boundaries of the property

North .| Internal Road & Under Construction Building
South ;| Kalundre River

East .| Kalpataru Riverside Building No. 3

West .| Under Construction Building

Considering various parameters recorded, existing economic scenario, and the information that is available with
reference to the development of neighbourhood and method selected for valualion, we are of the opinion that,
the property premises can be assessed for SARFAESI Securitization and Reconstruction of Financial Assets and
Enforcement of Security Interest Act, 2002 purpose as ¥ 1,37,28,000.00 (Rupees One Crore Thirty Seven
Lakh Twenty Eight Thousand 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

For VASTUKALA CONSULTANTS (1) PVT. LTD.

Digitally signed by Sharadkumar 8.

Sha rad ku ma r Chalikwar

DN: cn=Sharadkumnar B. Chalikwar,
o=Vasiukala Consultants {I; Pvt. Ltd.,

B. Chalikwar oo e
Director Auth. Sign.
Sharadkumar Chalikwar

Govt. Reg. Valuer

Chartered Engineer (India)

Reg. No. [N]C.C.I.T/I -14/52/2008-09

State Bank of India Empanelment No.: SME/TCC/2021-22/85/13
Encl: Valuation report.

Q
i ' Regd. Office
9 OUI" Pan |nd|a Presence at ' B1-001, U/B Fioor, BOOMERANG, Chandivali Farm Raad,
Nanded Q Thane Ahmedabad @ DelhiNCR Powai, Andheri East, Mumbal: 400072, (M.§), India
Q Mumbai ¥ Nashik * Rajkot ¢ Raipur @& +912247485019

B4 mumhai@vastukala.co.in

Aurangabad @ Pune Indore 9 Jaipur @ astukala coin
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Vastukala Consultants (l) Pvt. Ltd.

B1-001, U/B Floor, Boomerang, Chandivali Farm Road, Powai, Andheri (East), Mumbai - 400 072

To,

The Branch Manager
State Bank of India
RASMECCC Panvel

Shop No. 5, Ground Floor, Sharda Terrace, Plot No 65
Sector-11, CBD Belapur, Navi Mumbai, Taluka & District - Thane

Maharashtra, Country - India.

Name(s) of the Customer{s) / Borrower: Mr. Avinash Vijay Thakur

Valuation Report of Inmovable Property

4t Customer Details

Name(s) of the
owner(s).

Mr. Avinash Vijay Thakur

Application No.

2 | Property Details

Address

Residential Flat No. 123, 120 Floor, Wing B, “Waterfront”, Kalpataru Riverside,
Final Plot No. 284 (Part) & Other, Village — Panvel, Taluka - Pavel, District -
Raigad, PIN - 410 206, Maharashtra, India.

Nearby Landmark / Google
Map Independent access to

Landmark: Kalpataru Riverside itself
Latitude Longitude - 18°58'39.1"N 73°06°47.2"E

the property
3 | Document Details Name of Approving
Authority
Layout Plan No - Approval No.
Building Plan | No Approval No.
Amended Yes Approval No.
Construction
Permission
Occupancy Yes Approval No.
Certificate
Legal Yes | 1. Copy of Agreement for sale dated 13.9.2019 (9 Pages from agreement)
Documents
4. | Physical Details of Building ,
Adjoining East West North South
Properties
As on site Kalpataru Riverside Under Internal Road & Under Kalundre River
Building No. 3 Construction Construction Building

&=
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Building

As per Information not Information not Information nat Information not
document available available available available
Flat Boundaries
As on site Internal visit not Internal visit not | Internal visit not allowed Internal visit not

aliowed allowed aliowed
As per Information not Information not Information not Information not
document available available available available
Matching of Plot Yes | Approved | Residential | Type of | Residential
Boundaries Demarcated land use Property
No. of rooms | Living 1 Bedroom 2 Toilets | 2 Kitchen | 1
Car Parking | Along with One Car Parking

Facility
Total no. | Stilt +13 | Floor on 12m Approx. 2018 Residual ;L]Y;:;lo Type of
of Floors | Upper whichthe | Floor | Ageofthe | (Approx) age of | proper, Structure:
Floors property property the g:’ﬂvo";j”“‘:“’e RCC.
is located property | maintenance | Framed
& structural Structure
repairs.
5 | Tenure/ Occupancy Details
Status of Vacant No. of years of N. A, Relationship of N.A
Tenure Occupancy tenant or
owner

property

Present/Expected Income from the

3 34,000.00 Expected rental income per month.

6. | Stage of Construction

Stage of
construction

Completed

If under construction, extent of completion

N. A

7. | Violations if any observed

Nature and extent of violalions

8 | Area Details of the Property

Site Area Internal visit nol altowed.

Plinth Area Built-up Area in Sq. Ft. = 1030.00
(Area as per Agreement + 20%)

Carpet Area Carper Area in Sq. Ft. =715.00

Enclosed Balcony in Sq. Ft. =68.00
Utility Balcony in Sg. Ft. = 16.00
Open Balcony in Sq. Ft. = 58.00

Total Carpet Area in Sq. Ft. = 858.00
(Area as per Agreement)

VASTUKALA
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Saleable Area
Remarks Site Inspection & Internal Photographs were not allowed by owner. For the purpose of valuation,
we have considered area as per document.
9 | Valuation
i. Mention the value as per Government Approved Rates also
Guideline rate obtained from the Stamp Duty | ¥ 1,10,990.00 per Sq. M.
Ready Reckoner i.e., ¥10,311.00 per Sq. Ft.
Guideline rate obtained from the Stamp Duty | ¥ 1,05,874.00 per Sg. M,
Ready Reckoner (Afler Depreciation) i.e.%9,836.00 per Sq. Ft.
ii. In case of variation of 20% or more in the valuation proposed by the valuer and the Guideline value provided in
the State Gowt. notification or Income Tax Gazette justification on variaticn has to be given.
Considering the above indicator of sale, current market conditions, demand and supply position, Residential Flat
size, location, upswing in real estate prices, sustained demand for Residential Flat, all-round development of
commercial and residential application in the locality etc. We estimate ¥ 16,000.00 rate per Sq. Ft. on Carpet Area.
Summary of Valuation
i.  Guideline Value
Areain Sq. Ft. Ratein ¥ Valuein¥
Built up area 1030.00 9,836.00 1,01,31,080.00
ii.  The Total Value / Fair Market Value
of the Property
Area in Sq. Ft. | Prevailing Market Rate in Valuein¥
T
Carpet Area 858.00 16,000.00 1,37,28,000.00
iii. Fair Market value ¥ 1,37,28,000.00
iv.  Realizable value T 1,16,68,800.00
v.  Forced/ Distress Sale value ¥ 96,09,600.00
vi. Insurable Value of the Assets ¥ 22,30,800.00
10

Assumptions /Remarks

Suggested, if any ;

i. Qualification in TIR / Mitigation | TIR not provided

i. Property is SARFAES Yes
compliant

ii. Whether property belongs to | No
social infrastruciure like
hospital, schoal, old age home
etc.

which the unit is set up/property
is situated has heen mortgaged
or to he mortgaged

iv. Whether entire piece of land on | Information not available

the locality / area to be

v. Details of last two transaction in | Details Atached

, ®
S\ .
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N

pravided, if available
vi. Any other aspect which has Location, develepment of surrcunding area, type of construction,
relevance on the value or construction specifications, age of building, condition of the premises &
marketability of the property building, faciliies provided and its prevailing market rate.
11 | Declaration i. The property was inspected by my authorized representative personally
on 22.03.2025.
il. The undersigned does not have any direct / indirect interest in the above
property.
ii. The information furnished herein is true and correct to the best of our
knowledge.
iv. | have submitted Valuation report directly to the Bank
12 | Name, address & | Vastukala Consuitants (1)
signature of valuer | Put. Ltd. For VASTUKALA CONSULTANTS (1) PVT. LTD.
B1-001 ! u/B F |OOF, Dlgltally signed by Sharadkumar &
Boomerang, chandivali | Sharadkumar o T
Farm Road, Powai, Andheri | B Chalikwar s micssone.
(East), Mumbai - 400 072 i P ImEIA I L 020 :
Director Audth. Sign.
Sharadkumar Chalikwar Date of
Govt. Reg. Valuer valuation:
Chartered Engineer (India) 24 .03 2025
Reg. No. [N]C.C.I.T/I -14/52/2008-09
State Bank of India Empanelment No.:
SME/TCC/2021-22/85/13
13 | Enclosures
a)| Layout plan sketch of the area in which the property | Not Provided
is located with latitude and longitude
b)| Building Plan Not Provided
¢)| Floor Plan Not Provided
d)| Photograph of the property ' Attached
e)| Certified copy of the approved / sanctioned plan | Not Provided
wherever applicable from the concerned office
f)] Google Map location of the property Attached
g)| Price trend of the Property in the locality/city from | Attached
property search sites viz Magickbricks.com,
99Acres.com, Makan.com etc :
h) Any other relevant documents/ extracts N.A,

VASTUKALA An ISO 9001 : 2015 Certified Company
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As a result of my appraisal and analysis, it is my considered opinion that the Fair Market Value of the above property is
¥1,37,28,000.00 (Rupees One Crore Thirty Seven Lakh Twenty Eight Thousand only). The book value of the above
property as of is ¥ 1,11,31,200.00 (Rupees One Crore Eleven Lakh Thirty One Thousand Two Hundred Only). The
Realizable Value of the above property is ¥ 1,16,68,800.00 (Rupees One Crore Sixteen Lakh Sixty Eight Thousand
Eight Hundred Only) and Distress Sale Value T 96,09,600.00 (Rupees Ninety Six Lakh Nine Thousand Six Hundred
only).

Place: Mumbai

Date: 24.03.2025
For VASTUKALA CONSULTANTS (1) PVT. LTD.

S h d k Digitally signed by Sharadkumar B.
Chalikwar
a ra u m a r DNa':r:Sharadkumal B. Chalikwar, 2
h I . k o=Vastukala Consultants (1) Pvt. Ltd.,
=CMD, |=¢cmd@ kala.org, c=IN
B. Chalikwar gosmyasmse:
Director Auth. Sign.

Sharadkumar Chalikwar

Govt. Reg. Valuer

Chartered Engineer {India)

Reg. No. [N]JC.C.\. T/l -14/52/2008-09

State Bank of India 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
4 (Rupees
only).
Date
Signature

(Name & Designation of the Inspecting Official/s)

Countersigned
(BRANCH MANAGER)

Enclosures
Declaration-cum-undertaking from the valuer {Annexure- 1V) Attached
Model code of conduct for valuer - (Annexure - V) Attached

®
‘%@ Since 1989
Vastukala Consultants (1) Pvt. Ltd.

VASTUKALA An ISO 9001 : 2015 Certified Company




Valuation Report: SBI/ RASMECCC Panvel / Mr. Avinash V. Thakur (14558/2311242) Page 8 of 24

Actual site photographs

®
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Route Map of the property
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Note: The Blue line shows the route to site from nearest railway station (Panvel — 2.3 km.)
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Ready Reckoner Rate
I it et S T S
Annual Statement of Rates Ver. 2.0
( ATATHET JT TAF TF=IT 2.0)
Homs el | User

5\;[_\;.‘::9 !q;,::‘j;;;?;!:j;;'::m snonu .uw:.e: .m:xr ‘n‘;‘uu u\:m n\xi‘e

SurveyNo 110 faset wrg= I Frash 17900 100900 111800 122500 111800 oY ¥fex

Surveyvdo 1SR S R, Weuﬁmh\mﬂmﬁ 21200 63800 68500 75700 68500 e e

{m: Vu 112 ntn l'ﬂ‘d ;aw—laafsmafrru—-rmrrm T TET MEaT 15600 $8400 54700 60600 54700 < e ||

3 A e _ iI3dsETRRIOL. = A T e P W R

Stamp Duty Ready Reckoner Market Value Rate for Flat 1,00.900.00
10% Increase for fiat located on 12 Floors 10,090.00
Stamp Duty Ready Reckoner Market Value Rate (After Increase) | 1,10,990.00 | Sq. Mtr. | 10,311.00 | Sq. Ft.
(A)
Stamp Duty Ready Reckoner Marke! Value Rate for Land (B) 37,900.00
The difference between land rate and building rate (A- B = C) 73,090.00
Depreciation Percentage as per table (D) [100% - 7%] 83%
{Age of the Building — 07 Years)
Rate to be adopted after considering depreciation [B + (C x D)] 1,05,874.00 | Sq. Mtr. | 9,836.00 | Sq. Ft.

Multi-Storied building with Lift

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

the ready reckoner will be increased as under;

Location of Fiat / Commercial Unit in Rate
the building '
a) | On Ground to 4 Floors No increase for all floors from ground to 4 floors
b) | 5Floors to 10 Floors Increase by 5% on units located between 5 to 10 floors
c) | 11 Floors to 20 Floors Increase by 10% on units located between 11 to 20 floors
d} | 21 Floors tc 30 Floors Increase by 15% on units located between 21 to 30 floors
e) | 31 Floors and above Increase by 20% on units located on 31 and above floors

Table - D: Depreciation Pe

rcentage Table

Completed Age of
Building in Years

Value in percent after depreciation

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

Structure & Kaccha Structure.

0to2 Years

100% 100%

Above 2 & up to 5 Years

95% 95%

Above 5 Years

After initial 5 year for every year 1%
depreciation is to be considered. However
maximum deduction available as per this
shall be 70% of Market Value rate

After initial 5 year for every year 1.5%
depreciation is {0 be considered. However
maximum deduction available as per this
shall be 85% of Market Value rate

@
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Property 2 BHK Flat in Kalpataru Riverside, Panvel
Source Magicbricks
Floor -

Carpet Built Up Saleable
Area 866.00 1039.00 -
Percentage - 20%
Rate Per Sqg. Ft. Z17,898.00 Z14,915.00

Lazt comtact mace 3 dayt age

Contact Owney ( CetProneNo |

More Details
Price Breakup 55 Cr

ACCress

1033, Panvel, Navi Mumbai - Central Navi Mumbai, Maharashtra

Contact Owner
Swapnesh Patra “#-uoooc
Cet Phone No
n 188 [ SerniF -
P s [) pownicad Brochure
Kasipatary Ltd Kalpatary Rivergide
Resala Ready to Move
Age Of Conmruction
100 15 years

Contacy Owner

3

Age of Construction

Description: 1Mt

Semi-Furnished

Estimated EMIL: 169907
Apoly for Home Loan

A PR Peci o3

10 to 15 years

About Project

™ Kaipataru Riverside ree
Oy Kalpataru Lwd

Cah For Price

3BsK

Check Market Price of

Fragonn

v
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Price Indicators

Property 2 BHK Flat in Kalpataru Riverside, Panvel
Source Nobroker.com
Floor -
Carpet Built Up Saleable
Area 700.00 840.00 -
Percentage - 10% -
Rate Per Sq. Ft. 7 20,000.00 % 16,667.00 -
[ ] - -
@ NOBROKER -
{f‘} ZvBHKVFlal I‘f"l K_atpalar\.f Rive.rside For j‘»ate In Panvel ? l.-l‘Cr-urVe? ¥ 80140 Month l».l{J? Hewd Home Loan ?
2 Bedroom ., Dt 25,2024
- 1 Bathroom immediately

MapleX

Nesrby:  Abhyudays Co-Operative Bank Limited Old Panvel Branch  Panvel Reibway Station (W)

OM Neellanth

Car

Listed by Broker

Fitrmass Poirt Gym

@ Report what was not correct in this property

Kalpataru Riverside

.z Partial

SoldOut  Wrong info

Overview Activity On This Property
) Q149 o2 L 6
Age of Building 5-10 Years Oundnbip Type Seif Owned ‘
sintensnca Chargss 73,8 Per Sq.Ft/M B8 Fleoring Vitrified Tiles e
Builtup Area L1407 5q.Ft Corpet Area 00 Sq.Ft Sale Trend In mu.m-bai
&, Fumishing Status Fully Furnished r.;‘-f; North .
¥9,285-210,183
1313 G Parang Car
l: Gated Security Yes R O
- o
@
VV Since 1989
Vastukala Consultants (1) Pvt. Ltd.
VASTUKALA An1SO 9001 : 2015 Certified Company
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Sale Instance

Property Residential Flat
Source INDEX I
Floor 4t Floor
Carpet Built Up Saleable
Area 860.00 1032.00 -
Percentage - 10%
Rate Per Sq. Ft. Z15,587.00 ¥12,989.00 -
s -
Note:-Generated Through eSearch el :

Module For original report please contact

concern SRO office, Regn:63m

AR AW A3
s
| (LRI PR FIRATH
' QyiEEE 12500000
(3) EERHIE(HIE g AafiquccrPR 7557000

| 3rPTRo 3 P geder d THE TG

[ (& o e T TR | 1) UTIds 2.9 ad 7.4 91 §a) wof= -, gaw et v s
1/2,82.76300/- ufa = ex wefa 42, = qwen g &7, 44% 60
FE mURE 79.90 9 Hiex U @iee SR Ui @9 7. 47, d@remet @
q1a Beuad deE e &)-Hq. 8. 1. o1 e e .
284¢TT€),438,495,497,430,498 WIS TapT U=, 1. Trae,f. s (

‘ | Final Plot Number - 284(TT€), 438, 495, 497, 459,498 ; ) )

©) Fws 860 9 e

| (6)rpReR R g1 AUt o v,

(7) SRIdET 5 JUI-01 R Saun-a 1 1): a2 9 9EE Ui - - 9954 T & 0, Wat A, 0, THRAE T -, =e .,
e A v R = A5 7. . wfe . diz 2, fameh araréde, grgen s gredles Samth TR dEearE

FPHATH e 38 s Aftafda Tad | WHa, AT, HERTR, AR, R #18:440025 95 #:-AOBPPES2SL

Tl ) -4, HETE 3FEEE Ui - - 9956 GEL-WilE F: 0, Tl 7 0, §ANd 4. -, &d

.. A5 4. 0 ®e # dh, Famoll soEde, argren g giedica Sfapf
{ FHEETS| W, AT , WEE, TR, B D18 440025 $7 - AFMPP69SIQ

Emﬁmmmuamuﬁm Tn) Aa:-H, ¥ach T S - - 30-35; TW-we 4 0, O 0, THREA A -, S
ot e g fa JiE F - U5 A WA 7-8-11-12, I €, ¥ A 603 W 694, TR, &1, A,
e AT e q e TS, WP, WETE:(5:). oA #18:410221 U9 H:-CFUPDA0M4C

2): -, 7 e Fde - - ga--35; gm0, Wl 7 0, FARGE T -,
aifen =t -, T8 F PRI, 7-8-11-12, 9 ¢, TF 1. 693 3T 694, TG, 1. T,
| F5. TS, TR, TR ). PO 410221 U7 -AHSPTH483F

(9) EEIUaE DA faeara &+ 03032025

L(mummmﬁw | 03032023

| (L)3mHiT @3 7 78 15172025 )

(12)ETSATHTATHH 51 Yo 875000

u;)manmmrﬂm’raﬂh!g;ﬂs 30000 o o

| LT a ' .

TR Yo &mﬁ;m ¢ :-: | (1) within the Limits of m)i\]ummpa.l Carporation or any Cantonment area
annexed 10 it
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Sale Instance

Property Residential Flat
Source INDEX II
Floor 18! Floor
Carpet Built Up Saleable
Area §72.00 1046.00 -
Percentage 10% -
Rate Per Sq. Ft. ¥14,638.00 ¥12,199.00 -
12767353 o v 9 g A gEw 2
09-07-2024 ?ﬁﬁ w2 FEPHIT : 12707/2024
Note-Generaled Through eSearch gt -
Module For original repont please contact
concem SRO office RegrcGam
WA’ A4 gAda
(e R HIRATA
QHrEea 11960000 o
(3) STARHTAHI3uee U grafdauceidr. | 98277609
| SRl &l 1 Teean & AR )
[ (9 v e e a T tE R, | 1) TR T -gE |7 97.5a¢ a0 -, TR SifRd): RAvm mwie. 110
ax 100900 -9 9 dt_aefie waie. 12, 9l gwm @ & saas
gicehe Bi-HRiea BT Samad Rifes waaa =ie 3. 284
UTE 458,405,497,459 W 498 TFHT, U, AL, Fae, e, ETS
B - 68 80 9t 7. RO ghar + 5 57 A gee are-l + 4.92
gt 2w ot - 162 R ge Rt arew i @ 1 wR o @
9. 2. ¥ee @aT( ( Final Plot Number : 284 (PART), 438, 495,497 430 &
| 1498:)) .
) &vva e 68.89 "t ifiex -
| (6ysmeron e ) v rver e
’_4.‘2 FEIYa FHA SUN-UL RIET Saumal ! 1): e A w36 T-wlle A -, T F -, TURAR A7 -, )T -, D
YeSRTS T e e e HR -, wot, TRTS FEMA, 95T, Wdd, digenl . T-de, FIegL 0718, TEg,

Vv

TP A RV IF AR T Y | IEE(c:). F #7S--410206 U H-BBZPK1328]
T

|
|

@A T LT RPRE A | 1) .- 30 AP IR O6..-39; UEn-Wile 7. -, W& 7. -, $RdE 7 -, = .,
fararoft ~marerren g i R 1% = AT . 3 6, TEI SO, BT NGTAES, THB1 AT, T
S AfcaTie= A @ o 3w st I, HEHp, TR (). R TS:-410206 U9 -BOHPS1304H
2): e gl 9935, T -wele A -, WS A -, SERdR AR L Wi - 39
4 HaFw! THie. 36 .63, TETa W, Beudw NEgTErss, T T, a1 Tda
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Justification for price ! rate

The Market Value of Ihe property is based on facts of markets discovered by us during our enquiries,
however the government rale value in this case is less than the market value arrived by us. We are of the
opinion that the value arrive by us will prove to be correct if an Auction of the subject property is carried out.
As far as Market Value in Property documents is concerned, it is not possible to comment on same, may be
government rates are fixed by sampling during same point of time in part and whereas, Market values
change every month.

In most of the cases the actual deai amount or Transaction value is not reflected in Property documents
because of various Market practices. As Valuer, we always try {o give a value which is correct reftection of

actual transaction value irrespective of any factors in market.

W Since 1989
Vastukala Consultants (1) Pvt. Ltd.
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DECLARATION-CUM-UNDERTAKING

|, Shri. Sharad Chalikwar son of Shri. Baburac Chalikwar do hereby solemnly affirm and state

that:

a) |am acitizen of India.

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

¢} The information furnished in my valuation report dated 24.03.2025 is true and correct to
the best of my knowledge and belief and | have made an impartial and true valuation of
the property.

d) I/ my authorized representative has perscnally inspected the property on 22.03.2024. 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) | have not been depanelled / delisted by any other bank and in case any such
depanelment by other banks during my empanelment with you, | will inform you within 3
days of such depaneiment.

g)  1have not been removed / dismissed-from service / employment earlier.

h) | have not been convicted of any offence and sentenced to a term of imprisonment

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

j) | have not been declared to be unsound mind

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

) | am not an undischarged insotvent.

m) | have not been levied a penalty under section 271J of Income-tax Act, 1961 (43 of 1961)
and time limit for filing appeal before Commissioner of Income-tax (Appeals) or Income-
tax Appellate Tribunal, as the case may be has expired, or such penalty has been
confirmed by Income-tax Appellate Tribunal, and five years have not elapsed after levy of
such penalty '

n) | 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 AERPC9I086P

VASTUKALA An SO 9001: 2015 Certified Company
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p)
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| undertake to keep you informed of any events or happenings which would make me
ineligible for empanelment as a valuer

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

| have read the Handbook on Policy, Standards and procedure for Real Estate
Valuation, 2011 of the IBA and this report is in conformity to the "Standards" enshrined for
vaiuation in the Part - B cf the above handbook to the best of my ability.

| have read the International Valuation Standards {IVS) and the report submitted to
the Bank for the respective asset class is in conformity to the "Standards" as

enshrined for valuation in the IVS in "General Standards” and "Asset Standards” as
applicable. The valuation report is submitied in the prescribed format of the bank.

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

| am valuer registered with Insolvency & Bankruptcy Board of India (IBBI)
My CIBIL Score and credit worthiness is as per Bank's guidelines.
I am the Director of the company, who is competent to sign this valuation report.

| will undertake the valuation work on receipt of Letter of Engagement generated from the
system {i.e. LLMS / LOS) only.

Further, | hereby provide the following information.

o ®
’?li Since 1989
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Sr. Particulars Valuer comment
No.

1 Background information of the asset | The property under consideration is owned by Mr.

being valued; Avinash Vijay Thakur,

2 Purpose of valuation and appointing | As per request from State Bank of India, RASMECCC

authority Panvel to assess fair market value of the property for
SARFAES| Securitization and Reconstruction  of
Financial Assets and Enforcement of Security Interest
- | Act, 2002 purpose.
3 Identity of the Valuer and any other | Sharad Chalikwar - Regd. Valuer
experts involved in the valuation; Rajesh Ghadi - Site Engineer
Vaishali Sarmalkar - Technical Manager
Sonal Shivgan- Technical officer
4 Disclosure of Valuer interest or conflict, | We have no interest, either direct or indirect, in the
if any; property valued. Further to state that we do not have
relaticn 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 Appointment — 25.02.2025
date of report; Valuation Date — 24.03.2025
Date of Report — 24.03.2025

6 Inspections  andfor  investigations | Physical Inspection done on 22.03.2025

undertaken;

7 Nature and scurces of the information | ¢ Market Survey at the time of site visit

used or relied upon; « Ready Reckoner rates / Circle rates
« Online search for Registered Transactions
» Online Price Indicators on real estate portals
» Enquiries with Real estate consultants
o Existing data of Valuation assignments carried out
by us
8 Procedures adopted in carrying out the | Comparative Sales Method / Market Approach
valuation and valuation standards
followed;

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 | Current market conditions, demand and supply

account during the valuation. position, flat size, location, sustained demand for such
flat, all round development of residential and
commercial application in the locality etc.

11 Major factors that were not taken into | Nil

account during the valuation.
12 Caveats, limitations, and disclaimers to | Attached

the extent they explain or elucidate the
limitations faced by valuer, which shall
not be for the purpose of limiting his
respansibility for the valuation report.

@
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ASSUMPTIONS, DISCLAIMERS, LIMITATIONS & QUALIFICATIONS

Value Subject to Change
The subject appraisal exercise is based cn prevailing market dynamics as on 24t March 2025 and does not take
into account any unforeseeable developments which could impact the same in the fulure.

Our Investigations

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

Assumptions

Assumplions are a necessary part of undertaking valuations. VCIPL adopts assumptions for the purpose of
providing valuation advise because some matters are not capable of accurate calculations or fall outside the
scope of our expertise, or out instructions. The reliant party accepts that the valuation contains certain specific
assumptions and acknowledge and accept the risk of that if any of the assumptions adopted in the valuation are
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 Pians

Any sketch, plan or map

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 a Residential Flat admeasuring 858.00 Sq. Ft. Carpet area. The property is owned by Mr.
Avinash Vijay Thakur. 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 in the name cf Mr. Avinash Vijay
Thakur. For the purpose of this appraisal exercise, we have assumed that the subject property has a clear tile
and is free from any encumbrances, disputes and claims. VCIPL nas 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 thal the subject property is not contaminated and is not adversely affected by any existing or
proposed environmental law and any processes which are carried cut on the property are regulated by
environmental legislation and are properly licensed by the appropriate authorities.

C}
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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 a Residential Flat admeasuring
858.00 Sq. Ft. Carpet area.

Condition & Repair

In the absence of any information to the contrary, we have assumed that there are no abnormal ground
conditions, nor archaeological remains present which might adversely affect the 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 uninspecled parts and should not be taken as making
an implied representation or statement about such parts.

Valuation Methedology
For the purpose of this valuation exercise, the valuation methodology used is Cirect Comparison Approach
Method and proposed Current use / Exiting 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
demanstrates 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 Office and
properties that are typically traded on a unit basis. -

In case of inadequate recent transaclion activity in the subject micro-market, the appraiser would coliate
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 appiying the valuation
methodologies, unless otherwise specifically instructed by Client andfor 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.
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i

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 cbtained 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 a
Residential Flat, admeasuring 858.00 Sq. Ft. Carpet area.

ASSUMPTIONS, CAVEATS, LIMITATION AND DISCLAIMERS

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

2. The property is valued as though under responsible ownership.
3. ltis assumed that the property is free of liens and encumbrances.

4. Itis 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 discaver 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.

®
“é{i Since 1989
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(Annexure - V)

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 hisfits clients and other valuers.

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

A valuer shall endeavour o ensure that hefit provides true and adequate information and shall not
misrepresent any facts or situations,

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

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

Professional Competence and Due Care

6.

10.

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

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

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

In the preparation of a valuation repor, the valuer shall not disclaim liability for hisfits expertise or deny
his/its duty of care, except to the extent that the assumpticns are based on statements of fact provided by
the company or its auditors or consultants or information available in public domain and not generated by
the valuer.

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

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

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

Independence and Disclosure of Interest

12.

13,

VASTUKALA An IS0 9001 : 2015 Certified Compony

A valuer shall act with objectivity in his/its professional dealings by ensuring that hisfits decisions are
made without the presence of any bias, conflict of interest, coercion, or undue influence of any party,
whether directly connected to the valuation assignment or not.

A valuer shall not take up an assignment if he/it or any of his/its relatives or associates is not independent
in terms of association 1o the company.
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15,

16.

17.

18.
19.

A valuer shall maintain complete independence in hisfits professionat relationships and shall conduct the
valuation independent of external influences.

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

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)Regulalions,2015 or till the time the valuation
report becomes public, whichever is earlier.

A valuer shall nat indulge in "mandate snatching" or offering "convenience valuations” in order to cater to
a company or client's needs. '

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

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

Confidentiality

20.

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

Information Management

21.

22.

23.

24,

VASTUKALA An SO 9001 : 2015 Certified Company
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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.

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.

A wvaluer shall provide afl information and records as may be required by the authority, the Tribunal,
Appeliate Tribunal, the registered valuers organisation with which helit is registered, or any other statutory
regulatory body.

A valuer while respecting the confidentiality of information acquired during the course of performing
professional services, shall maintain proper working papers for a period of three years or such longer
period as required in its contract for a specific valuation, for production before a regulatory authority or for
a peer review. In the event of a pending case before the Tribunal or Appellate Tribunal, the record shall
be maintained litl the disposal of the case.

®
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Gifts and hospitality:

25. A valuer or his / its relative shall not accept gifts or hospitality which undermines or affects his
independence as a valuer. Explanation: For the purposes of this code the term 'relative’ shall have the
same meaning as defined in clause {77) of Section 2 of the Companies Act, 2013 (18 of 2013).

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

Remuneration and Costs.

27. A valuer shall provide services for remuneration which is charged in a transparent manner, is a
reasonable reflection of the work 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 hefit is unlikely to be able to devote
adequate time to each of his/ its assignments.

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

Miscellaneous

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

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

Place: Mumbai

Date: 24.03.2025
For VASTUKALA CONSULTANTS (1) PVT. LTD.

Digially signed by $haradkumar 8.

Sharadkumar s

DN: cn=Sharadkumar B. Chalikwar, ™
. o=Vastukala Consultants (I) Pvt. Lid.,
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Director Auth. Sign.

Sharadkumar Chalikwar

Govt. Reg. Valuer

Chartered Engineer (India)
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State Bank of India Empanelment No.. SME/TCC/2021-22/85/13
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