Details of the property under consideration:

Name of Owner; Shri. Vikas Ramnivas Agarwal

Residential Flat No. 208, 2nd Floor, Wing - C, “Starlight Co-op. Hsg. Soc. Ltd.”, Plot No. F, Panchsheel
Enclave, Dahanukarwadi, Mahavir Nagar, Link Road, Opp. Bharat Petrol Pump / Gaurav Heights, Kandivali J
(West), Mumbai - 400 067, State - Maharashtra, Country - India

Latitude Longitude: 19°12'44.4"N 72°50'11.7"E ‘

Valuation Done for:

Punjab National Bank
Thakur Complex Branch
Gokul Monarch CHSL., Thakur Complex Kandivali (East), Mumbai - 400101

Vastukala Consultants (l) Pvt. Ltd.
' Mumbai « Delhi NCR ¢ Aurangabad « Nanded
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B/Mumbai/01/2021/34052
st 06/06-36-JAS

Date: 06.01.2021

VALUATION OPINION REPORT

anchsh 119 Residential Flat No. 208, 20 Floor, Wing - C, "Starlight Co-op. Hsg. Soc. Ltd.", PlotNo.
anchshee - '
oel Enclave, Dahanukarwadi, Mahayir Nagar, Link Road, Opp. Bharat Petrol Pump / Gaurav Heights,

Kandivali ‘ '
o Iu (West), Mumbai - 400 067, Slate - Maharashtra, Country - India belongs to Shri. Vikas Ramnivas
rwa

The Property be
E P

Boundaries of the property

ggjtr; Neyv Link Road Junction
East Raj Vaibhav Tower
West K. T. Soni Marg

New Link Road

Considering various parameters recorded, existing economic scenario, and the information that is available with
reference to the development of neighborhood and method selected for valuation, we are of the opinion that, the
property premises can be assessed and valued for Banking purpose at ¥ 1,65,17,000.00 (Rupees One Crore
Sixty Five Lakh Seventeen Thousand Only).

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

Hence certified

For VASTUKALA CONSULTANTS (1) PVT. LTD.
n

Digitally signed by Sharadkumar B.
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Chartered Engineer (India)
Reg. No. (N) CCIT/1-14/52/2008-09 A
Encl: Valuation report.
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port Prepared For PNB/ Thatur Complex Branch / Vikas Agarwal (018612 / 34052) ?

Valuation Report of Immovable Property

General
Name and Address of the Valuer | Sharadkumar B. Chalikwar
Ltd.

Vastukala Consultants (1) Pvt.
121, 1st Floor, Ackruti Star, Central Road, MIDC,

Andheri (East), Mumbai - 400 093. |
( {value of the property for Banking

2. | Purpose for which the valuation is made - | To assess Fair Marke
- TS . | Loan Purpose.
. ate of inspection : 1 02.01.2021 |
b) | Date of valuation .| 06.01.2021
4. | List of documents produced for perusal . | i) Copy of Deed of Declaration dated 05.03.2005
i) Death Certificate of Ramnivas M. Agarwal dated

30.10.2019 3
i) Copy of Society Share Certificate No. 047

transferred in favour of Shri Vikas Ramnivas
Agarwal dated 19.02.2020.

3. Name‘of the owner(s) and his / their address | : | Shri. Vikas Ramnivas Agarwal

(€s) with Phone no. (details of share of each | | yrass: Residential Flat No. 208, 2nd Floor, Wing - .
ownerin case ofjoint ownerstip) “Starligﬁt Co-op. Hsg. Soc. Ltd.”, Plot No. F,
Panchsheel Enclave, Dahanukarwadi, Mahavir Nagar,
Link Road, Opp. Bharat Petrol Pump / Gaurav Heights,
Kandivali (West), Mumbai - 400 067, State -
Maharashtra, Country - India

Contact Person :
Mr. Vikas Agarwal
Contact No: 9870472714

Sole Ownership

The property is a residential flat located on 2 floor.
The composition of residential flat is 2 Bedrooms +
Living Room + Kitchen + 2 Toilets. The property is at
2.7 Km. ftravelling distance from Kandivali railway

station.

6. | Brief description of the property

7. | Location of property

Details not available

www.vastukala.org

a) | Plot No./Survey No.
b) | Door No. Residential Flat No. 208
¢) | C.T.S. No./ Village .| C.S. No. 128/1 of Village Kandivali
d) | Ward/ Taluka .| Taluka - Borivali
e) | Mandal/ District . | District Mumbai L 5
f) Date of issue and validity of layout of | : | Approved Building Plan were not provided and nol I

approved map / plan verified. At
9) | Approved map / plan issuing authority F 41
h) | Whether genuineness or authenticity | © | N.A.

Valuers & Appraisers

Chartered Engineer (1) \*

Architecis\ Interiors
AEF1
F
CCIT{ 114

52/2008 09

Vastukala Consultants (1) Pvt. Ltd.

An ISO 9001:2015 Certified Company
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O.

| of approved map/ plan is v@:

') | Any other comments by our
empanelled valuers on authentic of

‘ approved plan

[ Postal address of the property

City / Town

1
t
| Residential area

(018612 | 34052)
NA.
g - C
| 4 Floor, Wing ’
Residential Flat No. 208,s o2cﬂ Ltd”, Plot No. F.

| Mumbai City

page 4 of 23

Mahavir Nagar,
Kandivali (West),
- India

ugtarlight CO-OP- Hsg. _
panchsheel Enclave, Dahanukarwad|,
Link Road, Opp Bharat Petrol F’umri)t,a o
Mumbai - 400 067, State - Maharashira,

Yes

| Commercial area
]

No

Industrial area

No

Classification of the area

i) High / Middle / Poor

Middle Class

ii) Urban / Semi Urban / Rural

Urban

Coming under Corporation limit / Village
Panchayat / Municipality

Municipal Corporation of Greater Mumbai

12. | Whether covered under any State / Central No
Govt. enactments (e.g., Urban Land Ceiling
Act) or notified under agency areal scheduled
area / cantonment area
13. | Boundaries of the property As per Document As per actual Site
North Details not available New Link Road
Junction
South Details not available Raj Vaibhav Tower4\
East Details not available K. T. Soni Marg J
West Details not available NewLinkRoad |
14. | Dimensions of the site N.A. J
A B e
As per the Deed Actuals \ (Oj
North - - \ ke
South - = J -
East - - \ %
West - . \ >
15. | Extent of the site Carpet Area= 618.00 Sq. Ft, 3
(Area as per Actual Site Measurement) i
Built up area = 664,00 Sq. Ft. @ oss s ¥
(Area as per Deed of Declarat ﬁ
15.1 | Latitude, Longitude & Co-ordinates of 19°1244.4'N 72°50'"11.7"E > S

Residential Building

> FIE 71149266
L] RV ¢
cem ( ¥
52 20N8 19

16.

Extent of the site considered for Valuation
(least of 13A& 13B)

Vastukala Consultants (I) Pvt. Ltd.

Ar ISO 9001:2015 Certified Company
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9 Laintenance o ding .
A ce ot the Building Normal
110 Faclities Available .
-—=~~4\—Gﬂ e T

I it

—«f«p.a_h___,_v. e e e e ——— e : N
| lected \}1@581:;\;\!\«_- © | Municipal Water supply
_Underground Sewerage - '

b SN || Connected to Munleipal Sewerage Syslom
| Larparking - Open / Covered T8N parking I
Is compound wall existing? T [ ey
| |spavement laid around the Building - Yes

Il Residential Flat e

1| The floor in which the Flatis situated .| 2 Floor - "

2 | Door No. of the Flat ' | Residential Flat No. 208

3 Specifications of the Residential Flat : o
Roof R.C.C. Slab
Flooring Ceramic tiles flooring
Doors Wooden door frame with flush shutters | o
Windows Powder coated Aluminium sliding windows o
Fittings | Concealed plumbing with C.P. fittings. Electrical wiring 0

Y b | with Concealed. )

Finishing » | Cement Plastering =

4 House Tax . (>)
Assessment No. . | Details not available 3
Tax paid in the name of : . | Details not available §
Tax amount ; » | Details not available >

5 Electricity Service connection No, + | Details not available
Meter Card is in the name of . | Details not available

6 How is the maintenance of the Residential | : | Good
Flat?

7 Deed of Declaration executed in the name of | . | Shri. Vikas Ramnivas Agapyfl:

8 What is the undivided area of land as per | : | Not applicable Valuors & A avors

Chattered # nyinens (1
Architacieg Intedlars
FIEFY

N cer (ONY e
v, 82 2000 o4

/30 i %)
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[ T T I

[ [SeleDeet® ___
"9 Whal is the piinth area of the Residental | - | Built up area = 664.00 Sa. Ft.
Flat? (Area as per Deed of Dﬁfljﬁt"gﬂ),/;—--—*——'*“
(10 | Whatis the floor space index (app.) | As per I@/’—ﬂ — |
11 [ What is the Carpet Area of the Residential | - Carpet Area = 618.00 59. Ft.
| Flat? (Area as per Actual Site—f\ﬁg?f_l{f‘@fﬂ I
112 | IsitPosh /1 Class / Medium / Ordinary? [ Mdde Class
"13 Is it being used for Residential or Commercial | : | Residential purpose
purpose? ]
14 | Is it Owner-occupied or let out? - | Owner occupied
15 | If rented, what is the monthly rent? [ 7 34,500.00 expected rental income per month
IV | MARKETABILITY : —
1 How is the marketability? . | Good
2 What are the factors favouring for an extra | : | Located in developed area
Potential Value?
3 Any negative factors are observed which | : | No
affect the market value in general?
v Rate :
1 After analyzing the comparable sale | : [ T 24,000.00 to ¥ 27,000.00 on Built up area

instances, what is the composite rate for a
similar ~ Residential  Flat with same
specifications in the adjoining locality? -
(Along with details / reference of at - least
two latest deals / transactions with respect to
adjacent properties in the areas)

Remarks:

Price_Indicator No. 1

Property: Residential Flat in Starlight CHSL, Kandivali (West), Mumbai

Source : nobroker.in
Area: 885.00 Sq. Ft.
Expected Price: T 2,00,00,000.00

Expected Rate/Sq. Ft: ¥ 22,599.00

Price IndicatorNo.2 . -~ - o

Property: Residential Flat at Mahavir Nagér, Mumbai

Source : magicbricks.com
Carpet Area: 750.00 Sq. Ft. & Super built up area 1100 Sq. Ft.

Expected Price: ¥ 2,00,00,000.00
Expected Rate/Sq. Ft: T 26,667.00 on Carpet area i.e. 18,181.00 per Sq. Ft. On Super Built up area

Price Indicator No. 3

Property: Residential Flat at Mahavir Nagar, Mumbai

Source : magicbricks.com
Carpet Area: 300.00 Sq. Ft.

Expected Price: T 85,00,000.00
Expected Rate/Sq. Ft: ¥ 28,333.00 on Carpet area

Vastukala Consultants (1) Pvt. Ltd.

An 1SO 9001.2015 Certified Company
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} ISW constuction. whatis the | - ] T 26.000.00 per Sq. Ft. on Built up Area
SUTROS® rate of the
R under s

)

luation  after

——==NTSwes 0 [ 33.000.00 per Sq. Ft

R [ 3 23.000.00 per Sq. Ft.

T 3ioos BE ovtaned from the Registrars | - | 1.30,780.00 Per Sq. M.
NSSQental Flat \an evidence thereof to be ~ Ft.
S~ciossg) 1.e.¥12,150.00 Per Sq
Soomy 3 obansd from the Registrars | | % 1,21.092.00 Per Sq. M.
Sssaenta Sk

2 R an evidence thereof to be i 1,250.00 Per Sq. Ft.
A0S0 after depreciation T LA !

VI COMPOSITE RATE ADOPTED AFTER
DEPRECIATION

E) Jeoracaes Cdiding rate . | $1875.00
Replace~2~t cost of Residential Flat with | - | T 3,000.00 per Sq. Ft.

L
7

Senvicss (w3))
L2 the buddlng 125 years
-8 of the building estimated : | 35 years (Subject to proper, preventive periodic
maintenance and structural repairs.). }
Depreciation  percentage assuming  the | - | 37.50%
salvage value as 10%
Depreciated Ratio of the building s -
b Total composite rate amived for Valuation :

Depreciated building rate VI (@ : | ¥1,875.00 per Sq. Ft.
Rate for Land & other V (3) i : | ¥23,000.00 per Sq. Ft.
Total Composite Rate : | T24,875.00 per Sq. Ft.

Details of Valuation:

Tsr. Description Qty. Rate per Estimated

' No. unit ®) Value ®)

j 1 Present value of the Residential Flat (incl. car 664.00 Sq. Ft. | 24,875.00 1,65,17,000.00

| parking, if provided)

www.vastukala.org

differences as no two properties are exactly the same. To make proper adjustments
estate appraisers must know the differences between the comparable properties and hg

vastukala Conrsultants (1) Pvt. Lid.
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Valuation Report Prepared For PNB / Thakur Complex Branch / Vikas Agarwal (018612 / 34052) e

; : - s available
sales comparison approach is commonly used for Residential Flat , where there are typically many comparable

to analyze. As the property is a Residential Flat, we have adopted Sale Comparison Approach Method for the purpose 2
valuation .The Price for similar type of property in the nearby vicinity is in the range of i.e. Z 24,000.00 to ¥ 27,000.00 on
Built up area. Considering the rate with attached report, 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 residential and commercial application in the locality etc. We estimate ¥ 24,875.00 per Sd. Ft. on Built up Area for

valuation.

For VASTUKALA CONSULTANTS (1) PVT. LTD.

Digitally signed by Sharadkumar 8.
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. irector 2 200009

Sharadkumar B. Chalikwar

Govt. Reg. Valuer

Chartered Engineer (India)

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

Place : Mumbai
Date : 06.01.2021

As a result of my appraisal and analysis, it is my considered opinion that the Fair Market value of the above
property in the prevailing condition with aforesaid specifications is ¥ 1,65,17,000.00 (Rupees One Crore Sixty
Five Lakh Seventeen Thousand Only).

- ot

vastukala Consultants (1) Pvt. Ltd.

An ISO 9001:2015 Certified Company

www.vastukala.org



, 90f23
Valuation Report Prepared For PNB / Thakur Complex Branch / Vikas Agarwal (018612 / 34052) Fage

VIl | Date of Purchase of Immovable Property : ’//—‘Agreement dated 16.07.1997 (As per
Deed of Declaration dated 05.03.2005)

Vill_ | Purchase Price of immovable property . | Details not available

IX Book value (Purchase Price) of immovable property: T Details not available

X | Realizable Value of immovable property: | % 1,48,65,300.00

Xl Distress Sale Value of immovable property: 1% 1,32,13,600.00

Xl Guic!eline Yalue (value as per Circle Rates), if | : | ¥ 74,70,000.00
applicable, in the area where Immovable property is
situated. (664.00 Sq. Ft. x 11,250.00)

XIll | Insurable value of the property : | ¥19,92,000.00
(664.00 Sq. Ft. x 3,000.00)

Place : Mumbai
Date : 06.01.2021

For VASTUKALA CONSULTANTS (1) PVT. LTD.

Digitally signed by Sharadkumar 8.

Sharadkumar e N

DN: cn=Sharadkumar 8. Chalikwar, ‘

o=Vastukala Consultants () Pvt. Ltd.,
B ) C h a ' i kWa r email=sharad@vastukala.org. c=IN o

Date: 2021.01.06 17.38:55 +05'30'

C.M.D. Director
Sharadkumar B. Chalikwar

Govt. Reg. Valuer
Chartered Engineer (India)
Reg. No. (N) CCIT/1-14/52/2008-09

Enclosures

1. | Declaration from the valuer

2. | Model code of conduct for valuer

3. | Photograph of owner with the property in the background

4. | Screen shot (in hard copy) of Global Positioning System (GPS)/Various Applications
(Apps)/Internet sites (eg. Google earth)/etc ", &

5. | Any other relevant documents/extracts

www.vastukala.org
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