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This is to certify hat the property bearing Residential Flat No. 703, 7t' Floor, Wng - A, Elana, 'Marathon

l{exworld Elara - ,|", Village - Betawade, Taluka & District - Thane, PIN - 400 612, State - Maharashtra,

Country - lndia belongs to tlr. Wnson Raju E Ms. l{lsha Wnson.

Considering vadous parameters recorded, existing economic scenaio, ad fp information that is available with

reference to lhe development of neighbofimd ard method selecbd br valualion, we arc of the opinion hat, lhe

property pEmises can be as.sessed ard valued br his prticdar rurpce at t 38,60,000.00 (Rupeet Thlfi'

Eight Lakh Sixty Thousand Only).

The valuation ofthe propery is based on tre documeab produced by tc concem. Legal *pects have not been

taken into considerations while pmpadng his valudim rryrt

Hence cedified

For VASTUKALA CONSULIANTS (l) PW LID

Manoj
Chalikwar

Director
ManoJ B. Chalikwar

Auth. Sign.

Registered Valuer

Chartered Engineer (lndia)

Reo. No. CATI-F-'1763

BO'i Emp. No.: MSZ:C&lC:Valuers:2019'20 010

Encl: Valuation rePort
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Valustion Repoi Prcparsd For: Bank of lndia / Kopn Colony Branch / Mr. Winson Raju (011722 / 2308608) Pago 3 of 23

Vastukala Consultants (l) htt. Ltd.
81-001, U/B Floor, Boomerang, Chandivali Farm Road, Powai, Andheri (East), Mumbai-400 072.

To,

Ihe Branch iilanager,
Bank of lndla
Kopri Colony Branch
Raut House, Lokmanya Tilak Road Thane East Thane 400603,

State - Maharashtra, Country - lndia.

VALUATION REPORT (IN RESPECT OF FLAT)

Since 1989

@

{

I General

To assess fair market value of the property for Bank

Loil Purpce.
Purpose for which fre valuation is made

14.10.20242 a) Date of inspection

Date on which tle valuation is made 14.10.2024b)

3 List of doctffrnnb ptodwed fur penM:
1. Copy of Agrcencnt fur sde d#d 12.10.2018 Betreen ltb. M#ix Erda\res ftofr'B De,r€loEnent

hn. 1ts. Otre Promobr) ad Mr. Wrnson Raiu & lls. Ni$a W'mson Ohe Purchaser).

2 C,rlpy of ArrE ded Cornmencerent Cedific# No. S10 / 0012 I 12 l Ttlfr l lW I 2163 / 17 dated

28.04.2017 bsued by Thae itunii@ Capordbn.
3. Copy of Revbed Cornrsrenent Cerlifice No. Sl0 / N12 I 12 / TttC / TDD lY18 lm dated

09.03.2020 bsued by Tlrate [tunidpd Cdpordin br B'miru Name. A(A) ard Building Name B(B)

4. CopyofAppovedplant'lo.S'10/0012/12lIfrC/IDO/3118/20dabd09.03.2020issuedbyThane
Munkipal Corporati:n for Brdi,ing Name. A(A) ad BuIdi,B Narne B(B)

5. Pan Ooupancy ceflifcate lb.OCC/MilBnXref20{ dM 26.M.?i}24 issued by lhane ltunicipal

Corporation.

6. Copy of RERA Regisbdbn I'lo. P517flXXn478 dabd 09.09.2021.

4 Name of he own(s) ad hb / teir addrcss
(es) witr Phone rn. (dehib of share of eadr
ovrner in case ofjoint ovmership)

k tUinson Raju & f,s. ilisha Winson

Addrcsr: Resitlential Flat No. 703, 70' Floor, Wing - A,

Elara,'illaraftm Nexwodd Elara . l', Village -

Betaf,ade, Taluka & Distict - Ihane, PIN - 400 612,

State - Maharashtra, Country - lndia.

Contact PeGon:

Mr. Jay Bhilare - (Buildem Person)

Mobile No. 9082537037

Joint ownership

Details of ownership share is not available
5 Brief description of the property (lncluding

Leasehold / freehold etc,)
e property is a Residential Flat located on 7u, Floor

The composition of flat js haying j Bedroom + Living
Room + Kitchen + WC + Bath + passage + Dry Balcony
Area. (i.e.,'l BHK with WC + Bath). The property is at
3.9 Km. travelling distance from nearest railway station
Diva Junction.

Th

6 Location of

Vostukolo Consultonts (t) pvt. Ltd.
VASTUKALA An ISO 9O0l : 2015 Certified Compony
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Valualion Report Prepared For Bank of lndia / Kopri Colony Branch / Mr. Winson Raiu (011722 / 2308608) Page 4 of 23

.0

{r Vostukolo Consultonts (l)Pvt. Ltd.

Plot No. / Survey No. Survey No. 2216,2311,2312,2313,23/4 & others

b) Door No Residential Flat No. 703

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

d) Ward / Taluka Taluka - Thane

Mandal / District District - Thanee)

0
an

Date of issue and validity of layout of

rssutm

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

Copy of Approved plan No, S10 10012 I 12 IIMC I
TDD / 34'18 / 20 dated 09.03.2020 issued by Thane

Municipal Corporation for Building Name. A(A) and

Building Name B(B)

NoD Any other mmmenb by our
empanelled valuers on authentic of

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

"Marathon Nexwodd Elara - 1", Village - Betawade,

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

7 Postal address of the property

Thane8 City / Town

YesResidentral area

No

No

o Classrfication of the area

Middle Classi) High / Middle / Poor

Urbanii) Urban / Semi Urban / Rural

Village - Eetawade

Thane Municipal Corporation

10. Coming under Corponation limit / Vill4e
Panchayat / Municipality

No11 Whether mvercd under any State / Central

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

Act) or notified under agency area/ scheduled

area / cantonment area
As per DocumentsAs per Site12 Boundaries of the property

Details not availableOpen PlotNorth
Details not availableAura BuildingSouth
Details not availablelntemal RoadEast
Details not availableBetawade Sub Station RoadWest

DocumentsAsSiteAsBoundaries of the Flat
Details not availableFlat No. 704North
Details not available

South
Details not availablePEast
Details not availableinal SWest

Carpet Area in Sq. Ft. =

Dry Balcony Area in ft.
Total Carpet Area in Sq

(Area as per actual site

368.00

Ft. = 38.00

. Ft. = 406.00

measurement)

Carpet
Dry Bal

Total C

00Ft, 344.nArea Sq
42.00FtArea ncon Sqv

00386Ft.nArea

Extent of the site14.

VASTUKALA

Since 1989

An ISO gOO l : 2015 Cerl ilied ComPonY

Commercial area

lndustnal area

lrl



Valualion R€port Propared For Bank of lndia / Kopri Colony Bcnch / Mr. Winson Raju (011722 / 2308608) Page 5 of 23

.D

{ olo Consultqnts (l)pvt. Ltd.Vostuk

(Area as per Agreement for sale)

Built Up Area in Sq. Ft. = 425.00
Total Ca Area + 10%

14.1 Latitude, Longitude & Co-ordinatx ot frat t9'1 1',33.0"N 73"04'08.3',E

15 Extent ol the site considered for Valuation

(least of 13A& 138)

Carpet Area in Sq. Ft. = 344.00

Dry Balcony Area in Sq. Ft. = 42.00
Total Carpet Area in Sq. Ft. = 386.00

as reement for sale
to Whether occupied by the owner / tenant? lf

occupied by tenant since how long? Rent
received month

Vacant

lt APARTMENT BUILDING
1 Nature of the Residential
n Locatbn

Block No
Ward No

Village / Munbipality / Cupordiur Village - Behwde
Thane

Door No., Street or Road (Pin Code) Reslrential Fht No. 703, 7h Floor, Wng - A, Elara,

'ilarfion ]lcxuodd Elara - 1', Village - Behwade,

Tduka & Disfrict - Tharp, PIN - 400 612, Sbte -
Mahamshfra, Counfy - kdia.

Descriplbn of tE bcdlty Reskhnthl /
Commercial / Mixed

Residential

4 Year of Consfudbn 2024 (As per pail Occupancy certificate)

5 Number of Floors Basement + Ground + 36m Upper Floors

6 Type of Shrture R.C.C. Framed Structue
7 Number ot Dwelling units in tre buiUirg 8 Flats on 7h Fbor
U Ouality of Constrrtion C,ood

Appearance of te Building Good

Maintenance of the Building Good

11. Facilities Available

Lifl 4 Lift

Protected Water Supply Municipal Water supply

Underground Sewerage Connected to Municipal sewer
Car parking with One Covered S I 1AIong NoParking pace
ls Compound wall existing? Yes
sI en It ida r0ua thendpavem dbuil I ng Yes

ilt FLAT
1 The floor in which the flat is situated 7r, Floor

Door No, of the llat Residential Flat No, 203
3 Specifications of the 11at

Roof R.C.C. Slab
Flooring Vitrified floori ng
Doors Teak Wood door Solftame flusid h doors shutters
Windows

erPowd Coated AI mlu num slid windowsing

I
E

E
E
E

VASTUKALA

Since 1989

An ISO 9OO I : 2015 Certified Compony

C. T.S. No.

3.

9.

10.



Valuation Report Prepared For: Bank of lndia / Kopri Colony Branch / Mr. Winson Raiu (011722 / 2308608)

Since 1989

Page 6 ol 23

@

{r Vostukolo Consultonts (l) hrt. Ltd.

Concealed plumbing with C.P, littings.

Electrical wiring with Concealed

Fittings

Finishing Cement Plastering with POP flnished

House Tax

Assessment No. Details not available

Tax paid in the name of: Details not available

Tax amount: Details not available

Electricity Service connection No Details not available

Details not available

Good6 How is the maintenance of the flat?

l,lr. Winson Raju & Ms. Nisha Winson7 Sale Deed executed in the name of

8 What is the undivided area ol land as per

Sale Deed?

Detarls not available

Built Up Area in Sq Ft. = 425.00
(Total Carpet Area + 10%)

I What is the plinth area of he ffat?

As per TMC norms10 What is the floor space index (app.)

Carpet Arca in Sq. Ft, = 368.00

Dry Balcony Arca in Sq Ft = 38.00

Tohl Carpet Arca in Sq Ft = 406.00
(fuea as per actual site measuremenl)

Carp€* tuea in Sq. Ft. = 314.00

Dry Balcony Area in Sq. Ft = 12.00
Tot l Carpe* Area in Sq. Ft. = 386.00

Area as reement for sale

11 What is the Carpet Area of the flat?

Middle Class12

Residential13

u ?

ls it being used for Residential or Commercial

Vacant14 ls it Ownercccupied or let out?

t 8,000.00 Expecled rental income per monthlf rented, what is the monthly rent?15

MARKETABILITYIV
Good1 How is the ma
Located in developed alea2 What are tle factors favoring br an extra

Potential Value?
No3 Any negative facto6 are observed which

affect the market value in eneral?

Ratev
t 9,000.00 to t '1 1,000,00 per Sq. Ft. on Carpet AreaAfier analyzing the comparable sale

instances, what is the composite rate lor a

similar flat with same specifications in the

adjoining locality? - (Along with details /

reference of at - least two latest deals /

transactions wth respect to adjacent

in lhe areas
t '10,000.00 per Sq, Ft. on CarPet AreaAssuming it is a new construction, what is the

adopted basic composite rate of the flat

under valuation after comparing with the

specifications and other factors with the flat

under n ive details

2

for the rateBreak -

IILI
E
E
E

VASTUKALA P. tSO goOt : 2015 Certified comPonY

Meter Card is in the name of:

ls it Posh / I Class / Medium / Ordinary?

1

3



Valuation Repod Prepar€d For Bank of lndia i KopriColony Branch / Mr. winson Raju (011722 / 2308608)

Since '1989

PqeT ot23

aD

{

L Building + Services t 2,800.00 per Sq. Ft.

ll. Land + others t 7,200.00 per Sq Ft

4 Guideline rate obtained from the Registra/s

offce (an evidence thereof to be enclosed)

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

T 4,663.00 per Sq. Ft.

ln case of variation of 200/0 or more in the
valuation proposed by the valuer and the
Guideline value provided in he State Govt.

notification or lncome Tax Gazette
justifcation on variation has to be given.

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

respective state govemments for computing slamp duty
/ Regn. Fees. Thus the rates differs from place to place

and location. amenities per se as evident frcm the fact
that even RR rates decided by Govt. differs.

VI COMPOSITE RATE ADOPTED AFTER
DEPRECIATION

Depreciated buildinq rate

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

Age of the building New Construction

60 Years Subject to prcper, preventive periodic

maintenance & slrucfural repairs.
Life of the building estimated

Depreciation percentage assuming the
salmge value as '10%

Depreciated Ratio of the buildina

b Total composite rate anived br Valuation
Depreciated buiHing rate Vl (a) t 2,800.00 per Sq. Ft.

Rate for Laxl & otpr V (3) ii t 7,200.00 per&. Ft.

Total Composite Rate t 10,fiX1.00 per Sq. Ft.

Remark

IIII
II
Sr.

No.

Description atv. Rate per

unit ff)
Estimated

Value ({)
Present value of the flat (including pa*ing,
if provided)

386.00 Sq. Ft. 10,000,00 38,60,000.00

2 Wadmbes

3 Showcases

Kitchen arrangements

Superfine finbh

b I ntenor Decorations

7 Ebcficity depmits / electrical fitings, eb.
8 Extra mllapsible gates / grill works etc
q Potential value, if any

Fair market value of the property 38,60,000.00
The Realizable value of the property 34,74,000.00
The Diskess value of the propefi 30,88,000.00

roperty 2,800 00p r 
,l,90,000.00

G of perty 4 663.00)ovt. Val ue the 542 x00pro 19,81,775.00

Vostukolo Consultonts (l) pW. Ltd.
VASTUKALA An ISO 9001 : 2015 Certified Company

Details of Valuation:

a

N.A. as building age is below 5 years

1

4

5

lnsurable value of the (425.00 X



Valuation R€porl Prepared For Bank of lndia / Kopri Colony Branch / Mr. Winson Raju (011722 / 2308608)

Justification for orice / rate

Pag€ 8 of 23

ln mosl of lhe cases the acfual deal amount or Transaction value is not reflec'tied in lndex ll because of various Market

practices. As Valuer, we always try to give a value which is corcct rcfecton of etual hansaction value inespective of

any factors in market.

Method of Valuation / Aooroach

The sales comparison approach uses the market data of sale prices to edimate he value of a real estate property.

Property valuation in tris method is done by comparing a property b offier similar properties lhal have been recently

sold. Comparable properties, also knorm as comparables, or oomp6, musl sharc certain hafums with he poperty in

question. Some of hese incll.de phFical hatures such as square foobge, number of rooms, condition, and age of

the building; however, the most imporbnt fador is no doubt he localion of the property. Adjusfnenb are usually

needed to account lor differerrces as m tt o properties are exac0y fip sare. To nnke poper adjustrnents when

comparing properties, real estate appraisers must know the difttences between the comparable properties and how

to value these differences. The sales comparison apprcach is commonly used br Residential Flat, where there are

typically many compaables available to andfze. As ttE pmp6lty is a rcsidential flat, ue have adopted Sale

Comparison Appmach trie0rod br he pupose of ydualin. The Price br similar type of pmperty in the nearby

vicinity is in tre range of { 9,000.00 b t 10,000.00 per Sq. Ft. on Carpet Area. Considaing he rate with attached

report, curcnt market conditpns, demand and supply position, Flat size, location, upslYing in real estate pnces,

sustained demand for Residential Flat all round development of commercial and resk ential application in the locality

etc. We estimate { 10,000.00 per Sq. Ft. on Capet Area br valuation.

Since 1989

(E

{r

lmpending threat of acquisition by giovemment

widening / publics service purposes, sub merging &

applicability of CRZ provisions (Distance from sea+ost i

tidal level must be incorporated) and their effect on

for oad

Goodi) Saleability

t 8,000.00 Expected rental income per monthii) Likely rental values in future in

Rental lncomeiii) Any likely income it may generate

Vostukolo Consultonts (t) H/t' Ltd

VASTUXALA An ISO gOOl : 2015 Certified ComPonY

The Market Value of the property is based on facb of markets discovered by us during our enquiries, however the

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

anive by us will prove to be conect if an Auction of the subject property is carried out. As far as Market Value rn lndex

ll is concemed, it is not possible to mmment on same, may be govemment rates arc fixed by sampling during same

point of time in part and whereas, Market values change every month.
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Vostukolo Consultonts (t) pvt. Ltd.
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Valuation Reporl Pr€pared For Bank of lndia / KopriColony Branch / Mr. Winson Raju (011722 / 2308608)

Since 1989

Page 10 of 23

Route Map of the Drooertv

Lonqitude Latitude: ,l9"1,|':8.0"N 73'04'08.3"E

Note: The Blue line shows the route to site from nearest railway station (Diva - 3 9 Km )
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Vostukolo Consultonts (l) Pvt. Ltd

VASTUKALA An ISO 9o0l : 20l5 Certilied ComPonY
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Ready Reckoner Rate

lrlultl.$oried bltlldlno wl$ Llft
For resid€ntjal premises / commercial unit / ofice on ebo\€ floor in multistori€d building, fle rato montioned in he ready reckoner will bo
increased as under:

Tabls - D: oeoreclation Perconhoe Table

Since '1989

@

{

Department of Registration and Stamp
Government of Maharashtra

ffi qEil6 frrrm *#c-6Rrg{ns{

Annual Statement of Rates Ver. 2.0
( irrqrrrler ?{ qao, .rrq* z.o t

Eeq! v.lu.tlon Gul&lin.s I ut.r Mrnu.l

Year - -r:.. Enor6h

Sel3d6d Dist id Th$a

gdd \rf, Gavache N6v: Betxado {Thane Mahana!

S€arch gy . grrYcy t{o. Subzon€s

E^tor Survey llo E
!*q{-{ ffix.ft{i *frq lrilf {tn1fftr r551P"4 11Xi6*

.li--l. -- !-. j : r,..r --r:47800 llsooo sreoo

Slamp Duty Ready Reckoner i,larket Value Rate for Fh 47,800.00

lncrease by 05% on Flat Located m 7s Flmr 2,390.00

Stamp Duty Ready Reckoner Market Value Rate (Afret lncreas€) (A) 50,190.00 Sq. lftr. 1,663.00 Sq. Ft.

Locetion ot Flai, Commercial Unit ln the
buitding

Rale

a) 0n Ground lo 4 Flm{s No increase for allflmrs hun groond lo 4 ffoors
b) 5 Floors to 10 Floors lncrease by 5% m unils located between 5 to 10 ffoo{s
c) 11 Floors to 20 Floors lncrease by 1070 on units located between 11 to 20 ffoors
d) 21 Floors to 30 Floors lncrease by 15% on units located belwe€n 21 to 30 floors
e) 31 Floors and above lncrease by 20% on units located on 31 and above floors

Buildi in Years
Completed Age of Value in p€rcent atter deprecialion

R.C.C. Structure / ot ler Pukla Strucirre Ce3sed Bui,ding, Halt or Semi- Putka
Struclurc & Kaccha Structure.

0lo 2 Y€ars 1007" 100%
Above 2 & u to 5 Years 95v" 957"
Above 5 Years initial 5 year for every year 1%

depreciation is to be considered. However
maximum deduction available as per this shall

Afler

be 70% ol Market Value rate

initial 5 year for every year 1.5%
depreciation is to be considered. Horvever
maximum deduclion available as per this shall
be 85% of Market Value rate

Afler

Vostukolo Consultonts (t) pvt. Ltd.
VASTUXALA An ISO 9O0't : 20l5 Certified Com,ony

Valuation Reporl Prepared For Bank of lndia / Kopri Colony Branch / Mr. Winson Raju (01i722 / 2308608)

Sat-t Trlr*a Thane



Properly Flat

Source

Floor

Carpet Built Up
Area 746.00

Percentage 10o/o

Rate Per
Sq. Ft.

10,056.00

Valuation Report Pr€pared For Bank ol lndia i KopriColony Branch / Mr. Winson Raiu (011722 i 2308608)

Price lndicators

Since 1989
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Vostukolo Consultonts (l) Art. Ltd.

VASTUKALA an tSO gOOt : 2Ol5 Certified compony

No Broker

Saleable
820.00

t 9,142.00
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Property Flat

Source 99aares

Floor
Carpet Built Up Saleable

Area 461.00 507.00

Percentage 10%

Rate Per
Sq. Ft.

1 1,416.00 t 10,379.00

Valuation Repod Prepared For: Bank of lndia / Kopri Colony Branch / Mr. Winson Raju (01 1 722 / 2308608)

Since 1989
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Property Flat

INDEX II

Floor

Carpet Built Up Saleable

Area 498.00 548.00

Percentage 10%
Rate Per Sq.
Ft.

10,843.00 r 9,858.00

Valuation Reporl Prepsred For Bank ol lndia / Kopri Colooy Branch / Mr. Winson Raiu (011722 / 2308608)
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Property Flat

Source

Floor

Carpet Built Up Saleable

Area 498.00 548.00

10o/o

Rate Per Sq.
Ft.

8,434.00 < 7 ,667 .00

valuation Repot Prepared For: Bank of lndia / Kopri Colony Branci / Mr. Winson Raiu (011722 / 2308608)

Since 1989

Page '15 ol 23
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Valuation Report Prepared For: Bank of lndia / Kopri Colony Branch I Mr. WiNon Raju (011722 / 2308608) Page 16 of 23

As a result of my appraisal and analysis, it is my mnsidered opinion that the present fair market value oi the

above property in the prevailing condition with aforesaid speciiications is t 38,60,000.00 (Rupees Thirty.Elght

Lakh Sixty Thousand only). The Realizable Value of the above property is ( 34,74,000.00 (Rupees Thirty.

Four Lakh Seventy.Four Thousand only). The Distre3s Value is t 30,88,000.00 (Rupees Thirty Lakh

Eighg-Eight Thousand Only).

Place: Mumbai

Dale.14.10.2024

For VASTUKALA CONSUUANTS (l) PW LID.

Manoj
Chalikwar

Direclor Aulh. Sign.

ManoJ B. Challltwar

Registered Valuer
Chartered Engineer (lndia)

Res. No. CAT-|-F-1763
B0l Emp. No.: MSZ:C&lC:Valuens:2019-20. 010

The undersigned has inspected the property detailed in the Valuation Report dated

0n
{

. We ate satsfied tnt tp ldr and ,easonable market value of the property is

Oigi6lv iqmd by M.noj Cn.lkw..
o,t .EM:mj ah.lllwar, Gvanotala
conruhrnn lr) P!r. Lrd, ou=Mumb.l,
6ni =trr.rEl&.inr*.Ld9..rN
oar!: 202a,10,1a 15:a0r:|!i +05!o

N*s

(RuDees

Date

(r)

Signature
(Name of the Branch Manager with office Seal)

{
Since 1989

VASTUKALA An ISO gOOt : 20'15 certilaed ComPonY
Vostukolo Consultonts (l) Pvt. Ltd.



Valualion RBporl PrBp8red For: Bank ol lndia / Kopri Colony Branctr i Mr. WirBon Raiu (011722 / 2308608)

DECLARATIOI.I FROU VAIUEBS

a. The information fumished in my valuation report dated 14.10,2024 is true and corect to the best of my

knowledge and belief and I have made and impartial and true valuation ol the property. I have valued

right property.

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

c. lrue have peconally inspected the property on 14.10.2024 (Mr. Nikhil Sonawane) the wo* is not sub-

contracted to any other valuer and canied out by myself,

d. I have not been convicted of any offence and sentenced to a term of imprisonmenl;

e. I have not been found guilty of misconduct in my profesional capacity.

f. I have read tre Handbook on Policy, Standard and procedure lor Real Estate Valuation, 20,l1 ol the IBA

and this report is in conformity to the 'Standards' enshrined for valuatron in the Part-B of the above

handbook to the best of my ability.

g. I have red the lntemal Valuation Standad (lVS) and the report submitted b the Bank for he rcspective

asset class is in conformity to he "Standards' as enshrined for valuation in IVS in 'General Standads"

and 'Asset Standards" as applicable.

h. Past performance of Real Esbte irad(et need not necessarily indioab the future trends. This valuation

purely and estimate & has no legal or Contr:actual obligdlm on our part. Analy6is & conclusions of the

value of the property are b6ed on assumptbns & corditixs p{evailing at Ule titne of date of valuation.

The rated indicated are based on curcnt market condilion & th€se may vary wih time.

i, Encumbrances of Loan, Govt. or oter dues, slamp duty, rEgistsalion charges, transhr charged etc. it

any, are not considered in the valuation. We have 6sumd hat he asseb ale fiee of lien &

encumbrances.

j. Bank authorities are requested to conbct valu66 in c6e of any doubh or discrepancy. The opinion

about valuation is true & fair to the best of our knowledge & beliel We have no direct or indirect interest

in the assets valued.

k. I abide by the Model Code of Conduct ftr empanlment of he valuer in the Bank.

L l am the proprietor / partner / auhorized official of the firm / company, who is competent to sign this

valuation report.

m. VCIPL, by reason of this rcport, are not required to give bstimony or attendance in court or to any

Govemment Agency whit refecnce lo the subject pmperty unless prior anangemenb and mnsent have

been made.

n. Further, I hercby provirJe the fullowing inbrmation.

Since 1989

a

{ Vostukolo Consultonts (t) pvt. Ltd.
VASTUKALA An ISO 900 1 : 20't 5 Cerlified Compony
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Valuation Repod Pr€pared For: Bank of lndia / Kopri Colony Branch / Mr. Winson Raju (011722 / 2308608)
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Sr.

No

Particulars Valuer comment

The property under consideration is being purchased

by Mr. Winson Raju & Ms. Nisha Wnson lrom M/s.

Matix Enclaves Projects Development Pvt. Ltd. vide

Agreement for sale dated 12.10.2018.

background information of $e asset being

valued;

As per the request from Bank of lndia, Kopri Colony
Branch to assess value of the property for Bank Loan

2 purpose of valuation and appointing authority

Manoj B. Chalikwar - Regd. Valuer

Nikhil Sonawane - Valuation Engineer

Binu Surendran - Technical Manger
Pradnya Rasam - Technical Officer

3 identity of the valuer and any other experts

involved in the valuation;

4 disclosure of valuer interest or conflict, if any; We have no interest, either direct or indirect, in the
property valued. Further to state that t/t/e do not have

relation or any conneclion wilh property owner /
applicant direc{y or indirec{y. Further to state that \ e
are an independent Valuer and in no way related to

property owner / apdicant

Dale of Appointment - 14.10.2024

Valualion Date - 14.10.2024

Dale of Repon - 14.10.2024

5 date of appointment, valuation date and date of

report;

inspections and/or investigations undertaken; Physical Inspectjon done on 14.10.20?4

. Market Survey at the time of site visit

. Ready Reckoner rates / Circle 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

t,S

7 nature and sources of the information used or
relied upon;

Sales Comparison MethodProcedures adopted in carrying out the

valuation and valuatjon slandards followed;
8

This valuation is tor the use of the party to whom it is

addressed and for no other purpose. No EsPonsibility

is accepted to any thkd parly who may use or rely on

the whole or any part of this valuation. The valuer has

no pecuniary interest that would conllict with the

proper valuation ofthe prcperty.

I restriclions on use ofthe report, if any;

Curent market conditions, demand and supply

position, Residential Flat size, location. upswing in

real eslate prices, sustained demand for Residential

Flat, all-round development of commercial and

Commercial application in the locality etc.

maior factoB that were taken into a@ount

during the valuation;

10

AttachedCaviats, limitations and disclaimers to the

extent they explain or elucidate the limitations

faced by valuer, which shall not be for the

purpose of limiting his responsibility for the

valualion rePort

11

Vostukolo Consultonts (l) h/t' Ltd

VASTUKALA An lso 9Oo1 : 20 l5 Certilied Compony
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Valuation Reporl PBpared For Bank of lndia i KopriColony Br8nch / Mr. Winson Raju (011722 / 2308608) Page 19 of 23

AssumDtions. Disclaimers, Limitations & Qualifications

value Subjoc{ to Change

The subiect appraisal exercise is based on pcvailing market dynamics as on l4h October 21124 and

does not take into account any unforeseeable developmenb which could impact the same in the futurc.

0ur lnvestigations

We are not engaged to cany out all pssible investigations in relation to the subiect pmperty. Where in

our report we identity certain limitations to our investigations, this is to enable the reliant party to instruct further

investigatlons where consitlercd appropriale or where we recommend ixi necessary prior to reliance. Vasfukala

ConsuttanB lndia Pvt. Ltd. (VCIPL) is not liabb for any loss occasioned by a decision not to corduct furfier

investigations

Assumptions

AssumSions are a nocessary part of undertaking valuations. VCIPL adopts assumptions for the

purpose of providing valuation advise because some matbrs ats not @la of accurate calculations or bll

outside the scope of our expertise, or out insfildions. The Efiant party accepb thal the valuation contains

certain specific assumptions and acknoule{e and accept trc ftk of tut if any of he assumptions adopted in

the valuation are inconect, then this may have an efrc{ on he valualftn.

lnformation Supplied by Othea

The appraisal is based on the inhmatid pmvlled by tr clieint. TIe same has been assumed to be

mnect and has been used for appraisal exercbe. l{lnre it b statad in tp rcport that anoher party has supplied

information to VCIPL, this informalion b believsd b be reliable but VCIPL can accept no responsibility if this

should prove not to be so.

Future iilafterc

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

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

does not wanant that such slatemenb arB accurate or mrecl.

Map and Plans

Any sketch, plan or map in his report is included to assist he reader r6ile visualising he property and

assume no responsibility in connection with such matbrs.

She Details

Based on inputs received from Clients repesenhtirre and site visit conducted, we understand trat tre subject

property is Residential Flat, admeasuring Total Carpet Area in Sq. Ft = 386.00 in the narne of lir. Winaon

Ralu & ils. Nigha wnson. Further, vclpL has assumed that tre subjecl property is free fiom any

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

Since '1989

o

{ Vostukolo Consultonts (l) pvt. Ltd.
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Valuation R€pod Prepsred For: Eank of lndia / Kopri Colony Branch / Mr WirEon Raju (011722 / 2308608) Pqa 20 ol23

Property Title

Based on our discussion with the Cliehts representative, we understand that the subj€ct property is owned by

Itlr. Winson Raju E ik. Nlsha Wlnson. For the purpose of this appraisal exercise, we have assumed that the

subject popefl has a cbar tiUe and is free fiom any encumbrances, disputes and claims. VCIPL h6 made no

further enquiries with the relevant local aulhorities in this regard and does not certify the prcperty as having a

clear and marketable title. Further, no legal advioe ,egarding he title and ownership of the subject property has

been obtained fur the purpose of this appraisal exercise. lt has been assumed hat he tite deeds are clear and

marketable.

Environmental Condltlons

We have assumed that the subject prcperty is not contaminated and is not adversely afiected by any

existing or proposed environmental law and any pmcesses which are carh, oul on the prcperty are regulated

by environmental legislation and are properly licensed by tln apprcpriate authorities.

Town Planning

The permissible land use, zoning, adrievable FSl, arca sbbment a<iopted for purpose of this valuation

is based on he information proviJed by tp Cliemts rcpre{ionhlive ad the same has been adopted for this

valuation purpose. VCIPL has assumed the sanE to be corect and pemissible. VCIPL has not validated he

same fmm any auhority.

Area

Bmed on he information prcvided by tE Clients ,€pcsenhtive, we understand that the subiect

pmperty is Residential Flat, admeasuring Tot l Carpd Area in Sq. Ft = 386.00.

Condition E Repair

ln the absence of any infomalion to he cofifary, re have assumed hat there are no abnormal ground

conditions, nor archaeological remains prcsent whhh might adversely afiecl the curent or future occupation,

development or value of he propefl. The property is fee from rat, infestation, structural or latent defect. No

curently known deleterious or hazardous matedals or suspect techn(ues will be used in the mnstruction of or

subsequent alteration or additions to the property and comments made in the prop€rty 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 representalion or statement about such parb

Valuation Methodology

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

Approach Method and proposed curcnt use / Exiting use premise is considered for this assignment.

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 arc offered for sale This approach

demonstrates what buyers have historically been willing to pay (and sellers willing to accept) for similar

Since 1989

@

fr Vostukolo Consultonts (l)Pvt' Ltd
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prcperties in an open and compelitive market and is particularly useful in estimating the value of the land and

properties that are Ipically traded on a unit basis,

ln cas€ of inadequate recent transaclion aclivity in the subject micm-market, the appraiser would collab

details of older transactions. Subsequently, the appraiser would analyse r€ntal / capital value hends in the

subiect micrGmarket in order to calculate the percentage incrcase / decrcase in values since the dab of the

identified transaclions. This percentage uDuld hen be adopted to pmject he currcnt value of the same.

Where reliance has been placed upon extemal sources of inbrmation in applying the valuation

mehodologies, unless otherwise specifically instructed by Client and/or stated in the valuation, VCIPL has not

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

to whom the repon is addressed acknodedges and accepb the risk that if any of the unverified information in tp
valuation is inmrcct, then this may have an effect on he valuation.

Not a Slruclural Suney

We state that ttris is a valuation nport ard not a sfuctural su 6y

Oher

All measuremenb, areas and ages quo&d in our mpod are apgoximde

Legal

We have not made any albuances wiur respect b any exiding or poposed local legblation rclating b
taxatim on realizalion of tB sale value d tp su[ed ptopefi. VCIPL is not equired to give testimony or to

appear in coud by reason of his appraisal cpo.t, wih r*enoe b fie poperty in question, unless anangement

has been made thereof. Furher, no legal advie on any asp€cb has been obtained br tre purpose of tris

appraisal exercise

Property speclfl c assumptions

Based on inpub received ftom the clients Epr€sontative and site visit conducted, we understand trat

the subiect property is Residential Flat, admeasuring Total Carpet Area ln Sq, Ft = 386.00.

Since '1989

@
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DEFINITION OF VALUE FOR THIS SPECIFIC PURPOSE

This exercrse is to assess Fair Market Value of the property under reference as on 14h October 2024.

The term Fair Market Value is defined as

'The most Nobable Nhe, as of a specified date, in cash, tems equivalent to cash, or in other prscisely revealed

terms for whi& the specifid propeily rights would sell afrer reasonable expasure in a cwnpetitive ma*et under

all oonditbns raquisite to a fair sale, with the buyq and selH each acting prudently knowledgeably and for selt

intercst assuming that neiher is undet undue duress' .

Fundamental assumptions and conditions presumed in this definition are:

Buyer and seller arc motivated by self-interest.

Buyer and seller are vyell informed and are acting pruden0y.

The property is exposed for a easonabb time on the 6pen ma*et.

Payment is made in cash or equival€nt or in s@ified finarcing teflrs.

ASSUIIPTIONS. CAVEATS. UMTATIOII AiID DISCI.AIMERS

We assume no responsibility for matbrs of legal nafu]B aftcting the property appraised or the title

thereto, nor do we render our opinion 6 b he title, whi:tt is Gsumed to be good and marketable.

The property is valued as though under respottsitle ovmerchip.

It is assumed that he pmperty is free of liens and emumbrances.

It is assumed that there are no hidden or unapparent conditions of tre subsoil or stucture that would

render it morc or less valuable. No responsibility is assumed for such mnditons or for engineering that

might be required to disco\rer such factors.

There is no direcU inditect interest in the property valued.

The ratos for valuation of the property arc in accodance with the Govt. apprcved rates and prevailing

market rates.

Since 1989
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Valualion Report PEparod For Bank ol lndia / KopriColony Branch i Mr. Winson Raju (011722 / 2308608) Page 23 of 23

DECURATIOil OF PROFESSIONAL FEES CHARGED

We hereby declare that, our pmfussional fees are not contingent upon the valuation findings. However, if the

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

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

VALUATION 0F THE PROPERTY PREITIISES

Considering various parameters recorded hercin above, existing emnomic scenario, and the intormation that is

available with reterence to the development of neighborhood and method selected for valuation, we are o{ the

opinion that, the property premises can be assessed and valued for his particular purpose at I 38,60,000.00

(Rupees Thirty-Eight Lakh Sixty Thousand Only).
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