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VALUATION OPINION REPORT

This is to certify thal the under construction property bearing Residential Flat No. 903, I'Floor, "l3land Cove",

Tower-T02, Village- lVahim Division, Taluka-G-North Ward, District - Mumbai, l\,lahim (West), PIN Code-400

016, State - Maharashtra, lndia b€longs to i. Peter George E ilrs. Dimple George .

Slum Area

Swami Vivekananda Raod

Home Sweet Home CHSL

Saras Apartment

Considering various parameters recorded, existing economic scenario, and the information that is available with

reference to the development of neighbourhood and method selected for valuation, we are of the opinion that, the

property premises can be assessed for this particular puryose at t 3,07,80,000.00 (Rupees Three Crore Seven

Lakh Eighg Thousand Only) After complction of construction works. As per Site lnspection 0% Construction

Work is Completed.

The valuation of the property is based on the documents poduced by the concem. Legal aspects have not been

taken inlo considerations while preparing this report.

Hence certrfied

For VASTUKAIA CONSULIANIS (l) PW' LTD.

Manoj chalikwar ffiSs* \"
Direclor Aulh. Sign.

ntn\

Manoj Chalikwar

Govt. Reg. Valuer

Chartered Engineer (lndia)

Reg. No. lBB|/RV/07/201 8/1 0366

Bank of lndia Empanelment No.: NMZCTMD/SI(/20'I $2G1 13

Encl.: Valuation report

Thon.: to!,lst Fbor,8€th shok n! tlsor clvll H,ospitol. Ihono (w) - 4ooool. (M.s),rHou f,3931. Qffl66
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Valuatjon Repon: BOI i Relail Business center Thane / Mr. Peter Georye (01 23412309067)

Vastukala Consultants lndia hrt. Ltd.
101, 1st Floor, B Wing, Beth Shalom, Near Civil Hospital, Thane (W) - 400 601

To,

The Branch Manager,

Bank of lndla
Retail Busines; cer er Thane

Bank Of lndia BUilding 2nd floor Shivalipath opp M H High

School Thane (WEst) 400601

VALUATION REPORT (IN RESPECT OF FLAT)

Since 1989

Page 3 of 27
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General

1 To assess Fair Ma*et Value of the pmperty for Housing

Loan Purpose.

2 a) Date of inspection 14.11.2024

b) Date of whici the valuation is made 15.11.2024

3 List of documents produced for perusal:

l) Copy of Agreement for sale N0.14668/2024 Dated 04.09.2024 between Shree Nidhi Concept Realtors Pvt.

Ltd. & LH Residential Housing private Limited(The Assignor) And Mr. Peter George & Mrs. Dimple George

(The Allotlee).

ll) Copy of RERA Certificate No.P51900046369 Dated U.U.2024 issued by Maharashtra Real Estate

Regulatory Authority.

lll) Copy of Amended Commencement Certiticate No.GN / STGOW / 0006 / 20080827 / S-1 Dated 07.03.2024

issued by Slum Rehabiliation Adhority (SRA).

l\4 Copy of Approved Building Plan No.SRA / ENG / GN / STGL / 0006 I 20080827 I S-1 Dated 07 .03.2024

issued by Slum Rehabiliation Authodly (SRA).

4 Name of the owne(s) and his / theh address (es)

with Phone no. (details of share of each ovmer in

case of joint ownership)

r. Peter George & Mrc. Dimple George

Residential Flat No. 903, 9' Floor, 'lsland Cove', Tower -
T02, Village - Mahim Division, Taluka - G - North Ward,
District - Mumbai, Mahim (West), PIN Code - 400 016, Slate -

Maharashtra, lndia.

Conlacl Person :

Mr. Aakash Pawar (Sales Manager)

Mobile No. 9930599171

Joint Ownership

Details of ownership share is not available

5 Brief descnption of the propeily (lnduding

Leasehold / freehold etc.)
The pmperty is a Residential Flat located on 9n Floor. As per

Approved Plan, the composition of flat will be 2 Bedrooms +

Living Room & Dining + Kitchen + 2 Toilets + Passage +

Balcony. (i.e., 2 BHK with 2 Toilets). The proprty is at 600 M

distance from Mahim Railway Station.

At the time of inspection building war under
conrtruction.

Vostukolo Consultonts (l) h/t. Ltd
VASTUKALA An ISO 9OOl :2015 Certified Compony

Purpose for whidr the valuation is made



Valuation Report BOI / Retail Business center Thane / Mr. Peter Geoqe (0.l23112309m7)

Since 1989
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lf under conslrunclion, extent of completion

RCC Footing/Foundation lnProgress

Total 07o work complded

6 Location of property

a) Plot No. / Survey No.

b) Door No. Residential Flat No. 903

c) C.T.S. No. / Village CTS No - 1500 (Part), 2116 (Part) & 2124 (Part), Village -
Mahim Division

Ward / Taluka Taluka-G-NorthWard

e) l\,landal/ District District - [,lumbai

f) Date of issue and validity of layout of approved

map / plan

Copy of Approved Building Plan No.SRA / ENG / GN / STGL

/ 0006 / 20080827 / 91 Dated 07.03.2024 issued by Slum

Rehabilitation Autnrity.
s) Approved map / plan issuing authority

h) Whether genuineness or authenthity of appmred
map/ plan is verfied

Building is under construction

i) Any other commenls by our empanelled vaftrrs
on authentic of approved plan

No

7 Residential Flat No. 903, 96 Floor, "lsland Cove", Tower -
T02, Village - Mahim Division, Taluka - G - North Ward,

Distrid - Mumbai, Mahim (West), PIN Code - 400 016, State -

Maharmhfa, lndia.

8 City / Town City - Mahim (West)

Residential area Yes

Commercial area No

lndustrial area No

a Classrfication of the area

i) High / Middle / Poor Middle Class

ii) Urban / Semi Urban / Rura Urban

10 Coming under Corporation limit / Village

Panchayat / Municipality

Village - Mahim Division

Slum Rehabilitation Authority

11 Whether covered under any State / Central Govt.

enactments (e.9., Urban Land Ceiling Act)or
notified under agency areal scheduled area /
canlonment area

12 Boundaries of the property As per site As per Document

Vostukolo Consultonts (l) Pvt. Lid.
VASTUKALA An ISO 9001 :2015 Certified Compony

Stage of Construc{ion

d)

Postal address of the prope(y

No



Valuation R@o(: BOI / Retail Business center Thane / Mr. Peter Georue (0123412309067)

Since 1989
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Details not availableSlum AreaN orth

Swami Vivekananda RaodSouth

Home Sweet Home CHSL Details not availableEast

Details not availableWest Saras Apartment

N. A. as pmperty under consideration is a Residential Flat in

a building.
13 Dimensions of the site

As per ActualsAs per the Deed

Details not availableDetails not availableNorth

South Details not available

Details not availableEast

Details not available Details nol availableWest

Carpet Area in Sq. Ft. = 810.ffi
(Area As Per Agreement for sale)

Built Up Area in Sq. Ft, = 891.00
(Carpet Area + 10%)

14

1 9"2'36.4'N 72"50'33.0"E14.1 Latitude, Longitude & Coordinates of Flat

Carpet Area in Sq. Ft. = 810.00

( Area As Per Agreement for sale)

lc Extent of the site considered for Valuation

to Whether occupied by the owner / tenant? lf
occupied by tenant since how long? Rent

received per month.

Euilding Under Construction

APARTMENT BUILOING

1 Nature of the Apartment Residential

2 Location

C.T.S. No CTS No -'1500 (Part\,2116 (Pan) &2124 pan)

Block No,

Ward No,

Village / Municipality / Corporation Village - Mahim Division,

Slum Rehabilitation Authority

Door No., Street or Road (Pin Code) Residential Flat No. 903, 96 Floor, 'lsland Cove', Tower -
T02, Village - Mahim Division, Taluka - G - North Ward,
District - Mumbai, Mahim (West), PIN Code - 400 016, State -

Maharashtra, lndia

3 Descnption of the locality Residential /
Commercial / Mixed

Residential

Year of Construclion

III

II

II

T

t
TI
T

Vostukolo Consultonts (l) Pvt. Ltd
VASTUKALA An ISO 900,l : 2015 Certified Compony

Details not available

Details not available

Details not available

Extent of the site

I

4. Building is under mnstruction

-.[



Valualion Repod: BOI / Relail Business center Thane / Mr. Peter George (0123412309067)

Since 1989
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5 Number of Floors 3 Basements + Stilt + 5 Podiums + 2 Amenity Floors + 33

lJpper Floors

6 Type of Structure Proposed RCC Slab Structure

Number of Dwelling unils in the building Poposed I Flats on 96 Floor

I Quality of Construction Building Under Construction

Appearance of the Building Building Under Conskuction

Maintenance of the Building Building Under Construction

11. Facilities Available

Lift Proposed 7 Lrfls

Pmposed Municipal Water SupplyProtected Water Supply

Proposed Connected to l\,lunicipal Sewerage SystemUnderground Sewerage

Car parking - Open / Covered Proposed Along with 1 Single Car Parking at Podium 4 Level

Car Parking Unit No, 055

ls Compound wall existing? Building Under Construction

Proposed, Yes

Residential Flat

gt Floor1 The floor in which the Flat is situated

Door No. of the Flat Residential Flat No. 9032

Specifications of the Flat3

Proposed RCC SLabRoof

Poposed Vitrified tiles floonngFlooring

Proposed Teak wood door frame with flush doorsDoors

Proposed Powder coated aluminium sliding windowsWindows

Fittings Pmposed Concealed plumbing with C.P. fittings. Concealed

wiring

Proposed Cement PlasteringFinishing

4 House Tax

Details not availableAssessment No.

Details not availableTax paid in the name of

Details not availableTax amount

Details not available5 Electricity Service connec{ion No

Details nol availablel\.,leter Card is in the name of

Building is under construclionHow is the maintenance of the Flal?

Mr. Peter George & Mrs. Dimple George7 Sale Deed executed in the name of

T
T
T

T

I
T
T
T

IIIIII

T
T
T

T

III

I
T

T
T
T

VASTUKALA An ISO 9001 : 2015 C€rtified compony

Vostukolo Consultonts (l) Pvt. Ltd.

7.

9,

10.

ls pavement laid around the Building

il

6.



Vatuation Reput BOI / Retail Business ceoler Thane / Mr Peler Geoqe (0123412309067)

Since '1989
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Details not available8 What is the undivided area of land as per Sale

Deed?

Buih Up Aea in Sq. Ft. = 891.00
(Carpet Area + 10%)

I What is the plinth area of the Flat?

As per SRA norms'10 What is lhe floor space index (app.)

Carpe{ Area in Sq. Ft = 810.00
(Area As Per Agreement for sale)

Carpet Area in Sq. Ft = 768.00

Ancillary Area in Sq. Ft. = 42.00

11. What is the Carpet area of the Flat?

Mediumtz. ls it Posh / I Class / Medium / Ordinary?

Residential Purposels it being used for Residential or Commercial
purpose?

Building Under Construction14 ls it ownercccupied or let out?

{ 64,100/- (Expected rental income per month after

complelion of construc{ion wo*s) after completion
15 lf rented, what is the monthly rent?

MARKETABILITYIV

Good1 How is the marketability?

Located in developed areaWhat are the factors lavoring for an e)dra

Potential Value?

No3 Any negative faclors are observed whirr dec't
the market value in general?

v

1 After analyzing the comparable sale instances,

what is lhe mmposite rate for a similar Flal wi0r

same specifications in the adjoining locality? -
(Along with details / reference of at - least two

lalest deals / transactions with respect to adjacent
properties in the areas)

{ 37573/- to { 3902?- per Sq. Ft. on Carpet Area

t 34157/-to t 354741per Sq. Ft. on Built Up Area

2 Assuming it is a new construction, what is the
adopted basic mmposite rate of the Flat under

valuation after companng with the specifications

and other faclors with the Flat under comparison
(give details).

{ 38,0001 per Sq. Ft. on Carpet Area

3 Break - up for the rale

l. Building + Services { 3,000/- per Sq. Ft.

ll. Land + olhers

Guideline rate obtained from the Registra/s Offce
for new property (an evidence thereof to be

enclosed)

{ 2,26,4011per &. M.

i.e. { 21,033/- per Sq. Ft.

Guideline rate(an evidence thereof to be

enclosed)
N.A. Age of Property below 5 year

TI

T

TII
I

T
T
T

I
T

VASTUXALA An ISO 9001 : 2015 Certified Compony

1a

Rate

{ 35,0001 per Sq. Ft.

4.

Vostukolo Consultonts (l) A/t. Ltd.



Valualion Report BOI / Retail Business center Thane / Mr. P€ler G€oee (0123412300067)

Details of Valuation:

Since 1989

Page 8 ol 27
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5 It is a foregone conclusion that market value is always more

than the RR pdce. As the RR Rates area Fixed by respective

State Govemment for computing Stamp Duty / Rgstn, Fees.

Thus the differs from place to place and Location, Amenities
per se as evident from the fact than even RR Rates Decided

by Govemment Difiers.

VI

Depreciated building rate

Replac€ment cost of Flat with Services (v(3)i) t 3,0001 per Sq. Ft

Age of the building Building is under mnstruction

Life of the building estimated 60 years (After Completion) Subject to proper, preventive
periotic Maintenance & Structure repails.

Depreciation percentage assuming the salvage

value as '10%
N.A. Building is under construction

Depreciation Ratio of the building

b Total composrte rate anived for Valuation

Depreciated building rate Vl (a) { 3,0001 per Sq. Ft.

Rate for Land & other V (3) ii

Total Composite Rate t 38,000/. per Sq. Ft.

Remarks

No. De3cription atv Rate per unit (t) Estimated Value (t)

1 810.00 Sq. Ft. 38,000.00

2 Wardrobes

3 Showcases

4

5 Superfine finrsh

6 lnterior Decorations

7

8 Extra collapsible gates / grill works, etc

I
10 Others / Car Parking

Realizable value of the property 2,77,02,000.00

VASTUKALA An ISO 9001 : 2015 Certified Compony

o

ln case o{ varialion of 200i6 or more in the
valuation proposed by the Valuer and the

Guideline value provided in the State Go(.
notification or lncome Tax Gazette justification on

variation has to be given

COMPOSITE RATE ADOPTED AFTER
DEPRECIATION

a

t 35,0001 per Sq. Ft.

Present value ol the Flat 3,07,80,000.00

Kitchen arrangements

Electncity deposits i electrical flttings, etc.

Potential value, if any

Total value of the property After compldion 3,07,80,000.00

Vostukqlo Consultonts (l) A/t. Ltd.



Distre3s value of the property 2,45,24,000.00

lnsurable value of the property (89,l.00 X 3,000.00) 25,73,000.00

Guideline value of the property (891.00 X 21,033.00) 1,87,40,403.00

IIr
Valuauon Repon: BOli RelailBusiness center Fhane / Mr. Peter Georce (0123411309067) Page I ot 27

Justification for Price / Rate

The Ma*et Value of the property is based on facts of markets dismvered by us during our enquiries, however the government

rate value in this case is less than the ma*et value anived by us. We are of the opinion that the value arrive by us will prove to

be conect if an Auction of the subiecl property is canied out. As far as Maftet Value in lndex ll is concemed, it is not possible to

comment on same, may be government rates are lixed by sampling during same point of time in part and whereas, Markel

values change every month.

ln most of lhe cases lhe actual deal amount or Transaction value is not reflected in lndex ll because of various Markel
praclices. As Valuer, we always try to give a value which is conect reflection of ac{ual transaction value irrespective of any

factors in market,

Method of Valuation / Approach

The sales companson approach uses the market data of sale prices to estimate the value of a real estate property. Property

valuation in this melhod is done by comparing a property to other similar properties that have been recently sold. Comparable
properties, also known as comparables, or comps, must share certain features ryith the property in question. Some of these

include physical features such as square footage, number of rooms, condition, and age of the buildingi however, the most

important factor is no doubt the location of the pmperty. Adjustnents are usuafly needed to account for differences as no two
properties are exaclly the same. To make proper adjust nents when compadng properlies, real estate appraisers must know the

differences between the comparable properties and how to value lhese differences. The sales comparison approach is

commonly used for Residential Flat, where there are typically many comparables available to analyze. As the property is a

Residenlial Flat, we have adopted Sale Comparison Appmadr Method for he purpose of valuation .The Price for similar type of
property in the nearby vicinity is in the range of { 37573.00 to t 39022.00 per Sq. Ft. on Carpet Area / { 34157.00 to t
35474.00 per Sq. Ft. on Builtup Area. Considering the rate with attached report, current market conditions , demand and

supply position, Flat size, location, upswing in realestate prices , sustained demand for Residential Flat, all round development

of Residential and Commercial application in the locality etc. We estimate {38,000.00 per Sq. Ft. on Carpet Area for valuation.

Since .1989

@

{

lmpending threat of acquisition by government for road
widening / publics service purposes, sub merging &

applicability of CRZ provisions (Distance from sea-cost / tidal
level must be incorporated) and their effect on

Saleability Good

Likely rental values in future t 64,100/- (Expecled rental income per month after

completion of construclion works)

Any likely inmme it may generate Rental Income

Vostukolo Consultonts (l) Pyt. Ltd.
VASTUKALA

I
An ISO 9O0l : 201 5 Certified Compony



Valuatjon Report BOI / Relail Business cente. Thaoe / Mr Peler Geqge (0123112309067)

Since 1989
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Vostukolo Consultonts (l) A/t. Ltd.



Valuatim Report B0l / Retail Business cenler 'ltane / Mr Peler G€olge (01 23112309067)

Route Map of the oropertv

Note: Red Place mark shows the exacl localion of the property

Since 1989

o
o

o

o 1..q....--r..t..t:
o

o
a
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€

c

o

{

P?4e 11 d 27

Lonoitude Latitude: 19"2'36.4"N 72"5{l'33.0"E

l{ote: The Blue line shows the route to site distance from nearest Railway Station (Mahim - 600 M)

0

Vostukolo Consultonts (l) R/t. Ltd
VASTUKALA An ISO 9O0 I : 20'l 5 Certified Compony



Valuatj$ Repo.t B0l / Retail Business cenle. Thafle / Mr. Peter Gedge (01 23112300067)

Readv Reckoner Rate

Multi-Storied bu ildino with Lift

For residential premises / commercial unit / offce on above floor in multistoried h.tilding, the rate mentioned in the ready

reckoner will be increased as under:

Sance 1989

@

{

Department of Registration and Stamp
Government of Maharashtra

fffiqgqi6Bq.,r *&rrEltrg {rs{

Annual Statement of Rates Ver. 2.0

( iil![r{Irg (t qrfi' .xr{s 2.0 )

Homa Vrlultion GuidGlinc3 | Urr Mrnuel

Sd.d W.9. qr-*s

Seani By .St v!, tlo.

Enb. S6rry ib 15C6 E@

3qftr.t !*
r#i
:.:: l

frlrff
IIffTI rft $A aE)ftr

qar
(R., Altslbstc

'7l11$I?rr r$;r-i li.-q-i{t *ft< {ti '!tr aB!'t'i
rir :r<* r rftir e'Qr a{ rs,fr* g<r.r +rr

Stamp Duty Ready Reckoner Market Value Rate for Flat 215620

lnoease by 5% on Flat Located on 96 Floor 10781

Stamp Duty Ready Reckoner [tlarket Value Rate (After

lncrease/Decrease) (A)

2,26,40't.00 Sq. ltltr. 2'1,033.00 Sq. Ft.

Stamp Duty Ready Re*oner Market value Rale for Land (B) o(o7n

The difference between land rate and building rate(AA=C) 130,431.00

Percentage afier Depreciation as per table(D) 100%

Rate to be adopted after consideling depreciation [B + (C X D)l 2,26,'O1.00 Sq. Mtr. 21,033.00 Sq. Ft.

Location ot Flat I Commercial Unit in the
building

Rate

a) 0n Ground to 4 Floors No increase for all floors from ground to 4 floors

b) 5 Floors to 10 Floors lnoease by 5% on units located between 5 to 10 floors

c) '11 Floors to 20 Floors lncrease by 10% on units located between 11 to 20 floors

d) 21 Floors to 30 Floors lncrease by 15% on units located between 21 to 30lloors

Vostukolo Consultonts (l) Pvt. Ltd.
VASTUKALA An ISO 9001 : 2015 certitied Compony

Pqe 12 d 27
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Valualion Report: BOI/ RetailEusiness centetThane/Mr. Peter GeoQe (0123412309m7) Page 13 d 27

e) 31 Floors and above Increase by 20% on units located on 3'1 and above iooG

Since 1989

o

{r

Value in percent afrer depreciationCompleted Age of Building in Years

Cessed Building, Half or Semi-Pukka
struc,ture & Kaccha Structure.

R.C.C Structure I other Pukka Struclure

100%100%0 to 2 Years

95%95%Above2&upto5Years

Alter initial 5 year tor every year '1.5%

depreciation is to be considered. However

maximum deduclion available as per his shall

be 85% of Market Value rate

Above 5 Years

VASTUKALA An ISO 900 I : 20'l 5 Certified Compony

Vostukolo Consultonts (l) P\it. Ltd.

Alter initial 5 year for every year 1%

depreciation is to be considered. However

maximum deduclion available 6 per his shall

be 7096 ol Maket Value rate



Property

Source magic bricks

Floor

Carpe{ Built up Saleable

Area 810.00 891.00

Percentage 11Yo

Rate Per Sq. Ft. {38,272.00 {34,792.00

t3lo cr

@
More Details

t3.l o

Is.Ot c

Psllto6a6te'

)drrD, MrrnSal - Sodrr ,ilrr$.t flth-.lfnrl

frnn nlstt d

vtrrtrE4 ceranr< llcr. rrarua

3

no6icbricks Elr- -r- 9l

Valualio Repot BOI / Rdail Busin6s center ltane / Mr. Pete. Geoqe (0123412309067)

{
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Since 1989

VASTUKALA An ISO 900] : 20,] 5 Certified Compony

Price Indicators

Flat

_-lt-

,{1. -l

il
Eit F"I I

5

Vostukolo Consultonts (l) P!,t. Ltd.



Property Flat

Source magic bricks

Floor

Carpet

Area 797.00 876,70

Percentage 10o/o

Rate Per Sq. Ft. {39,021.00 {35,474.00

(3.11 Cr

:ir
I rr'l* 4rt

I

More Details

( 3.ll Cr
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Property Flat

Source lndex no.2

Floor 15th

Carpet Built Up Saleable

Area 1,048.00 1,152.80

Percentage 1jYo

Rate Per Sq. Ft. {37,572.00 t34,156.00
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Property Flat

Source lndex no.2

Floor 18rh

Carpet Buih Up Saleable

Area 810.00 891.00

Percentage 11Yo

Rate Per Sq. Ft. {38,665.00 135,150.00
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As a result of my appraisal and analysis, it is my considered opinion that the value of the above property in the prevailing

condition with aforesaid specifications is t3,07,80,000.00 (Rupees Three Crore Seven Lakh Eighty Thousand Only) after

completion of the property.The Realizable Value of the above pmperty is t2,2,02,000.00 (Rupees Two Crore Seventy

Seven Lakh Two Thousand Only). The Distress Value is t2,{5,2'0,000.00 (Rupees Two Crore Forty Six Lakh Twenty

Four Thousand Only). As per Site lnspection 00/6 Construction Work is Completed.

Place :Thane

Date : 15.11.2024

For VASTUKALA CONSULTANTS (l) PVI. LID
a*arrq* b, rrrli or&rr
D.a dr*..qCrEIE EvdaL

Manot LnaltKwar rdrtt o Aa rd" d,*,rD.(- - -' 6.liEE add.,}.{
oG to24l 1.1! l&l5r, ra5:f \u,Nq{

Direclor Auth. Sign.

ttlanoj Chalikwar

Govt. Reg. Valuer

Chartered Engineer (lndia)

Reg. No, lBBI/RV/07/201 8n m66

Bank of India Empanelment No.: NMZCTMD/SK//201$2G1 1 3

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

on We are satisfied that the fair and reasonable market value of the property is

{ (Rupees

Date_
Signature

(Name & Designation of the lnspecting Official/s)

Countersigned

(BRANCH MANAGER)

Enclosures

Declaration-cum-undertaking from the valuer (Annexure-lV) Attached

Model code of conduct for valuer - (Annexure V) Attached

Since 1989
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(Annexur*lV)

DECLARATION.CU M-UNDERTAKING

l, Manoj Chalikwar do hereby solemnly affrm and state that:

a. I am a citizen of lndia.

b. I will not undertake valuation of any assets in which I have a direct or indirect interest or become so interested

at any time during a period of ftree years prior to my appointment as valuer or three years after the valuation

of assets was conducted by me.

c. The information furnished in my valuation report dated 15.11.2024 is true and correct to the best of my

knowledge and belief and lhave made an impartial and bue valuation of he property.

d. My engineer Dashrath Jaiswar has personally inspected the property on 14.11 .2024. The wo* is not sub -

contracted to any otrer valuer and canied out by myself.

e. Valuation report is submitted in tre format as presoibed by Sn benk,

f. I have not been depanelled / delisted by any ofier bank and in case any such depanelment by other banks

during my empanelment witr you, I uri! inform yul wiftin 3 days of sttdt depanelment'

g. I have not been removed / dismissed fiom service / employment eedier'

h. I have not been mnvicted of any ofierrce and senhnoed to a btm of imprisonment

i. I have not been found guilty of misconduct in my pr&ssind capacity.

j. I have not been declared to be unsound mind

k. I am not an undischarged bankrupt, or has not apglied b be adiudicated as a bankrupt;

l. I am not an undischarged insolvent

m. I have not been levied a penalty under section2TlJ ot lncometax Act, 1961 (43 of 1961) and time limit for

filing appeal before Commissioner of lncomstax (Appeals) or lncom+tax Appellate Tribunal, as he case may

be has expired, or such penalty has been confirmed by lncometax Appellate Tribunal, and five years have nol

elapsed after levy of such penalty

n. I have not been convicted of an offence connected with any proceeding under the lncome Tax Act 1961,

Wealttr Tax Act 1957 or Gift Tax Act '1958 and

o. My PAN Card number as applicable is AERPC9086P

p. I undertake to keep you informed of any evenls or happenings which would make me ineligible for

empanelment as a valuer

q. I have not concealed or suppressed any material information, facb and records and I have made a complete

and full disclosure

{

{.)

Since '1989
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s. I have read the lntemational Valuation Standards (lVS) and the report submitted to the Bank for the respective

asset class is in conformity to the 'Standards' as enshrined for valuation in the IVS in 'General Standards' and

'Asset Standards' as applicable. The valuation report is submitted in he prescribed format of the bank.

t. I abide by the Model Code of Conduct for empanelment of valuer in he Bank. (Annexure V - A signed copy of

same to be taken and kept along wih his declaration)

u. My CIBIL Score and credit worthiness is as per Bank's guidelines.

v. I am a Valuer, who is competent to sign this valuation report.

w. I will undertake he valuation rrvo* on receipt of Letter of Engagement generated from the system (i.e. LLMS /

LOS) only.

x. Further, I hereby provide the following information

Since 1989

o
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r. lhavereadthe Handbook on Policy, Standards and procedure for Real Estate Valuation, 2011 of

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

handbook to the best of my ability.

Vostukolo Consultonts (l) A/t. Ltd.
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Valuer commentParticulars

The property under consideration is purchased by Mr. Peter George &

Mrs. Dimple George from Shree Nidhi Concept Realtors Pvt' Lld & LH

Residential Housing private Limited vide Agreement for sale dated

u.N.n24.

background information o{ the asset being

valuedt

As per the request from Bank of lndia, Retail Business center Thane to

assess Fair Market Value value of the property for Housing Loan

ptlrpose

purpose of valuation and appointing authority2

Manoj Chalikwar - Regd. Valuer

Dashrath Jaiswar - Valuation Engineer

Mnita Surve - Tectnical Manager

Pratibha Shilvanta - Technical Officer

identity of the valuer and any other experts

involved in the valuation;
3

We have no inlerest, either direct or indirect, in the properly valued'

Further to stale that we do not have relation or any connection with

poperty owner / applicant directly or indirectly. Further to state that we

are an'independent Valuer and in no way related to properly owner /

applicant

4 disclosure of valuer interest or mnflic{, if any;

Date of Appointment - 13.11.N24
Valuation Oate - 15.11.2024

Date of Report - 15.11.n24

date of appoinlment, valualion date and date

of repo(;
5

Physical lnspec{ion d one on ' 14.11 2024inspections and/or investigations undettaken;6

Market Survey at the time of sile visit

Ready Reckoner rates / Circle rates

Online search for Registered Transaclions

Online Price lndicators on real estate po(als

Enquhies wilh Real eslate consultants

Existing data of Valuation assignments camed out by us

7 nature and sources of the information used or

relied upon;

Procedures adopled in carrying out the

valuation and valuation standards follorved;

This valuatirm is for the use of the party to whom it is addressed and for

no other purpose. No responsibility is accepted to any third party who

may use or rely on lhe whole or any part of this valuation. The valuer

has no pecuniary interest that would conflict with the proper valuation

of the property.

I restrictions on use ofthe report, if any:

current market conditions, demand and supply position,

Residential Flat size, location, upswing in real estale pnces, sustained

demand for Residential Flat, all round development of commercial and

Commercid application in lhe locality etc.

10 major factors lhat were taken into account

during the valuation;

11 maior faclors that were not taken into account

during the valuation;

Attadred12 Caveats, limitations and disclaimers to the

extent they explain or elucidate the limitations

{aced by valuer, which shall not be for the
purpose of limiting his responsibilily for the

valuation report.

Vostukolo Consultonts (l) Pvt. Ltd.
VASTUKALA An ISO 90Ol : 2015 Certified Compony
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Value Subject to Change

The subject appraisal exercise is based on prevailing market dynamics as on 15th November 2024 and does not

take into account any unforeseeable developments whict could impact the same in the future.

Our lnvestigations

We are not engaged to cany out all possible investigalions in relation to the subject pmperty. Where in our report we

identify certain limitations to our investigations, this is to enable the reliant party to instruct further investigations where

considered appropriate or where we recommend as necessary prior to reliance. Thane (VCIPL) is not liable for any loss

occasioned by a decision not to mnduct further investigations.

Assumptions

Assumptions are a necessary pa of undenaking valuations. VCIPL adopts assumptions for the purpose of providing

valuation advice because some matters are not capable of accurate calculations or fall outside the scope of our expertise, or

oul instructions. The reliant party accepts hat the valuation mntains certain specific assumptions and acknowledge and accept

the risk of that if any of lhe assumptions adopted in he valuation ale incorec't, then this may harre an effect on the valuation.

lnformation Supplied by Ohers

The appraisal is besed on the information provided by the dient. The same has been assumed to be conect and has

been used for appraisal exercise. Where it is stated in the report that another party has supplied information to VCIPL, this

information is believed to be reliable but VCIPL can accept no responsibility if this should prove nol to be so.

Future Matters

To the e(ent that the valuation includes any slalemenl as to a future matter, that statement is provided as an

eslimate and/or opinion based on the information known to VCIPL at the date of this document. VCIPL does not warrant that

such statements are accurale or conect.

tap and Plans

Any sketch, plan or map in this repod is induded to assist the reader while visualising the property and assume no

responsibility in connec,tion with sudr matlers.

Site Details

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

properly is Residential Flat, admeasuring 810.00 Sq. Ft. Carpet Area in the name of Mr. Peter George E Mrs. Dimple

George . . Further, VCIPL has assumed that the subject property is free from any encroachment and is available as on the date

of the appraisal.

Propefi Title

Based on our discussion with the Client, we understand that the subject property is owned by ilr. Peter George &

Since 1989
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Environmental Conditions

We have assumed that the subject property is not contaminated and is not adversely affected by any existing or

proposed environmental law and any processes which are canied out on the ptoperty are regulated by envimnmental legislation

and are propedy licensed by the appropriate authorities.

Area

Based on the information provided by the Clienl's representatiye, we understand lhat the Residential Flat,

admeasuring 810.00 Sq. Ft CatD.l Artt.

Condition & Repair

ln the absence of any inlormation to the @ntrary, we have assumed that there are no abnormal ground conditions,

nor archaeological remains present which might adversely alfecl lhe flrent or future occupation' development or value of the

property. The property is free from rat, lnfestation, structural or latent defect. No cunently known deleterious or hazardous

materials or suspect techniques will be used in the construciion of or subsequent alteration or additions to the property and

comments made in the properly details do not purpo to express an opinion about, or advise upon, the condition ol uninspected

parts and should not be taken as making an implied representation or slatemeflt about such parls.

Valuation tethodologY

For the purpose of this valuation exercise, the yaludbn methodology used is Dhecl Comparison Appmach Method

and proposed Highest and Best Use model is used for andy*{ deuehpment potential'

The Direct Comparison Approach involves a compadson of the property being valued to similar properlies thal have

actually been sold in arms - length transactions or are of{ered for sale. This approach demonstrates what buyers have

historically been willing to pay (and sellers willing to accept) for similar properlies in an open and competitive markel and is

particularly useful in estimating the value of the Flat and properties that are typicdly traded on a unit basis.

ln case of inadequate recent transaction activity in the subject micro-market, the appraiser would collate delails of

older lransaclions. Subsequently, the appraiser would analyse rental / capital value trends in the subiect micro-market in order

to calculate the percenlage increase / decrease in values since the date of the identified transactions. This percentage would

then be adopted to project the cunent value of he same.

Where reliance has been placed upon extemal sources of information in applying the valuation methodologies, unless

othenrise specifically instructed by Clienl and/or stated in the valuation, VCIPL has not independently verified that information

and VCIpL does not advise nor accepl it as reliable. The person or entity lo whom the report is addressed acknowledges and

accepts the risk that if any of the unverilied informalion in lhe valuation is inmnect, then this may have an effect on the

valuation.

(l

{
Since 1989
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ilrr. Dimple George , For the purpose of this appraisal exercise, we have assumed that the subieci property has a clear title

and is free from any encumbrances, disputes and claims. VCIPL has made no further enquiries with the relevant local

authorities in this regard and does not certify lhe property as having a clear and markelable title. Further, no legal advice

regarding the ti e and ownership of the subiect property has been obtained for the purpose of this appraisal exercise. lt has

been assumed that the title deeds are clear and marketable.

Vostukolo Consultonts (l) Pvt. Ltd.
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i{ot a Structural Survey

We state that this is a valuation report and not a struc'tural survey.

Other

Pqe21ol21

Legal

We have not made any allowances wilh respect to any existing or proposed local legislation relating to taxation on

realization of the sale value of the subject property. VCIPL is not required to give testimony or to appear in court by reason of

this appraisal report, with reference to the property in question, unless arrangement has been made lhereof. Further, no legal

advice on any aspects has been obtained for the purpose of this appraisal exercise.

Propefi specific assumptions

Based on inputs received from the client and site visit conducled, we understand that the sub,ect property is

Reridential Flat, admeasuring 810.00 Sq. ft Carpet lrea.

ASSUMPTIONS. CAVEATS. LIMITATION AND DISCLAIMERS

'1 . We assume no responsibility for matters of legal nature affecting the property appraised or the title thereto, nor do we

render our opinion as to the title, which is assumed to be good and marketable.

2, The prope(y is valued as though under responsible ourership.

3. lt is assumed that the property is free of liens and encumbrances

4. It is assumed that there are no hidden or unapparcnt conditions of the subsoil or structure that would render it moreor

less valuable. No responsibility is assumed for such conditions or for engineering that might be required to discover

such factors.

5. There is no direcu indirect interest in the property valued.

6. The rates for valuation of the property are in accordance wilh the Govt. approved rates and prevailing market rates.

Sance 1989
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{
VASTUKALA An ISO 900i : 2015 Certified Compony

All measurements, areas and ages quoted in our report are approximate.
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(Annexure-V)

MODEL CODE OF CONDUCT FOR VALUERS

lntegrity and Faimess

'1, A valuer shall, in the conduct of his/its business, follow high standards of integrity and fairness in all his/its

dealings with hisf s clients and olher valuers.

2. A valuer shall maintain integrity by being honest, straightfoMard, and fo hright in all professional relationship.

3, A valuer shall endeavour to ensure that he/it provides true and adequale information and shall not misrepresent

any facls or situations.

4. A valuer shall refrain from being involved in any action trat would bring disrepute to the pmfession.

5. A valuer shall keep public interest forcmost while delivering his services.

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

exercise independent professional iudgment.

7. Avaluershall cany out professional services in accordance with the relevanl lechnical and professional standards

that may be specified from time to time.

8. A valuer shall conlinuously maintain professional knoudedge and skifl lo provide competent professional service

based on utrtGdale developments in praclice, prevailing regulatims / guidelines and techniques.

9. ln the preparation of a valuation report, the valuer shall not disdaim liability for his/its expertise or deny hisfts duty

of care, except lo the extent that the assumptions are based on statements of fact provided by the company or its

auditors or consultants or information available in public domain and nol generated by the valuer.

'10. A valuer shall not carry out any instruclion of the client insofar as they are incompatible with the requirements of

integrity, objectivity and independence.

1 1 , A valuer shall clearly state to his client the services that he would be competent to provide and the services for

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

anangement with other valuers,

lndependence and Disclosure of lnterest

12. A valuer shall act with objectivity in his/its professional dealings by ensuring that his/its decisions are made

without the presence of any bias, conflict of interest, coercion, or undue influence of any party, whether directly

connec,ted to the valuation assignmenl or not.

13. A valuer shall not take up an assignment if he/it or any of his/its relatives or associates is not indepndent in

terms of association to the comFny.

Since 1989
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14. A valuer shall maintain complete independence in his/its professional relationships and shall conduct the

valuation independent of extemal influences.

15. A valuer shall wherever necessary disclose to the dients, possible sources of conflicts of duties and interests,

while providing unbiased services

'16. A valuer shall not deal in securities of any subiecl company after any time when he/it first bec'omes aware of the

possibility of his / its association with the valuation, and in accodance with the Secudties and Exchange Board of

lndia (Prohibition of lnsider Trading)Regulations,2015 or till the time the valuation report becomes public,

whichever is earlier.

'17. A valuer shall not indulge in'mandate snatching'or offering 'convenience valualions' in order to cater to a

mmpany or clients needs.

'18. As an independent valuer, the valuer shall not dnrge success fee.

19. ln any faimess opinion or independent expert opinion submifted by a valuer, if there has been a pdor engagement

in an unconnected transac{ion, the valuer shall declare the association with the mmpany during the last live

years.

Confidentiality

20. A valuer shall not use or divulge to other clients orany other party any confidential information about the sublect

company, which has come to his / itsknowledge without proper and specific authority or unless there is a legal or

prolessional nght or duty to disclose.

lnformation Management

21. A valuer shall ensure that he/ it maintains wdttm o emporaneous records for any decision taken, the reasons

for taking the decbion, and the information and ev*hnce in support of such decision. This shall be maintained so

as to sufficiently enable a reasonable pe6on to lake a view on the appropriateness of his /its decisions and

actions.

22. A ualuer shall appear, co-operate and be available for inspections and investigations carried out by the

authority, any person authorised by the authority, the registered valuers organisation with which he/it is

registered or any other statutory regulatory body.

23. A valuer shall provide all information and remrds as may be required by lhe authority, the Tribunal, Appellate

Tribunal, the registered valuers organisation with whidr heli is registered, or any other statutory regulatorybody.

24. A valuer while respecting the conridentiality of information acquired during lhe course of performing professional

services, shall maintain proper working papers for a period of three years or such longer period as required in its

clntract for a sp€cific valuation, for pmduction before a regulatory authority or for a peer review. ln the event of a

pending case before the Tribunal or Appellate Tribunal, the record shall be maintained till the disposal of the case.

Since 1989
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Gifts and hospitality:

Remuneration and Costs.

27 . A valuer shall provide services for remuneration whidr is charged in a transparent manner, is a reasonable

refleclion of the vsork necessarily and poperly undertaken, and is not inconsistent with the applicable rules.

28. A valuer shall nol accept any fees or charges otherthan those which are disclosed in a written contract with the

person to whom he would be rendering service.

Occupation, employability and restrictions

29. A valuer shall refrain from accepting too many assignments, if he/it is unlikely to be able to devote adequate time

to each of his/ its assignments.

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

discredits the profession.

Miscellaneous

31. A valuer shall refrain from undertaking to review he wo* of another valuer of the same client except under

written orders from the bank or housing fnance inditiim and wih knowledge of the concemed valuer.

32, A valuer shall follow this mde as amended or revised from time to time.
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25. A valuer or his / ils relalive shall not accept gifts or hospitality which undermines or affecls his independence as a

valuer.Explanation: For the purposes of this code the term 'relative' shall have the same meaning as defined in

clause (77) of Seclion 2 of the Companies Act, 2013 (18 of 2013).

26. valuer shall not offer gifts or hospitality or a linancial or any other advantage to a public servanl or any other

person with a view lo obtain or retain work for himself / itself, or lo obtain or relain an advantage in the conduct of

profession for himsetf / rlself.
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