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VALUATION OPINION REPORT

This is to certify that the property bearing Residential Flat No. 301, 3“ Floor, Building No 5, Wing - H, "Shanti
Lifespaces Co-Op. Hsg. Soc. Ltd. ", Yashwant Viva Township, Sector IV, New Vasai - Nallasopara Link Road ,
Village - Achole, Nallasopara (East), Taluka - Vasai , District - Palghar , PIN - 401 209, State - Maharashtra, Country
- India belongs to Mr. Alok Kumar Tiwari .

Boundaries Building Flat
North Wing - G Flat No. 302
South Wing - | Staircase
East Internal Road Lobby
West Wing-A, B&C Marginal Space

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 purpose at X 42,14,024.00 (Rupees Forty Two Lakh
Fourteen Thousand Twenty Four Only).

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

For VASTUKALA CONSULTANTS (I) PVT. LTD.

Architects &
Interior Designers

Director Auth. Sign.

Manoj Chalikwar

Govt. Reg. Valuer

Chartered Engineer (India)

Reg. No. IBBI/RV/07/2018/10366

Bank Of Baroda Empanelment No.: ZO:MZ:ADV:44:620

Encl.: Valuation report
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Vastukala Consultants India Pvt. Ltd.
B1-001, U/B Floor, Boomerang, Chandivali Farm Road, Powai, Andheri(East), Mumbai - 400 072.

To,

The Branch Manager,

Bank Of Baroda

Tardeo Branch

Evrest Building, Ground Floor, Tardeo Road, Mumbai

400034
VALUATION REPORT (IN RESPECT OF FLAT)
General
1 | Purpose for which the valuation is made .| To assess Fair Market Value of the property for Bank Loan
Purpose.
2 |a) Date of inspection . 120.09.2024
b) Date of which the valuation is made :121.09.2024

3 | List of documents produced for perusal:

[) Copy of Agreement for sale N0.5936 / 2018 Dated 31.05.2018 between Mr. Vishal K. Bogati & Mr.
Khumbahadur Bogati (The Transferor) And Mr. Alok Kumar Tiwari (The Transferee).

I) ~ Copy of Occupancy Certificate No.VVCMC / TP / OC / VP - 0127 / 95/ 2013 - 14 Dated 07.08.2013 issued by
Vasai Virar City Municipal Corporation.

lll) Copy of Commencement Certificate No.CIDCO / VVSR / CC / BP - 687 / E / 3138 Dated 12.04.2008 issued

by CIDCO.
4 | Name of the owner(s) and his / their address (es) |: | Mr. Alok Kumar Tiwari
with Phone no. (details of share of each owner in
case of joint ownership) Residential Flat No. 301, 3“ Floor, Building No 5, Wing - H,
"Shanti Lifespaces Co-Op. Hsg. Soc. Ltd. ", Yashwant
Viva Township, Sector IV, New Vasai - Nallasopara Link
Road , Village - Achole, Nallasopara (East), Taluka - Vasai,
District - Palghar , PIN - 401 209, State - Maharashtra,
Country - India.
Contact Person :
Miss. Swati Singh (Tenant )
Mobile No. 8655447720
Sole Ownership
5 | Brief description of the property (Including : | The property is a Residential Flat located on 3" Floor. The
Leasehold / freehold etc.) composition of Residential Flat is 1 Bedroom + Living Room
+ Kitchen + Passage + 2 Toilet. (1 BHK) The property is at
2.6 Km. distance from Nallasopara Railway Station.
5a. | Total Lease Period & remaining period (if
leasehold)
6 | Location of property

C)
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on authentic of approved plan

a) | Plot No./Survey No. New Survey No - 49, 50, 51, 52, 53, 54, 55, 56

b) | Door No. Residential Flat No. 301

c) |[C.T.S. No./Vilage Village - Achole

d) |Ward/ Taluka Taluka - Vasai

e) |Mandal/ District District - Palghar

f) | Date of issue and validity of layout of approved As Occupancy Certificate is received may be assumed that
map / plan the construction is as per sanctioned plan.

g) | Approved map / plan issuing authority

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

i) | Any other comments by our empanelled valuers N.A.

7 | Postal address of the property

Residential Flat No. 301, 3“ Floor, Building No 5, Wing - H,
"Shanti Lifespaces Co-Op. Hsg. Soc. Ltd. ", Yashwant
Viva Township, Sector IV, New Vasai - Nallasopara Link
Road , Village - Achole, Nallasopara (East), Taluka - Vasai ,
District - Palghar , PIN - 401 209, State - Maharashtra,
Country - India.

8 | City/ Town
Residential area Yes
Commercial area No
Industrial area No

9 | Classification of the area
i) High / Middle / Poor Middle Class
if) Urban / Semi Urban / Rura Urban

10 | Coming under Corporation limit / Village Village - Achole
Panchayat / Municipality Vasai Virar City Municipal Corporation

11 | Whether covered under any State / Central Govt. No
enactments (e.g., Urban Land Ceiling Act) or
notified under agency area/ scheduled area /
cantonment area

12 | Boundaries of the property As per site As per Document
North Wing - G Details not available
South Wing - | Details not available
East Internal Road Details not available
West Wing-A,B&C Details not available

Since 1989
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13 | Dimensions of the site : | N. A. as property under consideration is a Residential Flat in
a building.
As per the Deed As per Actuals
North ; Details not available Flat No. 302
South ; Details not available Staircase
East : Details not available Lobby
West : Details not available Marginal Space
13.2 | Latitude, Longitude & Co-ordinates of Flat o 119°24'17.0"N 72°49'28 4"E
14 | Extent of the site . | Carpet Area in Sq. Ft. = 402.98

(Area as per Site measurement)

Carpet Area in Sq. Ft. = 398.00
(Area As Per Agreement for sale)

Built Up Area in Sq. Ft. = 477.60

(Carpet Area + 20%)
15 | Extent of the site considered for Valuation : | Carpet Area in Sq. Ft. = 398.00
( Area As Per Agreement for sale)
16 | Whether occupied by the owner / tenant? If : | Tenant Occupied
occupied by tenant since how long? Rent
received per month. Tenant Name : Miss. Swati Singh
Il | APARTMENT BUILDING
1. | Nature of the Apartment . | Residential
2. | Location
C.T.S. No.
Block No. i
Ward No. sl
Village / Municipality / Corporation Village - Achole,

Vasai Virar City Municipal Corporation

Door No., Street or Road (Pin Code) . | Residential Flat No. 301, 3" Floor, Building No 5, Wing - H,
"Shanti Lifespaces Co-Op. Hsg. Soc. Ltd. ", Yashwant
Viva Township, Sector IV, New Vasai - Nallasopara Link
Road , Village - Achole, Nallasopara (East), Taluka - Vasai,
District - Palghar , PIN - 401 209, State - Maharashtra,
Country - India

3. | Description of the locality Residential / .| Residential
Commercial / Mixed
4. | Year of Construction .| 2013 (As per occupancy certificate)
5. | Number of Floors .| Part Ground + Part Stilt + 7 Upper Floors
®
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6. | Type of Structure R.C.C. Framed Structure
7. | Number of Dwelling units in the building 3“ Floor is having 4 Flats
8. | Quality of Construction Good
9. | Appearance of the Building Good
10. | Maintenance of the Building Normal
11. | Facilities Available

Lift 1Lift

Protected Water Supply Municipal Water Supply

Underground Sewerage

Connected to Municipal Sewerage System

Car parking - Open / Covered

Stilt Car Parking Space

Is Compound wall existing? Yes
Is pavement laid around the Building Yes
Il | Residential Flat
1. | The floor in which the Flat is situated 3 Floor

2. | Door No. of the Flat

Residential Flat No. 301

3. | Specifications of the Flat

Roof R. C. C. Slab

Flooring Vitrified Tile Flooring

Doors Teak Wood Door frame with Solid flush door

Windows Powder coated Aluminum sliding windows

Fittings Concealed plumbing with C.P. fittings. Electrical wiring with
concealed

Finishing Cement Plastering + POP Finish

4. | House Tax

Assessment No.

Details not available

Tax paid in the name of

Details not available

Tax amount

Details not available

5. | Electricity Service connection No.

Details not available

Meter Card is in the name of

Details not available

6. | How is the maintenance of the Flat?

Normal

7. | Sale Deed executed in the name of

Mr. Alok Kumar Tiwari

8. [ Whatis the undivided area of land as per Sale
Deed?

Details not available
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for new property (an evidence thereof to be
enclosed)

9. [Whatis the plinth area of the Flat? Built Up Area in Sq. Ft. =478.00
(Carpet Area + 20%)
10. | What is the floor space index (app.) As per local norms
11. | What is the Carpet area of the Flat? Carpet Area in Sq. Ft. = 402.98
(Area As per actual site measurement)
Carpet Area in Sq. Ft. = 349.00
Flower Bed Area in Sq. Ft. =20.00
Dry Balcony Area in Sq. Ft. =13.00
Carpet Area in Sq. Ft. = 398.00
(As Per Area Agreement for sale)
12. |IsitPosh /1 Class / Medium / Ordinary? Medium
13. |Is it being used for Residential or Commercial Residential Purpose
purpose?
14. | Is it Owner-occupied or let out? Tenant Occupied
15. | If rented, what is the monthly rent? X 9500/- Present rental income per month
IV | MARKETABILITY
1. | How is the marketability? Good
2. | What are the factors favoring for an extra Located in developed area
Potential Value?
3. | Any negative factors are observed which affect No
the market value in general?
V | Rate
1. | After analyzing the comparable sale instances, X 9524/- 10 X 13082/- per Sq. Ft. on Carpet Area
what is the composite rate for a similar Flat with X 7937/- to X 10910/- per Sq. Ft. on Built Up Area
same specifications in the adjoining locality? -
(Along with details / reference of at - least two
latest deals / transactions with respect to adjacent
properties in the areas)
2. | Assuming it is a new construction, what is the X 11,000/- per Sq. Ft.
adopted basic composite rate of the Flat under
valuation after comparing with the specifications
and other factors with the Flat under comparison
(give details).
3. | Break — up for the rate
. Building + Services X 2,500/~ per Sq. Ft.
[l. Land + others X 8,500/- per Sq. Ft.
4. | Guideline rate obtained from the Registrar's Office | : | X 69,600/- per Sq. M.

i.e. X 6,466/- per Sq. Ft.

®
/i Since 1989
. Vastukala Consultants (I) Pvt. Ltd.
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Guideline rate(an evidence thereof to be
enclosed)

X 64,254/ per Sg. M.
i.e. X 5,969/- per Sq. Ft.

Registered Value(if available)

N.A.

Vi

COMPOSITE RATE ADOPTED AFTER
DEPRECIATION

Depreciated building rate

Replacement cost of Flat with Services (v(3)i)

X 2,500/- per Sq. Ft.

Age of the building

11 years

Life of the building estimated

49 years Subject to proper, preventive periodic maintenance
& structural repairs.

Depreciation percentage assuming the salvage
value as 10%

16.50%

Depreciation Ratio of the building

Total composite rate arrived for Valuation

Depreciated building rate VI (a)

X 2,088/- per Sq. Ft.

Rate for Land & other V (3) i

X 8,500/~ per Sq. Ft.

Total Composite Rate

% 10,588/- per Sq. Ft.

Remarks

Details

of Valuation:

No.

Description

Qty.

Rate per unit ()

Estimated Value (X)

Present value of the Flat

398.00 Sq. Ft.

10,588.00

42,14,024.00

Wardrobes

Showcases

Kitchen arrangements

Superfine finish

Interior Decorations

Electricity deposits / electrical fittings, etc.

Extra collapsible gates / grill works, etc.

O || N[l bl w DD

Potential value, if any

N
o

Others / Car Parking

Total value of the property

42,14,024.00

Realizable value of the property

40,03,323.00

Distress value of the property

33,71,219.00

Insurable value of the property (477.60 X 2,500.00)

11,94,000.00

/i Since 1989
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Guideline value of the property (477.60 X 5,969.00) 28,50,794.00

Justification for Price / Rate

The Market Value of the property is based on facts of markets discovered by us during our enquiries, however the government
rate value in this case is less than the market value arrived by us. We are of the opinion that the value arrive by us will prove to
be correct if an Auction of the subject property is carried out. As far as Market Value in Index Il is concerned, it is not possible to
comment on same, may be government rates are fixed by sampling during same point of time in part and whereas, Market
values change every month.

In most of the cases the actual deal amount or Transaction value is not reflected in Index Il because of various Market

practices. As Valuer, we always try to give a value which is correct reflection of actual transaction value irrespective of any
factors in market.

Method of Valuation / Approach

The sales comparison approach uses the market data of sale prices to estimate the value of a real estate property. Property
valuation in this method 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 with the property in question. Some of these
include physical features such as square footage, number of rooms, condition, and age of the building; however, the most
important factor is no doubt the location of the property. Adjustments are usually needed to account for differences as no two
properties are exactly the same. To make proper adjustments when comparing properties, real estate appraisers must know the
differences between the comparable properties and how to value these 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
Residential Flat, we have adopted Sale Comparison Approach Method for the purpose of valuation .The Price for similar type of
property in the nearby vicinity is in the range of X 9524.00 to X 13082.00 per Sq. Ft. on Carpet Area / X 7937.00 to X 10910.00
per Sq. Ft. on BuiltUp Area. Considering the rate with attached report , current market conditions , demand and supply position,
Flat size, location, upswing in real estate prices , sustained demand for Residential Flat, all round development of Residential
and Commercial application in the locality etc. We estimate 10,588.00 per Sq. Ft. on Carpet Area for valuation.

Impending 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 X 9500/- Present rental income per month
Any likely income it may generate Rental Income
®
/i Since 1989
. Vastukala Consultants (I) Pvt. Ltd.
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Actual Site Photographs
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Route Map of the property

Note: Red marks shows the exact location of the property
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Ready Reckoner Rate
Department of

location Details

[Select Type ' Development Agreement

District Name I v

Attribute g Haw

Mahapalika Area

Open Land
21000

Registration & Stamps

' Tenant Occupied @Other

Vasai-Virar Muncipal ¢ ¥

Government Of Maharashtra

=** WWelcome to Valuation of Properties in Maharashtra ***

Division Name
Taluka Name

qug

49

Residence Office Shop

92900

Industry

69600 80400 80400

HEITSE MWMH=A

~ Village/Zone Name

SubZone Name

LoGouT

-#

Kokan ~ Help on Division

W (WA s v

8-IBATH T §AX A & v

Unit

Square Meter

Stamp Duty Ready Reckoner Market Value Rate for Flat 69600

Flat Located on 3" Floor -

Stamp Duty Ready Reckoner Market Value Rate (After 69,600.00 | Sg. Mtr. 6,466.00 | Sq. Ft.
Increase/Decrease) (A)

Stamp Duty Ready Reckoner Market value Rate for Land (B) 21000

The difference between land rate and building rate(A-B=C) 48,600.00

Percentage after Depreciation as per table(D) 11%

Rate to be adopted after considering depreciation [B + (C X D)] 64,254.00 | Sq. Mtr. 5,969.00 | Sq. Ft.

Multi-Storied building with Lift

For residential premises / commercial unit / office on above floor in multistoried building, the rate mentioned in the ready

reckoner will be increased as under:

Location of Flat / Commercial Unit in the
o Rate
building

a) | On Ground to 4 Floors No increase for all floors from ground to 4 floors

b) 5 Floors to 10 Floors Increase by 5% on units located between 5 to 10 floors
C) 11 Floors to 20 Floors Increase by 10% on units located between 11 to 20 floors
d) |21 Floors to 30 Floors Increase by 15% on units located between 21 to 30 floors
e) 31 Floors and above Increase by 20% on units located on 31 and above floors

Depreciation Percentage Table

Completed Age of Building in Years

Value in percent after depreciation

R.C.C Structure / other Pukka Structure

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

0to 2 Years

100%

100%

Above 2 & up to 5 Years

95%

95%

Above 5 Years

After initial 5 year for every year 1%
depreciation is to be considered. However
maximum deduction available as per this shall
be 70% of Market Value rate

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

VASTUKALA

Unlocking Excellence

Since 1989
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Property

Residential Flat

Source Nobroker.com
Floor -

Carpet Built Up Saleable
Area 402.00 482.40 -
Percentage - 20% -

Rate Per Sq. Ft.

311,443.00

39,536.00 -

€ NOBROKER

PAN
Q

Home / Flats for Sale in Mumbai

1 BHK Flat In Shanti Lifespaces 2 For Sale In...

Flats for Sale in Vasai / 1bhk Flat for Sale in Vasai

#46 Lacs
Loan Verified .

Property Details

in = Menu

Signup Loy

[

Need Home Loan 7

#26,364/Month 450
Estimated EMI v Sq.Ft Apply Loan
«.. 1Bedroom [ Aug 24,2024
« 2Bathroom

Dec 31,2024

Nearby: UCO Bank

Overview

Age of Building

Builtup Area

9 Fumishing Status

Floor

Philips Complex

Maintenance Charges

Miraj Cinemas Fun Fiesta

RAJHANS DREAMS EMERALD TOPAZ

1-3Years

4.9 Per Sq.Ft/M

450 Sq.Ft

2/12

YASHVANT GAURAV RIKSHA STAND

Ownership Type

== Flooring

Carpet Area

Facing

= Parking

Self Owned

Marble/Granite

402 Sq.Ft

Den't Know

Shanti Lifespaces 2

& ?ar F—’ﬁ full 7

Get Owner Details =

© Report what was not correct in this property

Listed by Broker Sold Out

Wrong Info

@ Price trends by NBEstimate

Activity On This Property
Q32 o0 t0

Powered By: NBEstimate

»

Similar Properties
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Price Indicators
Property Residential Flat
Source Nobroker.com
Floor -
Carpet Built Up Saleable
Area 688.00 825.00 -
Percentage - % -
Rate Per Sq. Ft. 313,081.00 310,909.00 -
€ NOBROKER = Pt Your Property. [ TARNNTSUNIS JREgO
/,\ 2 BHK Flat In Shanti Lifespaces 2 For Sale In Nalasopar... #90Lacs  ¥51,583/Month 825 Need Home Loan ?
L‘I Bl OCK-B. SHANT EE SPACES.|| 22202 7202 77000 1NN 77 77 Non-negotiable Estimated EMI v Sq.Ft kplyl.ﬂn

Home / Flats for Sale in Mumbai

Nearby: UCOBank PhilipsComplex Miraj Cinemas Fun Fiesta

RAJHANS DREAMS EMERALD TOPAZ

Overview

5-10 Years

Age of Building

Maintenance Charges ¥3.6 Per Sq.Ft/M

Builtup Area 825 Sq.Ft
Facing West
ém) Parking Bike And Car

Flats for Sale in Vasai / 2bhk Flat for Sale in Vasa

YASHVANT GAURAV RIKSHA STAND

©

Property Details

Ownership Type

Flooring

Furnishing Status

Floor

Gated Security

_ 2Bedroom - Jul29,2024

4 2Bathroom Immediately
Shanti Lifespaces 2

, Bike and Car an None

I

© Report what was not correct in this property

Listed by Broker Sold Out

Wrong Info

@ Price trends by NBEstimate m

Activity On This Property
Q.49 i | a0
Self Owned o

Zowered Sy : NBEstimate

Unfurnished | Fur

Similar Properties

2 BHK Flat In Shiv Shru...

Yes

Since 1989

¥ Vastukala Consultants (I) Pvt. Ltd.
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An ISO 9001 : 2015 Certified Company

»
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Sale Instances
Property Residential Flat
Source Index no.2
Floor -
Carpet Built Up Saleable

Area 378.00 453.60 -
Percentage - 20% -
Rate Per Sq. Ft. 39,524.00 %7,937.00 -

17723350 Tt w.2 gom Frevs : 98 g H.aws 3

12-09-2024 THTE@ : 17723/2024

Note:-Generated Through eSearch Module, For original el :

report please contact concern SRO office Regn:63m
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Sale Instances
Property Residential Flat
Source Index no.2
Floor -
Carpet Built Up Saleable

Area 398.00 478.00 -
Percentage - % -
Rate Per Sq. Ft. %10,616.00 38,839.00 -

16497533 T .2 g frdvs . W5 g Faws 4

15-03-2024

o PO : 16497/2023
gl ;
Regn:63m

A A4 : Al
(1) faerar v A
(2)dasan 4225000
(3) TERYG(MISUCCOrl FIeidadccIdR APERUN3861000

(4) Y-TT0, G T UGPHIT (3HEcaH)
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aifa. 8. R, fafegn .5, 3ex 4. 4, 7erda far 1o, ey od A sy, a1, 7, et
TR, AT . 8/1. 8% 44.37 . A1, fwam.( ( Survey Number : 49 TO 56 ;) )
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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 ¥42,14,024.00 (Rupees Forty Two Lakh Fourteen Thousand Twenty Four Only)
.The Realizable Value of the above property is ¥40,03,323.00 (Rupees Forty Lakh Three Thousand Three Hundred Twenty
Three Only). The Distress Value is ¥33,71,219.00 (Rupees Thirty Three Lakh Seventy One Thousand Two Hundred
Nineteen Only).

Place : Mumbai
Date : 21.09.2024

For VASTUKALA CONSULTANTS (1) PVT. LTD.

Director Auth. Sign.

Manoj Chalikwar

Govt. Reg. Valuer

Chartered Engineer (India)

Reg. No. IBBI/RV/07/2018/10366

Bank Of Baroda Empanelment No.: ZO:MZ:ADV:44.620

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
B (Rupees
only).
Date
Signature

(Name & Designation of the Inspecting Official/s)

Countersigned
(BRANCH MANAGER)

Enclosures
Declaration-cum-undertaking from the valuer (Annexure-1V) Attached
Model code of conduct for valuer - (Annexure V) Attached

/i Since 1989
¥ Vastukala Consultants (I) Pvt. Ltd.

VASTUKALA AN ISO 9001 : 2015 Certified Company

Unlocking Excellence
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(Annexure-IV)

DECLARATION-CUM-UNDERTAKING
[, Manoj Chalikwar do hereby solemnly affirm and state that:

a. | am a citizen of India.

b. 1 will not undertake valuation of any assets in which | have a direct or indirect interest or become so interested
at any time during a period of three 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 21.09.2024 is true and correct to the best of my
knowledge and belief and | have made an impartial and true valuation of the property.

d. My engineer Anwar Shaikh has personally inspected the property on 20.09.2024. The work is not sub -
contracted to any other valuer and carried out by myself.

e. Valuation report is submitted in the format as prescribed by the bank.

f. 1 have not been depanelled / delisted by any other bank and in case any such depanelment by other banks
during my empanelment with you, | will inform you within 3 days of such depanelment.

g. I'have not been removed / dismissed from service / employment earlier.

h. | have not been convicted of any offence and sentenced to a term of imprisonment

i. 1 have not been found guilty of misconduct in my professional capacity.

J. 'have not been declared to be unsound mind

k. 1am not an undischarged bankrupt, or has not applied to be adjudicated as a bankrupt;
l. 1 am not an u<ns1:XMLFault xmlns:ns1="http://cxf.apache.org/bindings/xformat"><ns1:faultstring xmlns:ns1="http://cxf.apache.org/bindings/xformat">java.lang.OutOfMemoryError: Java heap space</ns1:faultstring></ns1:XMLFault>