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Valuation Report of the lmmovable Property

Details of the prooertv under consideration:

Name of Owner: ltlr. Winson Raju & lts. Nisha Winson

Residential Flat No. 703, 7s Floor, Wing - A, Elara, 'farathon Nexmrld Elara ' l', Village - Betawade,

Taluka & District - Thane, PIN - 400 612, State - Maharashfa, Country - lndia

lntended User:
Bank of lndia
Kahra Branch

Navjivan Apartment, 1d floor, Statbn Road, Kalwa (West), Taluka & District - Thane,

State - Maharashtra, Country - lndia.
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This is to certify $at the pmperty bearing Residential Flat No. 7m, 7h Floor, Wing - A, Elara, "ltanthon

Nexvuodd Elara - l', Village - Betawade, Taluka & Distri, - Thane, PIN - 400 612, Slate - Maharashtra,

Country - lndia belongs to r. WiBon Raiu E c. Nirha tflin3on.

Open Plot

Aura Building

lntemal Road

Betawade Sub Station Road

Considering various parameters recorded, exisling @rnmb scomio, ad the information that is available with

reference to the development of ne[hbortnod ad medpd selecbd fur valuation, r\E are of the opinion that, the

property premises can be assessed and valued for hb padkxlla punose at t 38,60,000.00 (Rupees Thitty-

Eight Lakh Sixty Thouland Only).

The valuation ofthe pmperty is based on ttte doflmoflb p.oduced by the concem. Legalaspecls have not been

taken into consideralions while preparing hb valuation rcport.

Hence certifed

For VASTUKALA CONSULTANTS (l) PW. LTD.

Manoj
Chalikwar
Director

Digitally iiJ..n b, M..q ch*r.
Dtt dJlrloj crEnE, e\teic.
(6elE tslDP\ td-@JtlrrSi
6i.ain-nitr.tullrdq, c{
o.re 2024.10 r,r 162&r l r{''rd

\*..).

Auth. Sign.

tsnoi B. Chalil(war

Registered Valuer

Chartered Engineer (lndia)

Reg. No. CAT-I-FJ763
BOI Emp. No.: MSZ:C&lC:Valuers:201920. 010

Encl: Valuation report
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Vastukala Consultants (l) hrt Ltd.
81{01, U/B Floor, Boomerang, Chandivali Farm Road, Powai, Andheri (East), Mumbai-400 072

To,

The Br.nch Managor,
Bank of lndia
Kalwa Branch
Navlivan Apartment, 1{ floor, Station Road, lGhya (West),

Taluka & Districl - Thane,
State - MaharashlB, Country - lndia.

VALUATIOI{ REPORT (IN RESPECT OF FLAT)

Since 1989

@

{r

General

Purpose for which the valuation is made To assess fair market value of the poperty for Bank

Loar PurpGe.

a) Date of ins@lion 14.10.2024

b) Date on which the valuation is made 14.10.2024

3 List of documents produced lor perusal:

1. Copy of Agreement for sab dated 12.10.2018 Bettyeen M/s. Matrix Enclave8 Projects Development

Pvt. Ltd. (The Promoter) and Mr. Winson Raju & Ms. Nisha Winson (The Purchaser).

2. Copy of Amended Commencement Certificate No. S101fi12 112 / TMC / TDD 12163 117 da:€.d

28.04.2017 issued by tharn Municipal Corporatbn.

3 . Copy of RERA RegistEtbn No. P51 70ffm478 dated (x).G1.2021 .

4 Name of the owne(s) and his / their addras
(es) with Phone no. (detaib of share of eadr
owner in case ofjoint owneship)

tr. ffnron Raju & r. Nirha tMn3on

Ad&!! : Residential Flat No. 703, 7h Floor, Wng - A,

Ebn,'Iara$on Nerwodd Elara . l', Vilhge -
Bdaurde, Taluka & Distdct - Thane, PIN - 400 6'12,

SHe - Maharashtra, Counby - lndia.

Contact Percon:

Mr. Jay Bhalare - (Builders Person)

Mobile No.9082537037

Joint Oflnership

Details of o*nrship sharc is not availaue
Brief description of he property (lnduding
Leasehold / freehold etc.)

The ptopeny is a Residential Flat bcated on 7h Floor.

The composition of flat is having 1 Bedmom + Living

Room + Kitchen + WC + Eath + Passage + Dry Balcony

Area. (i.e., I 8HK wift WC + Bath). The prcperty is at
3.9 Km. travelling distance from nearest railway Sation
Diva Jundbn.

6 Location of poperty
a) Plot No. / Survey No Survey No. 26, 231,nn,n13,23l4 & others
b) Residential Flat No. 703

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

d) Ward / Taluka

e) Distrd - Thane

VASTUKALA An ISO 9@l : 2015 Certified Compony

1

2.

Door No.

Taluka - Thane

Mandal / Districl

Vostukolo Consultonts (l) h/t. Ltd.



Valuatbn Repod Prepared Fq Bank ol lndia / Xatm Brand / Mr $fnson Ra,u (01.|722 / 2308608)

Since 1989

{

0 Date of issue and validity of layoul of
approved map / Dlan

q) Appoved map / plan issuing authority
h) Whether genuineness or auhenticity

of appoved map/ plan is verified

i) Any other commenb by our
empanelled valueB on authentic of
approved plan

No

7 Residential Flat No. 703, 7b Floor, Wing - A, Elara,

'llarahon Nexworld Elara - l', Village - Betawade,

Taluka & District - Thane, PIN - 400 612, State -
Maharashtra, Country - lndia.

City / Town

Residential area Yes

Commercial area No

lndustrial area No

I Classification of the area

i) High / Middle / Poor Middle Class

ii) Urban / Semi Urban / Rural Urban

Village - Betawade

Thane Municipal Corporation

10. Coming under Corporation limit / Mllage

Panchayat / Municipality

NoWhether covered under any State / Central

Govt. enactments (e.9., Urban Land Ceiling

Act) or notified under agency area/ scheduH
area / cantonment area

As per Documents12. Boundaries ot the property As per Site

Open Plot Details not availableNorth

Aura Building Details not availableSouth

lntemal Road Details not availableEast

Betawade Sub Station Road Details not availableWest

As per Site As p€r DocumentsBoundaries ot the Flat13
Details not availableFlat No. 704North

l\4arqinal Space Details not availableSouth
PassaqeEast

Details not availableMaEinal SpaceWest
Carpet Area in Sq. Ft. = 368.00

Dry Balcony Area in Sq. Ft. = 38.00

Total Carpet Area in Sq. Ft. = 406.00
(Area as per actual site measurement)

Carpet Arca in Sq. Ft. = 3.{400
Dry Balcony Atea in Sq. Ft. = 42.00

Total Carpet Area in Sq. ft. = 386.00
(Area as per Agreemer for sale)

Bui[ Up Area in Sq. Ft. = 425.00
(Total Carpet Area + '10Y0)

14 Extent of the site

19"1 1'33.0'N 73"04',08.3'ELatitude, Longitude & Co{rdinates of flat14.1

Carpet Area in Sq. Ft. = 3t14.00

Dry Balcony Area in Sq. Ft. = 42.00
15 Extent of the site considered for Valuation

IIII
III

Vostukolo Consultonts (l) Pvt. Ltd
VASTUKALA An ISO 900'1 : 2015 certitied compony

Pe€1d23

Copy of Appoved Building plans 'lere not provided and

not verified.

Postal address of the property

8. Thane

11.

Details not available
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Since 1989
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{

(least of 13A& 138) Total Carpet Area in Sq. Ft. = 386.00
(Area as per Agreement for sale)

'16 Whether ocarpied by the owner / tenant? lf
occupied by tenant since how long? Renl
received per month,

Vacant

il APARTMENT BUILDING
1 Nature of the Apartment Residential
2 Location

C. T.S. No.

Block No

Ward No

Village / Municipality / Corporation Village - Betawade

Thane Municipal Corporation
Door No., Street or Road (Pin Code) Residentjal Flat No. 703, 7h Floor, Wing - A, Elara,

'farAhon lloxwodd Elara - 1', Village - Betawade,

Taluka & Districl - Thane, PIN - 400 612, State -
Maharahtra, Country - lndia.

3 Description of the bcality Residentjal /
Commercial / Mixed

Residential

4 Year of Construction 2024 (As per sile information)

5 Number of Floors Baement + Ground + 36t Upper Floors

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

7 Number of Dwelling units in ttrc hrilding 8 Flats on 7u' Floor

8 Quality of Construction Good

Appearance of the Building Good

10 l\4aintenance of the Building Good

11

Lift 4 Lifr

Protected Water Supply Municipal Water supply

Underground Sewerage Connecled to Municipal sewer

Car parking Along with One Covered Parking Space No. 1 1

ls Compound wall existing?

ls pavement laid aound the building Yes

It FLAT

1 The floor in which the flat is situated 7h Floor

2 Residental Flat No. 703

3 Specifications of the flat

Roof R.C.C. Slab

Flooring Vitrif ed flooring

Doors Teak Wood door frame, Solid flush doors shutteF
Windows Powder Coated Aluminum Sliriing windotrvs

Fittings Concealed plumbing with C.P. fittings

Eleclrical wiring with Concealed
Finishing Cement Plastering wlth POP finished

4 House Tax

Assessment No. Details not available
Tax paid in the name oi: Details nol available

VASTUKALA An ISO 9OOl : 201 5 Cerlified Compony

9.

Facilities Available

Yes

Door No. of the flat

Vostukolo Consultonts (t) pvt. Ltd.
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Tax amount: Details not avarlable

5 Electricity Service conneclion No.: Details not available

Meter Card is in the name of: Details not available

6 How is the maintenance of the flat? Good

7 Sale Deed executed in the name of

8 What is the undivided area of land as per

Sale Deed?
Details not avarlable

9 What is the plinth area ofthe flat? Built Up Area in Sq. Ft. = 425.00
(Total Carpet Area + 10%)

10 What is the tbor space index (app.) As per TMC norms

11 What is the Carpet Area of the flat? Carpet Area in Sq. Ft, = 368.00
Dry Balcony Area in Sq. Ft. = 38.00
Total Carpel Area in Sq. Ft. = 406.00
(Area as per actual site measurement)

Carpe{ Area in Sq. Ft. = 344.00
Dry Balcony tuea in Sq. Ft. = t12.00

Total Caeet Arca in Sq. Ft. = 386.00
(Area I per Agreement for sale)

ls it Posh / I Class / Medium / Odinan/ Middle Class

13 ls it being used for Residenlial or Commercial
purpose?

Residential

14 ls it Owner{ccupied or let out? Vacant

ll rented, what is the monthly ent? 18,000.00 Expected renlal income per month

IV MARKETABILITY
Good1 How is the marketability?

What are the factors favorilE for ar exha
PolentialValue?

Located in developed area

3 Any negative factoB are observed whHr
affect the market value in qeneral?

No

v Rate

t 9,000.00 to t 11,000.00 per Sq. Ft. on Carpet Area1 After analyzing the mmparable sale

instances, what is the mmposile ctte for a
similar flat with same specifications in the

adjoining locality? - (Along with details /
reference of at - least two latest deals /
transactions with respect to adiacent
properties in the areas)

{ 10,000.00 per Sq. Ft. on Carpet Area2 Assuming rt is a new construction, what b the

adopted basic composite rate of the flat

under valuation after mmparing wtft the

specifications and other factors with the flat

under companson (give details)

3 Break - up for the rate

t 2,800.00 per Sq, Ft.l, Building + S€rvices

t 7,200.00 per Sq. Ftll. Land + others

t 50,190.00 per Sq. M. i. e

{ 4,6ffi.m per Sq. Ft.

Guideline rate obtained from the Registra/s

office (an evidence thereof to be endosed)

4

I
E?

o

{r Since 1989

Vostukolq Consultonts (l) P\j't' Ltd.
VASTUKALA An ISo 9001 : 20'15 Certified compony

Mr. Winson Raju & Ms. l{Eha Winson
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ln case of vadation of 20% or more in he
valuation proposed by the valuer and the
Guideline value provided in he State Govt
notification or lncome Tax Gazette

iustilication on variation has to be given.

It is a foregone conclusion that market value is always
more than RR prices. As he RR rates are fixed by

respective stde govemments for computing stamp duty

/ Regn. Fees. Thus the rates differs from place to place

and location. amenities per se as evident from the fact

that even RR rates declJed by Govt. differs.

VI COMPOSITE RATE AOOPTED AFTER

DEPRECIATION

a Depreciated building rate

Replacement mst of flat with Services (v(3)i) t 2,800.00 per Sq. Ft

Aqe of the buildinq New Construction

Life of the hiilding estimated 60 Years Subject to pmper, preventive periodic

mainteflance & struc{ural rcpairs,

Depreciatbn percentage assuming the

salvaqe value as 1096

N.A. as building ag€ is below 5 years

Depreciated Ratio of the buildinq

b Total composite rate arrived for Valuation

Depreciated hrilding rate Vl (a) t 2,800.00 per Sq. Ft.

Rate lor Land & other V (3) ii { 7,200.m per Sq. Ft.

Total Composite Rate t 10,fiX1.fi) per Sq. ft.
Remar,(

Valuatiofl Repon Preparcd Fq Bank ol lndh / lGlwa Brandr / Mr Wnsdl R4u (011722 / 2308608)

oetails ot Valuation:

Since 1989

VASTUKALA

P4e7 d23

(}

e

{

Sr.

No.

Description otv Rate per

unit (Q
Estimated

Value ff)
1 Present value o, the flat (including parking,

if pmvided)

386.00 Sq. Ft 10,000.m 38,60,000.00

2

Showcases

4 Kitchen anangements

5 Superfine finish

6 Interior Decorations

7 Electricity deposits / electrbal fittings, etc.

8 E(ra collapsibh gates / gdll rcrks etc.

I Potential value, if any

Fair marke{ value of the property 38,60,000.00

The Realizable value of the property 34,74,000.00

The Distress value of the property 30,88,000.00

lnsurable yalue of the property (425.00 x 2,m0.00) 11,90,000.00

Govt. Value of the property (t125.fi) X 4,563.00) 19,81,775.00

An ISO 90Ol :2015 Cerlified Compony

Wardrobes

3

Vostukolo Consultonts (l) Pvt. Ltd.
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Justification for price / rate

Page 8 of 23

The l\4arket Value of the property is based on fucts of markets discovered by us durirE our enquiries, ho'/vever the

govemment rate value in lhis case is less han the market value anived by us. We ae of the opinion that the value

amve by us will pmve to be conect il an Auction of the subiect property is canied out. As far as Market Value in lndex

ll is mncemed, it is not possible to commenl on same, may be govemmenl rates are fixed by sampling during same

point of time in part and whereas, Market values change every month.

ln most of the cases the actual deal amount or Trans*tion value is not reflected in lndex ll because of various Market

practices. As Valuer, lve always try to give a value whkfi is corcc,t refleclion of aclual transac{ion value inespective of

any factoB in market.

ilethod of Valuatiol / Apptoaeh

The sales comparison approach uses he markst data of sale pdces b eslimate the value of a real estate property.

Property valuation in this method is done by comparing a propedy b other similar poperties that have been recently

sold. Comparable pmperties, also known as comparaues, or conp6, must share celtain fuatures with the property in

question, Some of lhese indude physical featurcs $rdr as square boSe, number of rooms, condition, and age of

the building; hou,ever, the most impodant ffior is m douH the localivt of the poperty. Adjuslments are usually

needed to accounl for differences as no tryo popedies ae exady tl€ same. To make pmper adjustments when

comparing properties, real estate appraisers must know $e differelrc€s beh,yeen the mmparable properties and how

to value these differences. The sales mmpadson approadr is cmmonly used for Residential Flat, where there are

typically many comparables available to andyze. As he ptoperty is a residential flat, we have adopted Sale

Comparison Approact lrlethod for the purpose d vdlalbn. The Price br similar type of poperty in the nearby

vicinity is in lhe range ol t 9,000.00 to t 10,m0.00 por Sq. Ft. on Caryet Area. Consideriry the rate with attached

report, cunent market mnditions, demand and supply pcition, Flat size, location, upswirE in real estate pnces,

sustained demand for Resijential Flat, all mund development of commercial and residential application in the locality

etc. We estimate ( 10,000.00 per Sq. Ft. on Capet Area fur valuation.

Since 1989

@

{

lmpending threat of acquisition by govemm

widening / publics service purposes, sub
enl for road

merging &

applicability of CRZ provisions (Distance from seasst /
tidal level must be i rated and their effect on

Salea Good

rental values in future in rental income month

iii) Any likely income it may qenerate Rental lncome

VASTUKALA An ISO 9OO'l : 20'15 Certified ComPonY

{ 8,000.00 Expected

Vostukolo Consultonts (l) Pvt. Ltd.
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Since 1989
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Vostukolo Consultonts (t) A/t. Ltd. *[
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Actual Site Photoqraphs
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Since 1989
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Route Map of the property

Lonoitude Latilude: l9"l'l'311.0"N 73'0tl'08.3"E

Note: The Blue liiEIfiows the route to site ftom nearesl railway station (Diva - 3 9 Km )
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Valuation Reporl Preparcd For Bank of lndia / Kalx€ BBnch i Mr. Wnsqt Raju (01 1 722 / 2308608) Page 11 of 23

Readv Reckoner Rate

[ult-$odsd bulldinn wlth Llfi
For residential premis€s / mrnmercial unit / offce on above floo{ in multistori€d building, tE rale mentioned in ths ready recfiorEr will b€
increas€d as under:

Table - Di Depreciation Percentaoe Tabl0

E

( ilrErrlfflr 6{ rrrir srffi z.o I

Annual Statement of Rates Ver. 2.0

SubzorE3

@

tsouaga E aot6h

Sd€d€d t)i.lrld lhd!

S.bcffdl/a(e Thans

SaLd Vlraa Gavachs Nav : Bstwads (Thano Mah6oa(

Saadr By .SuY.y ilo.

€nior S{r\rar l{o so

33120-2tlD H {r.5rq fiAT+e< lH 82oo 4s€oo 54&)o 45600 1t. {Trr qisq 
'i?r

Slamp outy Ready Reckoi€r Market Value Rde b( FL[ 47,800.00

lncrease by 05% on Flat Located on 7s Flmr 2.390.00

Stamp Duty Ready Rockonsr llarket Value Rets (Afrer lnclrl.o) (A) 50,190.00 Sq. lltr. 4,663.00 Sq. Ft.
IIIII

Location ot Flat / Commercirl Unit in h6
building

Rate

a) On Ground to 4 Floors l,lo in('o6e fo{ all ffoors trom gound to 4 flmrs
b) 5 Floors to 10 Floors lnsease by 5% on units localed betw€en 5 to 10 floors
c) 11 Floors lo 20 Floors lncrease by 100,6 on unils localed betieen 1'l to 20 flmrs
d) 21 Floors lo 30 Floors lncleae by 15% on units bcaed betryeen 21 to 30 floors
e) 31 Floors and above Increse by 20% on units located on 31 and above floors

Compleled Age of
Buildins in Yoarg

Value in percer affsr dopreciation

R.C.C. Structure / otier Pulka Structun ce3sed Building, Half or S€mi - Pukka
Struclure & Kaccha Structure.

0 to 2 Years 1W% 100%
Above2&upto5Yeam 95% 95%
Above 5 Yea6 Afrer initial 5 yea for erEry ys, 1%

depreciation is to be mnsiM. Ho,vever
maximum deduction availade 6 per fiis shall
be 70% of Martel Value rate

Afier inilial 5 year for every yea|| .5%
deprecialion is to be mnsidered. However
maximum deduc{on available as p€r thjs shall
be 85% of Market Value rate

(-)

{
Since 1989

VASTUKALA
+

An ISO 9OOl : 2015 Certified Compony

mqE-ff+.Brrm
F6r{rq {ns{

E9!!! valu.tion Guldclincr I Ur.r M.nu.l

Vostukolo Consultonts (l) pvt. Ltd.



Valuation Report Preparcd For Bank ol lndia / Kahrd Blanci i Mr Winson Rair (01 1 722 / 2308608)

Pri lndicators

Since 1989
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Propertv Flat

Source No Broker

Floor

Carpet Built Up Saleable
Area 746.00 820.00

Percentage 100k

Rate Per
Sq. Ft.

10,056.00 t 9,142.00

@ Norrrir r H Ets rl

l,'l trE

GEED

a

- o EE

A.tivitv On Ihis Propertr

' 't-f 
-

VASTUKALA An lso 9001 : 2015 Cerlified compony
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Vostukolo Consultonts (l) Pvt- Ltd.
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Since 1989
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Property Flat

Source

Floor

Carpet Built Up Saleable
Area 461.00 507.00

Percentage 10"/"

Rate Per
Sq. Ft.

't1,4',t6.00 { 10,379.00

I
I I

I
It:

ii: iE!:'i;

]t,arathon Nerworld (2 EE
ElE

Partially Ready To Move

t 16.33 - 52.63 L t

o
t9123.5253L a !5 31 .2799L

VASTUKALA

Price lndicators

99acres

99acres

J '-r-'=
Ot

--J---
JF-T--:I= L-

d|.

Floor Plans & Pri(int

I

II
d! rr

Vostukolo Consultonts (t) h/t. Ltd.
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Source INDEX II
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As a result of my appraisal and analysis, it is my consideed opinion that the present fair market value of the

above property in the prevailing condition with aforesaid specifications is t 38,60,000.00 (Rupees Thirty-Eight

Lakh Sixty Thousand Only). The Realizable Value of the above poperty is t 34,74,000.00 (Rupees Thirty.

Four Lakh Seventy.Four Thousand Only). The Distress Value is t 30,88,000.00 (Rupees Thirty Lakh

Eighty.Ei ght Thousand Only).

Place: Mumbai

Dale 14j02024

For VASTUKALA CONSULTANTS (l) PW. UD.

ln \
Auth. Sign.

Manoj B. Chalikwar

Registered Valuer

Chartered Engineer (lndia)

Reg. No. CAT-I-FJ763
B0l Emp. No.: MSZ:C&lC:Valuers:20'1920. 010

The undersigned has inspected the pmperty <letailed in ttn Valuation Reporl dated

We are satisfied lhat tte fair and reasonable market value 0f the property is

(Rupees

Date
Slgnature

(Name of the Branch Managet with oflice Seal)

Since '1989

Dlgltally slgned by ilamj C,BlikEr
Dl{ m=M.nd Ch.llk*,, cv.nulala
co@lt rt! o Pv! !rd- e*lumba,
6tll=irl.ndov.ralbhd9,.*
Date 2024lOla t&:&a7 r{t'rt \

0n
t

G)

{r Vostukolo Consultonts (l) Pvt. Ltd
An ISO 9001 : 2015 Certified Compony

Manoj
Chalikwar

Director

onlY).
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DECLARATIOil FROii VALUERS

P4,e 17 ol23

a. The information fumished in my valuation report dated 14.10.2024 is true and corecl to the best of my

knowledge and belief and I have made and impartial and tue valuation of the poperty. I have valued

right property,

b. I have no dhect or indirect interest in the property valued;

c, lMe have personally inspected the property on 14.10.2024 (Mr. Nikhil Sonawane) lhe work is not sub-

contrac{ed to any other valuer and canied out by myself.

d. I have not been convicled of any ofience and sentenced to a term of imprisonment;

e. I have not been found guitty of misconduc,t in my probssional capacity.

f. I have read the Handbook on Policy, Standard 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.

g. I have read the Intemal Valuation Standard (lVS) and the reporl submitted to the Bank for the respective

asset class is in confomity to the'Standards' as enshrined for valuation in IVS in "General Standards'

and 'Asset Standards' as apdicable.

h. Past performance of Real EsHe Market need not necessaily irdhab trc future trends, This valuation

purely and estimate & hm no legal or Contrc{ual obklation on our part. Analysis & conclusions of the

value of the prcperty al€ based on assumflions & conditions pevailing at the time of date of valuation.

The rated indicated are based on ornenl ma*et onditim & fl€se may vary with time.

i. Encumbrances of Loan, Govt. or other duss, stanp futy, tegisfalion drarges, transbr ciaqed eb. if
any, are not considered in the valuation. Wb hate mmed trat he asseb are free of lien &
encumbranc€s.

j. Bank authorilies are requested to conbcl values in case of any doubts or discrepancy. The opinion

about valuation is true & fah b tp best of our knowleQe & beInf. We have no direct or indir€ct intercst

in the assets valued.

k. labide bythe Model Code ol Conduct fu empgl€lment dhe valuer in the Bank.

l. I am the propnetor / partner / aulhorizBd fficbl ol he firm / company, who is competent to sign tris
valuation report.

m. VCIPL, by reason of lhis report, are not requied to give testimony or attendance in murt or to any
Govemment Agency whit reference to the subjecl property unless prior anangemenls and mnsenl have

been made.

n. Further, I heGby provide the bllowing informalion.

Since '1989

(,

fi, Vostukolo Consultonts (t) R/t. Ltd
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o

{

Sr.

No.

Particulars Valuer comment

1 background information of $e asset being
valued;

The property under consideration is being purchased

by Mr. Winso{r R4u & Ms. Nisha Winson fiom M/s.

MaEix Endaves Projecls Development Pvt. Ltd. vide

Agreement for sale dated 12.10.2018.

2. purpose of valuation and appoinling authority As per the request trom Bank of lndia, Kalwa Branch
to assess vdue of the property for Bank Loan
pumose.

3. identity ot the valuer and any other e)perts
involved in the valuation:

Manoj B. Chdikwar - Regd. Valuer

Nikhil Sonawane - Valuation Engineer

Binu Surendran - Technical Manger
Pradnya Rasam - Technical Officer

4 disclosure of valuer interest or conffic{, if any; We have no interest, either direct or indirect, in the

property vdued. Further to state hat we do not have

relation or any connecllon rvih property owner /
apdicant direc{y or indirecty. Further to state that we

are an indeperdent Valuer and in no way related to
property o ner / apdicant

date of appointment, valuation date and date of
report;

Date of Appointment - 14.10.2024

Valuation Date - 14.10.2024

Date of Report - 14.10.2024

6. inspections and/or investi gations undertaken; PhFcal lnspedion done on 14.'10.2024

7 nature and sources of the information used or

relied upon,

. Market Survey at the time of site visit

o Ready Reckoner rates / Cirde rates

. Online search for Registered Transactions

. Online Price lndicators on real estate portals

. Enquiries with Real estate consultants

. Existing data of Valuation assignments carried out

by us

8. Procedures adopted in carrying out lhe
valuation and valuation standards followed;

Sdes Comparison l\,!ethod

I restrictions on use of the report, if anyi This valuation is for the use of the party to whom it is

addressed and for no other purpose. No responsibility

is acG€pted to any thkd party who may use or rely on

fie whole or any part of this valuatlon. The valuer has

no pe@niary interest that would conflict with the

proper valuation ofthe property.

major faclors that were taken into account

during the valuation;

Cunent market conditions, demand and supply

position, Residential Flat size, location, upswing in

real estate prices, sustained demand for Residential

Flat, alkound devdopment of commercial and

Commercial application in the locality etc.

Caveats, limitations and disclaimec 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 reporL

Attached

VASTUKALA An lso 9001 : 2015 Ceriitied compony
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Value Subjocl to Change

The subjecl appraisal exercise is based on prevailing market dynamics as on l$ Oc{ober 202t1 and

does not take into account any un{oreseeable developments which could impact the same in the luture.

Our lnvestigations

We are not engaged to cany out all possible investigations in relation to the subiect property. Where in

our reporl ne identify certain limitations to our investigalions, this is to enaue the reliant party to instrucl further

investigations where considered appmprhte or where rve recomnpnd as neoessary prior to reliance. Vastukala

Consultants lndia h/t, Ltd. (VCIPL) is not liable for any loss occasioned by a decision nol to conduct further

investigations

A$umptions

Assumptiors are a neosssary part d undertaking valuailiyrs. VCIPL adopts assumptions for the

purpose of providing valuation advise b€causs some matterB ar€ not capable of accurate calculations or fall

outside the scope of our expertise, oI oul instrudbns. The eliant p{ty epb that the valuation contains

certain specific assumptions and acknorlodgB and @pt fie risk d 0rd if any of the assumptions adopted in

the valuation are inconec't, then this may have an efiec{ m he vabalbn.

lnlormation Supplied by Ohers

The appraisal is based on tp infomation provided by 0r dier . The same has been assumed to be

conecl and has been used {or apprabal exercbe. ltlue it b staled in tc repon that another pady has supplied

informatron to VCIPL, this information is believod b be rdhble but VCIPL can accepl no responsibility if this

should pove not lo be so.

Future ltlatterr

To the extent that the valualion includes any statement as to a future matter, hat statement is povided

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

does not wanant that such statemenE are murate or conecrt.

ilap and Plans

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

assume no Esponsibility in connection with such matters.

Site Details

Based on inputs received from Client's representative and site visit mndrrled, we understand that the subiect

property is Residential Flat, admeasurirg Total carpor Arra in sq. Ft = 3g6.00 in the name of r. winron
Raju & Ms. l{irha winron. Further, vclpL has assumed that he subjecl poperty is free fom any

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

Since '1989

o

{r Vostukolo Consultonts (t) pvt. Ltd.
An ISO 9OO'l : 20 I 5 Certified Compony
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Property Title

Based on our discussion with the Clients representative, we undestand that the suw pmperty is owned by

Mr. Winlon Raju & lls. I{irha Wimon. For lhe purpose of this appraisal exercise, we have assumed that the

subject property has a clear title and is ftee fiom any encumbrances, disgrtes and claims. VCIPL has made no

further enquiries with the relevant local authorities in his regard ard does nol certify ttre poperty as having a

clear and marketable title. Further, no legal advice regarding ttE title and ownership of the subjec{ property has

been obtained for the purpose of this appraisal exercise. lt has been assumed that the tite deeds are clear and

marketable.

Environmental Condition!

We have assumed that the sutiect property b not contaminated and is not adversely afbcted by any

existing or proposed environmental law and any process€s which are canied out on lhe property are regulated

by environmental legislation and are properly licensed by the appmpliate autholities.

Town Planning

The permissibb land use, zoning, adrievable FSl, arca Mement adopted for purpose of this valuation

is based on the information providsd by the Ohnts represaftatve rd the same has been adopted for this

valuation purpose. VCIPL has assum€d fte same to be orec,t and pemissible. VCIPL has not validated the

same fmm any authority.

Area

Based on the information povided by he Oients rcprcsentative, r/\,e undetstand that the subiec,t

property is Residential Flat, admeasuring Totd CrDGa Arc. in Sq. R. = 386.00.

Condition & Regair

ln the absence of any information to the cofit y, re have assumed that here are no abnormal gound

conditions, nor archaeological remains present whin might adversely affec1 the cunent or future occupation,

development or value of lhe property. fte property b free from rat, inhstation, structural or latent defect. No

curcntly known deleterious or hazardous matsrials or suspect techniques will be used in the construction ol or

subsequent alteration or additions to the $opedy and comments made in the property details do not purport to

express an opinion about, or advise upon, the conditi:n of uninspected parts and should not be taken as making

an implied represenlatbn or statemenl about such parb

Valuation ltlethodology

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

Appmach Method and poposed cunent use / Exiting use premise is considercd for this assignment.

The Direct Comparison Appoach involves a comparison of the property being valued to similar

proprties that have actually been sold in arms - lergth transac{ions or ate offered for sale. This appmaci

demon$Eres what buyers have historically been willing to pay (and sellers willing to accept) for similar

Since 1989

o
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properties in an op€n and competitive market and is particulady useful in estimating the value of the land and

properties that ars typically traded on a unit basb.

ln case of inadequate recent tsansac'tion ac-tivity in he sutjecl micro-market, the appraiser vrould collate

delails of older transactions. Subsequenuy, the appraiser rvould analyse rental / capital value tr8nds in the

su$ect micro-market in order lo calculate the percentage incrcase / decrease in values since the date of the

identified transactions. This percentage vlould tren be adopted to pmiect $e curent value of the sams,

Where reliarrce has been placed upon exlemal sources of information in applying the valuation

methodologies, unless othenrise specifically instrucled by Client and/or stated in the valuation, VCIPL has not

independently verfied thal information and VCIPL does mt advise nor accept it as reliabh. The person or entity

to whom the report is addrqased ackplvledg€s and mg he risk that if any of the unverified irdormation in the

valuation is incorec't, then this may have l efiecl on fte valuation.

Not a Strustural Sufley

We state that this is a vahdbn Eport and not a strLdural suivBy

other

All measurements, ares ad 4es quobd in our repod ae appximb
Legal

We have not made any allowances witr rssped b dly exi{iry or proposed local legislation relating to

taxation on realization of the sale value of the subjerl pioperty. VCIPL b not required to give testimony or to

appear in murt by reason of this appraisal tepolt, with r€frren€ b ho poperty in question, unless anangemenl

has been made thereof. Furttrer, no legal dvice ql aly 6p6ch has been obtained for tre purpose of this

appraisal exercise

Property rpocifi c alsumptioai

Based on inpub received fiom the di€nts nF€sentative and site visit mnducted, we understand that

the subject property is ResUential Flat, admeasuring Total Carpet Ar€a ln Sq. R. = 336.00.

Since 1989

@

{ Vostukolo Consultonts (t) h/t. Ltd
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DEFINITION OF VALUE FOR THIS SPECIFIC PURPOSE

This exercise is to assess Fair ilark€l Value of the property under reference as on 'l4s Oclober 2024.

The term Fair i,larket Value is delined as

"The mast probable pice, x of a spr;ifled date, in cash, tams eguua,ent to cash, or in other precisely revealed

tems for which the sp€fifid prqeily nghts would sdl after reasmabb expwure in a wnpetitive mai<et under

all wrditions requisite to a fak sde, vith he buyq aN seilet each ading prudently knowledgeably and for seff

inferest assumr;ng th at neither is undq undue duress'.

Fundamental assumptions and conditions presumed in lhis definition are:

Buyer and seller are motivated by setf-interest.

Buyer and seller are well informed and are acting prudently.

The property is exposed for a reasonable time on the open ma*et.

Payment is made in cash or equivalent or in specrfied finanong terms.

ASSUXTfi toilS. CA\,EATS. LUtATtOl{ All0 DFCLAI]{ERS

We assume no responsibility br matteE of legal nafure frcling the popetty appraised or the title

thereto, nor do we render our opinion 6 b he tlle, whi$ b assumed to be good and marketable.

The poperty is valued as though undsr rEspoaEiue owne6hip.

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

It is assumed that there are no hidden or unappaEnt 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 discoversuch factors.

There is no direcl/ indirec't interest in the propedy valued.

The rates for valuation of the pmperty are in accordance with he Govt. approved rates and prevalling

market rates.

Since 1989
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DECLARATIOT{ OF PROFESSOilAL FEES CHARGED

We hereby declare that, our professional fees arc not corfingent upon he valualion findings. How€ver, if the

statute AND/OR clients demands that, the fees should be charged on lhe percentage of assessed value then,

with the full knowledge of the AND/OR end user, it is being charged accordingly.

VATUATIOII OF THE PROPERW PRETISES

Considering various parameterc recorded herein above, exisling economic scsnario, and the information thal is

available with reference to the development of neighborhood and method selected for valuation, we are of the

opinion that, the poperty premises can be assessed and valued for this particular purpose at t 38,60,000.00

(Rupees Thirty-Elght Lakh Slxty Thousand Only).

For VASIUKALA CONSULTANTS (l) PVI. LID.

Manoi tr'.:,;#"Y*ffi. \
' c*t -"oi m ua- **,ts.i. l\ \

Chalikwar mHtr;flHi",",I Y\un\
Direclor Auih. Sign.
Manoj B. Chalikwar

Registered Valuer
Chartered Engineer (lndia)

Reg. No, CAT-|-F1763
BOI Emp. No.: MSZ:C&lC:Valuers:201$20. 010
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{r Vostukolo Consultonts (l)A/t. Ltd
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