KACPL/SBI/KK/VT/MG/22-23/ME2599 November 12, 2022

To,
State Bank of India,
Stressed Assets Recovery Branch,
6™ Floor, “The International”,
16, Maharshi Karve Road,
Churchgate, Mumbai - 400 020
VALUATION REPORT
(IN RESPECT OF UNDER CONSTRUCTION RESIDENTIAL BUNGALOW)

G 3 " I \x

1. Purpose for which the valuation is made To ascertain the Market Value of Bungalow No. 63-B,
Elegant Phase |, Plot No. 193, Village Jambrung,
Taluka Karjat, District Raigad — 410 201

2. | a)  Date of inspection November 02, 2022
b) Date on which the valuation is | November 02, 2022
made

3. | Document produced for perusal

Ownership Documents:-

i. Agreement for sale dated October 15, 2016, executed between the Developers — M/s. Dgains
Bhoomi Nirmaan Ltd. and the Confirming Parties — Pappilon Co-operative Housing Society
Ltd. formerly known as Sai Nisarg Samajik Vanikaran Sahakari Santha Ltd. and the Purchaser —
Mrs. Bansi Amit Kumar Makwana

ii. Registration Receipt No. 8407 & Registration No. KJR-4385-2016 dated October 15, 2016,
indicating Purchase Price INR 42,50,000 and Market Value INR 24,15,000

iii. Index Il dated October 15, 2016, indicating 65.04 sq. mtr. i.e. 700.08 sq. ft. (Carpet area)

Technical Documents.-
iv. NA order No. MASHA/L.N.A.1(B)/S.R.88/2010 dated February 17, 2011, issued by Office Of
District Collector, Raigad

4. | Name of the owner(s) and his/their | Mrs. Bansi Amit Kumar Makwana _~

address (es) with Phone No. (details of
share of each owner in case of joint | Residence address (As identified in the agreement):

ownership) A302, Building A, Shri Twinkle Star Co-op. Hsg. Soc.,
100 feet Road, Vasai (West), District Palghar -
401 202
5. | Brief description of the property The said bungalow comprises of Ground + 1 upper

floor, of Elegant Phase I, which is approx. 27.1 km
from Karjat railway station

6. | Location of property

a) Plot No./ Survey No./CTS No. New Survey No. 262, Plot No. 193
b) Door No. Bungalow No. 63-B =
) zs-e. / Village Jambrung '7-1(
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d) Ward-/ Taluka Karjat

€) pandal / District Raigad

f Date of issue and validity of layout of | We have not received approved plan for our perusal
approved map/plan

9) Approved map/plan issuing authority | N. A.

h) Whether genuineness or authenticity | N. A.
of approved map/plan is verified?

i) Any other comments by our | N.A.
empaneled valuers on authentic of

approved plan
P —— | A AR
-410 201
8. City / Town
Residential Area Yes
Commercial Area No
Industrial Area No
9. Classification of the area
i). High/Middle / Lower Middle class
ii). Urban / Semi Urban / Rural Semi Urban area

10. Coming under Corporation limit / Village | Grampanchayat Jambrung
Panchayat / Municipality

11. Whether covered under any State /Central | Not apparent from documents perused
Govt. enactment's (e.g., Urban Land
Ceiling Act) or notified under agency area
/ scheduled area / cantonment area?

12, Boundaries of the property
North Road
South Open plot
East Road
West Bungalow No. 45
13.| Dimensions of the site A B
As per the Deed Actuals
North
South N. A. N. A.
East
West |
14.| Extent of the site (Bungalow) 65.04 sq. mtr. i.e. 700.08 sq. ft. (Carpet area)

(As identified in the sale agreement)

14.1) Latitude, Longitude & Co-ordinates of | 19°00'33.2"N 73° 30'3&3"\
property 1S Cop
/K SO
A, ’l
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| Extent of the site (Bungalow) considered
for valuation

652 sq. ft. (Carpet area) i.e. 782 sq. ft. (Built-up area)
(As per measurement)

.| Whether occupied by the owner / tenant?

The bungalow is under construction and is 80%
complete

Door No., Street or Road (Pin Code)

If occupied by tenant since how long? N. A.
Rent received per month. N. A.
\PARTMENT A R
Nature of Apartment Residential bungalow
Location
T.S. No. -
Block No. -
Ward No. -
Village/ Municipality Village Jambrung
Corporation Grampanchayat Jambrung

Bungalow No. 63-B, Plot No. 193, Village Jambrung,
Taluka Karjat, District Raigad — 410 201

Description of the locality Residential /
Commercial / Mixed

Residential

Year of construction The bungalow is under construction and is 80%
complete

Number of floors Ground + 1 upper floor

Type of structure RCC framed structure with brick wall masonry

Number of dwelling bungalows in the
complex

Not counted (Valuation is only for said residential
bungalow)

Quality of construction

I

-

Appearance of the bungalow

The bungalow is under construction and is 80%
complete

10.| Maintenance of the bungalow

11.| Facilities available
Lift lift is not provided for the said bungalow
Protected water supply The bungalow is under construction and is 80%
Underground Sewerage } complete

Car Parking - Open/Covered

Is compound wall exiting

Pavement around the bungalow

Open space is available for car parking

The bungalow is under construction and is 80%
complete

The bungalow is under construction and is 80%
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Wl | RESIDENTIAL BUNGALOW
1. | The floor in which the bungalow is
situated?

Kz A

Ground + 1 upper floor

2. | Door number of the Bungalow

Bungalow No. 63-B

3. | Specification of the Bungalow

Roof
Flooring
Doors
Windows
Fittings

Finishing

RCC

Vitrified

Wooden doors
Yet to be taken up
Yet to be taken up

The bungalow is under construction and is 80%
complete

4. | Property Tax

Assessment No.

N. A. (The bungalow is under construction and is
80% complete)

Tax paid in the name of N. A.
Tax amount N. A.
3. Electricity service connection number? N. A. (The bungalow is under construction and is
80% complete)
Meter Card is in the name of? N. A.
6. How is the maintenance of the bungalow? | The bungalow is under construction and is 80%
complete
Sale agreement executed in the name of? Mrs. Bansi Amit Kumar Makwana
8.

What is the undivided area of land as per
sale?

N. A. - Valuation is only for residential bungalow

9. | What s the plinth area of the bungalow

652 sq. ft. (Carpet area) i.e. 782 sq. ft. (Built-up area)

(As per measurement)

10. What is the floor space index (App.)?

i1, What is the area of the bungalow?

As per local norms

Area - as per

Area - as per site

Valuation Report of Under Construction Residentlal
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 Sale agreement /Index Il measurement (Carpet
(Carpet area in sq. ft.) Area in sq. ft.)

Bungalow No. 63-B 700.08 652

Balcony - 38

Area Calculation for Valuation arg ‘ )

Bungalow No. 63-B 652 782

Balcony 38
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Area considered for valuation

Bungalow No. : 782 sq. ft. (Bullt-up area)
63-B

Balcony : 38 sq. ft. (Carpet area)

Note: Our valuation report is based on the area as identified in the sale agreement or that
physically measured by us at the time of Inspection, whichever Is lower.

12. Is it Posh / | Class / Medium / Ordinary

Medium

13. Is it being used for residential or

commercial purpose?

Residential

- Is it owner occupied or let out?

The bungalow is under construction and is 80%
complete

15. If tenanted, what is the monthly rent?

It may fetch a rent in the range of INR 9,000 to
INR 12,000 per month (on completion)

16.

Stage of Constructlon/ Pro;ect

Plinth

RCC above ground
Brickwork

Internal Plastering
External plastering
Kitchen Platform, tiling work
Flooring

Plumbing
Electrification work
Paint

Doors, windows
Finishing & Possession

Work (The bungalow is Gpund + 1" upper floor)

Work till date

Complete

Complete
Complete

Complete
Complete
Complete
Complete
Complete
Complete
Yet to be taken up
Yet to be taken up

Yet to be taken up

» The said bungalow is 80% complete.
» We have considered the value of the said bungalow at 80% of the Present Market Value

based on the progress of the work complete, as on the date of our visit.

Instances, what Is the composite rate for a
similar bungalow with same specifications
in the adjoining locality? (Along with
details / reference of at least two latest
deals/ transactions with respect to

MARKETABILITY |
. How is the marketability? Good
2. What are the factors favouring for an | Nil
extra potential value?
3. Any negative factors observed which | Nil

affect the Market Value in general
1. | After analysing the comparable sale| INR 5,000 to INR 7,000 per sq. ft. on Built-up area

(Sale Transaction are attached)

Valuation Report of Under Construction Residential
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adjacent properties in the areas)

2. | Assuming it is a new construction, what is | INR 6,000 per sq. ft. on Built-up area considering the
the adopted basic composite rate of the | locational attributes and marketability of the said
bungalow  under  valuation  after | bungalow
comparing with the specifications and
other factors with the bungalow under
compatrison (Give details)

In case of variation of 20% or more in the | It may be noted that the Govt. guideline value are

valuation proposed by the valuer and the | for Stamp duty purpose, they are generally

Guideline Value provided in the State Govt. | constant along a particular road i.e. it doesn’t take

Notification or Income Tax Gazette | into account the advantage/disadvantage of

justification on variation has to be given particular property vis-a-vis its locations. Rates of
bungalows vary from site to site and within a site
from micro-site to micro-site. That is why our
valuation differs from Govt. Stamp duty ready
reckoner rate.

Details of last two transaction in the | Sale Transaction are attached

locality / area to be provided, if available

3. | Break- up for the rate
Building + Services INR 1,800 per sq. ft. on Built-up area
i) Land + others INR 4,200 per sq. ft.

. Guideline rate obtained from the Registrar’s | INR 36,900 per sq. mtr. i.e.
office - Stamp Duty Ready Reckoner Rate | INR 3,428 per sq. ft. on Built-up Area
2022-23 (an evidence thereof to be
enclosed) )

Guideline Value  (Agreement area) uilt-u) “'”il ;':'?;L(‘i: p s ‘m!ﬁlm
q. Jt ~_ INR/ sq.J g ral
840 3,428 28,79,520
_“ Jz‘)’]—.'fﬁﬁu» AFTER DEPRECIATION i e e
K : sk

N Depreciated Bungalow Rate N. A. (The said bungalow is under construction)
Replacement cost of bungalow with ISI\;R |1r\'l?20104xozsgo?. ft. = INR 14,07,600
Services(v(3)i) (Insurable Value) y 7
Age of the bungalow The said bungalow is under construction & is 80%

complete
Life of the bungalow estimated 60 years after completion of the said bungalow
Depreciation percentage assuming the | N.A. (The said bungalow is under construction)
salvage value as 10%
Depreciated Ratio of the bungalow N. A. (The said bungalow is under construction)

b. Total Composite rate arrived for valuation | N. A. (The said bungalow is under construction)
Depreciated Bungalow rate Vi(a) e said bungalow is under construction)

Private & Conﬁgential
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N. A. (The said bungalow is under construction)

Rate for Land & other V(3) ii

Total Composite Rate N. A. (The said bungalow is under construction)

DETAILS OF VALUATION

Description Area in Unit Rat¢ (0])] As on date

Sq. ft. (INR/ sq completio of

ft.) nwithits Inspection
amenities 80% INR
INR

1. | Present value of the Bungalow | (Built-up Area)
(incl. car parking, if provided)
Balcony

782 6,000 46,92,000

(Carpet area)

38 2,000 76,000

Wardrobes

Show cases

Kitchen arrangements

Superfine finish

Interior decorations

Electricity deposits/ electrical fittings, etc.,
Extra collapsible gates / grill works etc.,

ol o| N| o V| & W DN

[y
o©

Potential value, if any
Others

[y
L

Total INR

47,68,000 | 38,14,400

Private & Confidential
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Valuation Methodology
The valuation of the residential premises is based on Sales Comparison Method in which the Present
Market Value of the premises is dependent on the condition, location and other infrastructural

facilities available at and around the said premises. However, as the bungalow is under construction
stage (The said bungalow is 80% complete), we have valued the said bungalow considering the
Market Value of the bungalow On Completion of the said project.

We have further discounted the On-Completion Market Value of the bungalow after considering the
present status of completion of the said residential bungalow. We have also enquired in the vicinity of
the project regarding the rate prevailing in the area for a similar type of construction.

We have considered the valuation on Built-up area for the premises, which is an increase of 20% over
that of its measured carpet area. We have considered the balcony based on its carpet area only.

The Realizable Value of the said residential premises is considered at 90% of the Present Market Value
of the said premises, while the Forced Sale Value for the said premises is considered at 80% of its

Present Market Value.

Remarks: » The said property is residential bungalow.

» We observe that the Guideline Value of the said bungalow is significantly less
as compared to its Market Value.

» We have adopted the Sale Rate based on the above factors & below attached
sale transactions, as per our local inquiries and prevailing Market Rate in the
vicinity.

» All the civic amenities are within the proximity of the bungalow.

Private & Confidential
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As a result of our appraisal and analysis, it is our considered opinion that the value of the above referred
Bungalow No. 63-B, Elegant Phase I, Plot No. 193, Village Jambrung, Taluka Karjat, District Raigad
- 410 201, and valued for Mrs. Bansi Amit Kumar Makwana, in its present prevailing condition and on
completion in all respects with aforesaid specifications is as under:

Summary On completion with its amenities As on date of Inspection 80%
Market Value INR 47,68,000 (Rupees forty INR 38,14,400 (Rupees thirty eight lakh | 23 7
(MV) seven lakh sixty eight thousand fourteen thousand four hundred only)
only)
Realizable Value INR 42,91,000 (Rupees forty two INR 34,33,000 (Rupees thirty four lakh /
(90% of MV) lakh ninety one thousand only)  thirty three thousand only) 2§19
MBI INR - 38,14,000 (Rupees thirty INR 30,52,000 (Rupees thirty ngh;ﬂftk
(80% of MV) eight lakh fourteen thousand two thousand only) e CC%\
&y 102, g,
B ") (& nnssiese ’%\\
= JII<E] L. PRAKASH a1
VLA 0| INR 14,00,000 (Rupees fourteen lakh only) ( :( KOT:}ASH 'l';RG 2’\} }
\o NATIN, &

Purchase Price | INR 42,50,000 (Rupees forty two lakh fifty thousand only)
(Year 2016)

Rental Value It may fetch a rent in the range of INR 9,000 to INR 12,000 per month (On
Completion)

ANIL B, PAI KAKODE
Director & Govt. Approved Valuer
Wealth Tax Regn. No. CAT VII-20 of 1988 CCIT/PNJ/4(3)-Tech/2005-06
Place : Mumbai Date : November 12, 2022
Private & Confidential
Valuation Report of Under Construction Residentlal 10 ME2599-KACPL-5BI-KK-VT-MG-22-23-Mrs. Bansi Amit Kumar
Bungalow Makwana.docx



VIEW OF BUNGALOW

VIEW OF DOOR
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