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1 VALUATION FEE
(Technical lnspection and Ceftification SeNices)
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TRAVELLING & OUT OF POCKET EXP.
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Maharashtra, Country - lndia
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A,/c No. : 340505000531
Branch & IFS Code: THANE CHARAI & |C1C0003405
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Valuation Report of the lmmovable Property

Details of the propertv under consideration:

Name of Owner Mr. Chandrabhushan Shivmohan Mishra & Mrs. Kusum Chandrabhushan Mishra

Residential Apartment No. SS-l / P-225, Grcund Floor, "Sukh Vaibhava Society", Sector - 4, Airoli, Navi

Mumbai, Taluka & District - Thane, PIN Code - 400 708, State - Maharashtra, Country - lndia.

Latitude Lonqitude: 19"09'08.5"N 72'59'49.9"E

Th-? : 101, 1st Floor, B Wing, Beth Shalom, Near Civil Hospital, Thane (W) - 400 601, (M.S.), INDIA
E-mail : thane@vastukala.org, Tel. i 80978 82976 / 90216 25621

\
CIN: U74120MH2010PTC207869

[,lSME Reg. No.: UDYAM-MH-18-0083617

An ISO 9001:2015 Certified Company

9

q9e
do o

Our Pan India Presence at :

9 llumboi 9 Aurongobcd 9 Pune ! lollot
9 Ihons 9 llonded :' lndore 9 loipur
9 00lhi il(l I il$tit 9 Ahmcdohd t hipur

I nq[ ml6 : B1-ool, u/B FIoq Boomerdng,
Chandivali Farm Road, Andheri (East),
ItrtE - 400 072, (M.s.), INDIA

e febFax | +91 22 28377325124

mumbai@vastukala.orq

Vostuk olo
Consullonts (l) Pvt. Ltd. Think.tnnovate.creare G

Valuation Done for:
SVC Co-Operative Bank Ltd.

Koparkhairane Branch
FAM CHSL, Shop No. 5A to 9A Ground Floor, Plot N0.19 & 19 A Sector, Koparkhairane,

Navi Mumbai, State - Maharashtra, Country - lndia.
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CIN: U74120MH2010PTC207859
MSME Reg. No. : LJDYAM-MH-18-0083617

An ISO 9001:2015 Certrfred Company
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Vasbflhane]10/202314,t8723031 67
2320-3Bt+SRJ VS

Date:23.10.2023

VALUATION OPINION REPORT

This is to certify that the property bearing Residential Apartment No. S$l / P-225, Ground Floor, "Sukh

Vaibhava Society", Sector - 4, Airoli, Navi Mumbai, Taluka & District - Thane, PIN Code - 400 708, State -
Maharashtra, Country - lndia belongs to Mr. Chandrabhushan Shivmohan Mishra &

Mrs. Kusum Chandrabhushan Mishra.

Bounda es

North

South

East

West

Room No. SS-l / P/224

Room No. S$l / P/226

Room No. SS-21 P1221

Room No. SS1-P/173

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

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

property premises can be a$sessed for this particular purpose at t 21,87,0fl1.00 (Rupees Twenty One Lakh

Eighty Seven Thousand Fifty Only).

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

taken into considerations while preparing this valualion report.

For VASIUKALA CONSULIANIS (l) PW. LTD.

Sharadkumar
B. Chalikwar

Oiglr.llysi9r.d bt shmdturor B OElald
r,lr d=!ha&mr& (h.lt*i Gvtsin .
a@!!lt a (D Pvt Lrd..6clD,
nl.l<6d€var,td.r9 Flx
D.E lo2l,lo:t 10!.611 +l)Jsd \,^o\

Director
Sharadkumar B. Chalikwar Govt.

Reg. Valuer
Chartered Engineer (lndia)

Reg. No. (N) CCIT/1-1415212008-09 .

Auth. Sign.
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Vastukala Consultants (l) h/t. Ltd.
B1-001, U/B Floor, Boomerang, Chandivali Farm Road, Powai, Andheri (East), Mumbai -400072

To,

The Branch Manager,
SVC Co-Operatlve Bank Ltd.
Koparkhairane Branch
FAM CHSI, Shop No. 5A to 9A Ground Floor,

Plot N0.19 & 19 A Sector, Koparkhairane,

Navi Mumbai, State - Maharashtra, Country - lndia.

VALUATON REPORT (rN RESPECT OF RESTDENTTAL APARTMENT)

I General

1 Purpose for which the valuaton is made

2 a) Date of inspection 19.10.2023

b) Date on which the valuation is made 23.10.2023

3 List of documenb produced for perusal:

l. Copy of Agreement for sale dated 03.02.2015 betrreen Smt. Satyabhama R. Vishwakarma (Vendo4

and Mr. Chandrabhushan Shivmohan Mishra & Mrs. Kusum Chandrabhushan Mishra (Purchaser).

ll. Occupancy Ce ficate No. NMMC / NRV / 1980 / 2000 dated 13.06.2000 issued by Navi Mumbai

Municipal Corporation.

lll. CopyofAllotmentLetterRef.No.MM: S91 /Airoli/1210dated03.07.1987issuedbyCIDCO.

lV. Copy of Previous Valuation Report Ref. No. VKA-FEB.15/SBH-014/SS dated 03.02.2015 issued by

Vivek Kulkami & Associates.

4 Name of the owne(s) and his / their address
(es) with Phone no. (details of share of each
owner in case ofjoint ownership)

Mr. Chandrabhushan Shivmohan Mishra &
Mrs. Kusum Chandrabhushan Mishra.

Address: Residential Apartnent No. SS-l / P-225,

Ground Floor, "Sukh Vaibhava Society", Sector - 4,

Aimli, Navi Mumbai, Taluka & District - Thane, PIN

Code - 400 708, State - Maharashtra, Country - lndia.

Contact Person:
Mr. Chandrabhushan Mishra (Owner)

Contact No: 9820388073

Joint 0wnership
Details of owneBhip share is not available

5 Brief description of the property (lncluding

Leasehold / freehold etc.)

The property is a Residential Apartment is of Ground +
'lst Floor & Tenace. The property is at 950M. walkable
distance from nearest railway station Airoli. The
composition of Apartment is as under:

Floor Composition
Gound
Floor

Hall + Kitchen + 1 Toilet & lntemal
Staircase access to upper floor

'l't Floor Hall + Kitchen + 1 Toilet & lntemal
Slaircase access to upper floor

Tenace 1Hall + IToilet

To assess value of the property for Bank Loan Purpose.

\ Vostukolo Consultonts (t) Pv . LI\J.
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6 Location of property

a) Plot No. / Survey No Sector -
b) Door No Residential Apartment No. SS-l / P-225

c) T.S. No. / Village Village - Airoli

d) Ward / Taluka Taluka - Thane

e) Mandal / District District - Thane

f) Date of issue and validity of layout of

approved map / plan

The prcperty is constlcted by CIDCO. CIDCo iEel{ is

an issuing authority.

s) Approved map / plan issuing authority

Whether genuineness or authenticity

of approved map/ plan is verilied

N.A

Any other commenb by our

empanelled valuers on authentic of

approved plan

No

7 Postal address of the property Residential Apartment No. S$l / P-225, Ground Floor,

"Sukh Vaibhava Society", Sector - 4, Airoli, Navi

Mumbai, Taluka & District - Thane, PIN Code - 400 708,

State - Maharashtra, Country - lndia

8 City / Town Airoli, Navi Mumbai

Residential area Yes

Commercial area No

lndustnal area No

o Classification of the area

i) High / Middle / Poor Middle Class

ii) Urban / Semi Urban / Rural Urban

10. C,oming under Corporation limit / Village

Panchayat / Municipality

Village - Aimli

CIDCo / Navi Mumbai Municipal Corporation

11 Whether covered under any State / Central

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

Act) or notified under agency area/ scheduled

area / cantonrnent area

No

12 Boundaries

Building As per document

North Room No. SS-l / P/223 Details not given

South Room No. SS-l / P/226 Details not given

East Room No. SS-2 I P1221 Details not given

West Room No. SS1-P/173 Details not given

Shop Cum Apartment As per actual site As per document

North Room No. SS-l / P/223 Details not given

South Room No. SS-l / P/226 Details not given

East Room No. SS-2 I P1221 Details not given

h)

i)

As per actual slte

Vosl ((
\

5
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West Room No. SSl-P/173 Details not given

'13 Dimensions of the site N.A., As the property is under consideration is

Residential house.

14 Extent of the site as actual site
Carpet Area in Sq. Ft.Floor

209.00Ground Floor
202.001$ Floor
233.00Tenace

Floor Built Up Area in Sq. Ft.

Ground Floor 155.00

14 Latitude, Longitude & Ceordinates of
Residential Apartment

15 Extent of the site mnsidered for Valuation
(least of 13A& 138)

As oer Occupancv Certifi cate. Built Uo Area are as
under:

Floor Built Up Area in Sq. Ft,

Ground Floor 155.00

il APARTMENT BUILDING

1 Nature of the Apartment Residential

Location

Village - Airoli

Block No

Ward No.

Village / Municipality / Corporation Village - Airoli

CIDCO / Navi Mumbai Municipal Corporation

Door No., Street or Road Reside tial Apartrnent No. S$l / P-225, Ground Floor,

"Sukh Vaibhava Society", Sector - 4, Airol, Navi

Mumbai, Taluka & Distict - Thane, PIN Code - 400 708,

Stale - Maharashtra, Country - lndia

3 Description of the locality Residential /
Commercial / Mued

Residen0al

4 Year of Construction 2000 (As per ftcupancy Certiticate)
( Number of Floors Ground + 1'r Upper & Tenace

Type of Structure Load bearing Structure

7 Number of Dwelling units in the building

8 Quality of Construction Good

Appearance of the Building Good

Maintenance of the Building Good

11 Facilities Available

Lift No Lift

Protected Water Supply Municipal Water supply

Underground Sewerage Connected to Municipal Sewerage System

Car pa*ing - Open / Covered open Parking

As per occupancv Certiflcate Built Up Area are as

1 9"09',08.s',N 72'59'49.9"E

C.T.S. No.

6

0

10

\
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ls Compound wall exisling? No

ls pavement laid around the building No

ilr Residential Apartment

The floor in which the Residential Apartment is
situated

Ground Floor

2 Door No. of the Residential Apartment Residential Apartment No. SS-l / P-225

3 Specifications of the Residential Apartment

Roof R.C.C. Slab

Flooring Vitrified tiles flooring

Doors Teak Wood door frame with Flush Shutter with

Wndows Aluminum Sliding windows

Fittings Concealed plumbing with Concealed fittings.

Electrical wirinq with Concealed & Casinq Cappinq

Finishing Cement Plastering with POP finishing

4 House Tax

Assessment No Details not available

Tax paid rn the name of: Details not available

Tax amount: Details not available

5 Electricity Service conneclion No.: Details not available

Meter Card is in the name of: Details not available

6 How is the maintenance of the Residential

Apartment?
7 Sale Deed executed in the name of Mr. Chandrabhushan Shivmohan Mishra &

Mrs. Kusum Chandrabhushan Mishra

I What is the undivided area of land as per Sale

Deed?

Details not available

I What is the plinth area of the Residential

Apartment? under:

10 What is the ioor space index (app.) As per Local norms

11 Wlat is the Carpet Area of he Residential

Apartment?

12 ls it Posh / I Class / Medium / Ordinary? Middle Class

13 ls it being used for Residential or Commercial
purpose?

Residential purpose

14 ls it owneroccupied or let out? Tenant Occu ied Details are as under: -

Floor Name Rented
Since

Present
Rental

t 7,000.00Ground
Floor

Tenant - Mr
Shridhar

2 Years

'lrr Floor & Tenace Area Owner Occupied

15 lf rented, what is the monthly rent?

1

Good

As Der Occupancv Certificate. Built Up Area are as

Vostukolo consr
\
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IV MARKETABILITY

1 How is the marketability? Good

2 What are lhe factors favouring for an extra
Potential Value?

Located in developed area

3 Any negative factors are observed which affect
the ma*et value in general?

No

Rate

After analyzing the comparable sale instances,
what is the composite rate for a similar Flat
with same specifcatons in the adioining
locality? - (Along with details / reference of at
- least two latest deals / transactions with
respect to adiacent properties in the areas)

t 13,000.00 to t 15,000.00 per Sq. Ft. on Built Up Area

2 Assuming it is a new construction, what is the
adopted basic mmposib rab of tp Flat under
valuation after comparirg wih fE
specifications and other factols wih the Flat
under comparison (give detaib).

t 14,800.m per Sq. Ft. on Built Up Area

3 Break - up for the rate

l. Building + Services t 2,000.00 per Sq. Ft

ll. Land + others I 12,800.00 per Sq. Ft.

4 Guideline rate obtained fnom the Govemment
Portal (an evidence thereof to be enclosed)

t 73,700.00 per Q. M.

i.e.t 6,847.00 per Sq. Ft.

4A t 63,718.00 per Sq. M.

i.e. I 5,920.00 per Sq. Ft.

VI

Depreciated building rate

Replacement cost of Flat with Services (v(3)i) t 2,000.00 per Sq. Ft.

Age of the buildino 23 years

Life of the building estimated 37 Years Subject to proper, preventive periodic

maintenance & structural repairs.
Depreciation percentage assuming the
salvage value as 10%

34.500/o

Depreciated Ratio of the building

b Total composite rate arrived for Valuation

Depreciated building rate Vl (a) t 1,3'10.00 perSq. Ft.

Rate for Land & other V (3) ii t 12,800.00 per Sq. Ft.

Total Composite Rate t 1,41 10.00 per Sq. Ft

Rema*s:
1. As per Agreenent for sde, the propeily is ot Ground Floor only. But as por site inspection the Prcpaily

is of Arcund + 1d Floot + Terrace & Temce area covercd with AC sher.t Roofing. hnstruction
pemrssion for the 1st Floor & Tenace is not ptovided, hena the same is not @nsidorod for the
valuation purpose.

2. As per site measwement, the caryet of Residential Apaftnent is tA4.00 (ncluding Gnund Ftoor is
209.00 Sq. Ft. & 1s floor is 202.00 Sq. Ft.) and Tena@ Arca is 233. Sq. Ft. But as pet agreement, the
buift-up area of Residential Apartment on Ground floor is 155.00 sq. ff. As here is no documentary
evidence for the ownership of this additional area, for the Valuation we have mnsidered area as per
documentlonly.

1

Guideline rate (after Depreciation)

COMPOSITE RATE ADOPTED AFTER
DEPRECIATION

a

t
LVosl ,lkolo Cons (l) Pr

,/
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Details of Valuation:

Approach adopted for valuation: Sales Comparison 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 comparjng a property to other similar

properties that have been recently sold. Comparable properties, also known as comparable, or

comps, must share certain features wittr the property in question. Some of these include physical

features such as Euare footage, number of rooms, mndition, and age of the building; however, the

most important factor is no doubl 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 Apartment, where there are

typically many comparable available to analyze.

As the properly is a Residential Apa(ment, 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

t '13,000.00 to t 15,000.00 per Sq. Ft. on Built Up 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 Flal, all round development of residential application in

the locality etc. We estimate t 14,110.00 per Sq. Ft, on Built Up Area for valuation,

a

a

Sr,
No.

Description Area in
Sq. Ft

Rate per
unit [t]

Estimated
Value (t)

1 Present value of the Residential Apartment (lncluding

Car Parking, lf Provided)

155,00 14,110.00 21,87,050.00

2 Wardrobes
3 Showcases

4 Kitchen ananqements
5 Superfine finish

6 lnterior Decorations

7 Electricity deposits / electrical fittrngs, etc

Extra collapsible gates i grill works etc

9 Potential value, if any
10 0thers

Fair Market value of the property 21,87,0s0,00

Realizable value of the property 19,68,34s,00

Distress Value of the property '17,49,640.00

lnsurable value of the property (,l55.00 Sq. Ft. x 2,000.00) 3,10,000.00

Guideline value of the property (,l55.00 Sq. Ft. x 5,920.00) 9,17,600.00

Vostuk
5

(
0

ts {l) Pvt. Lt\,
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Actual site photographs
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Route Map of the propertv

Latitude Lonoitude 19'09'08.5"N 72'59"19.9"E
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Buildino not havino lift
The following table gives the valuation of residential building /flat / commercial unit / ofllce in such building on above
floor where there is no lift. Depending upon the floor, ready reckoner rates will be reduced.

Table - D: Dsprsciation Psrcsntaoe Table

Stamp Duty Ready Reckoner l\4arket Value Rate for Flat 73,700.00
No Reduced

Stamp Duty Ready Reckoner illarkot Value Rate (After 5,920.00)
(A)

73,700.00 Sq. ilt. 6,847.00 Sq. Ft.

Stamp Duty Ready Reckoner Market Vahie Rate for Land (B) 30,300.00

The difference betu/een land rate and building rale (A - B = C) 43,400.00

Depreciation Percentage as per table (D) [1000/0-230/6]
(Age of the building - 23 Years)
Rate to be adopled after considering depreciation [B + (C x D)] 63,718.00 Sq. Mt. Sq. Ft.

Rate to be adopted

a) Ground Floor / Stilt Floor 100Y0

b) First Floor 95%

c) Second Floor 90%

d) Third Floor 85Yo

e) Fourth Floor and above 80%

Completed Age of
Building in Years

Value in percent after depreciation

R,C.C. Structure / other Pukka Structure

0 to 2 Years 100% 100vo
Above2&uptoSYears 95% 95%
Above 5 Years After initial 5 year for every year 1%

depreciation is to b€ 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 mnsidered. However
maximum deduction available as per this
shall be 85% of Market Value rate

'@)

5,920.00

Floor on which flat is located

Ce$ed Bullding, Half or Semi- Pukka
Struclure & Kaccha Structure.

\ Vostukolo l!L-.J
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Price lndicators
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Price lndicators

Vostukolo Consultonts (l) Pvt. Ltd
An ISO 9001:2015 Certified Company www.vastukala.org
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As a resutt of my appraisal and analysis, it is my mnsidered opinion that Value the present fair market value of

the above property in the prevailing condition with aforesaid specifications is t 21,87,050.00 (Rupees Twenty

One Lakh Eighty Seyan Thousand Fifty Only).

Place: Thane

Date: 23.10,2023

For VASTUKALA CONSULTANTS (l) PW. LTD.

Sharadkumar
B. Chalikwar
Director Auth. Sign,

Sharadkumar B. Chalikwar

Govt. Reg. Valuer
Charter€d Engineer (lrdia)
Reg. No. (N) CCIT/1-14I5212008-09

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

We are satisfied hat ttE fuir and reasonable ma*et value of the property is

t- (Rupees

Date

Signafure
(Name & Designation of he lnspecting Official/s)

Countersigned
(BRANCH MANAGER)

Enclosures

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

Model code of conduct for valuer (Annexure - ll) Atached

Vostukolo Consultonts (l) Pvi. Ltd

olgn D, fgftd b, Sh.dhrrE 8. Or&yr
Dl'l(F tl,.dh,lE 8.ChClh,{,
o=vdr*.L con$t!.m5 [) +v. lr.L
otf.<no,.rndi{fi,.|!6r&b-o.9 cltl
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(Annexure - l)

DECLARATION.CUM.UN DERTAKING

l, Sharadkumar Chalikwar son of Shri. Baburao Chalikwar do hereby solemnly aflirm and state
that:

I am a citizen of lndia.

I will not undertake valuation of any assets in vlhich lhave 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.

The information fumished in my valuation report dated 23.10.2023 is true and
conect to the best of my knowledge and belief and I have made an impartial and
true valuation of the property.

l/ my authorized representative has personally inspected the property 19.10.2023
The work is not sub - contracted to any other valuer and carried out by myself,

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

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

I have not been removed / dismissed from seMce / employment earlier

I have not been convicted of any offence and sentenced to a term of
imprisonment

I have not been found guilty of misconduct in my professional capacig.

I have not been dedared to be unsound mind

I am not an undischarged bankrupt, or has not applied to be adjudicated as a
bankrupt;

l. I am not an undischarged insolvent.

m I have not been levied a penalty under section 271J of lncome-tax Act, '1961 (43

of 1961) and time limit for filing appeal before Commissioner of lncometax
(Appeals) or lncome-tax Appellate Tribunal, as the case may be has expired, or
such penalty has been confirmed by lncometax Appellate Tribunal, and five
years have not elapsed after levy of such penalty

c

d

e

f

s

h

k.

\ Vost (olo Cons
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My PAN Card number as applicable is AEAPC0117Q

I undertake to keep you informed of any events or happenings which would make

me ineligible for empanelment as a valuer

lhave not concealed or suppressed any material information, facts and records

and I have made a complete and full disclosure

I have read the Handbook on Policy, Standards and procedure for Real

Estate Valuation, 2011 of ttre IBA and this report is in conformity to the

"standards' enshrined for valuation in tre Part - B of the above handbook to the

best of my ability.

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 the
prescribed format of the bank.

I abide by the Model Code of Conduct for empanelment of valuer in the Bank.

(Annexure V - A signed copy of same to be taken and kept along with this

declaration)

u

w

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

I am the Director of the company, who is competent to sign this valuation report.

I will undertake the valualion work on receipt of Letter of Engagement generated from the

system (i.e., LLMS / LOS) only.

Further, I hereby provide the following information

t.

x

I have not been convicted of an offence connected with any proceeding under the

lncome Tax Act 1961, Wealth Tax Act 1957 or Gift Tax Act 1958 and

s.

\ Vostukqlo Consultr
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Sr.
No.

Particulars Valuer comment

I background information of the asset being
valued;

The property under consideration was purchased

by l/r. Chandrabhushan Shivmohan Mishra & Mrs.

Kusum Chandrabhushan Mishra from Smt.

Satyabhama R. Vishwakarma vide Agreement for
sale dated 03.02.2015.

2 purpose of valuation and appointing authodty As per the request from SVC Co-Operative Bank
Ltd., Koparkhairane Branch to assess fair market
value o, the property for Bank Loan Purpose.

3 identity of the valuer and any other experts
involved in the valuation;

Sharadkumar B. Chalikwar - Regd. Valuer
Rajesh Ghadi- Valuation Engineer
Vaishali Sarmalkar - Technical Manager
Pratibha Shilvanta - Technical Officer

4 We have no interest, either direct or indkect, in
the property valued. Further to state that we do
not have relation or any connection with property
owner / applicant direclly or indirectly. Furlher to
state that we are an independent Valuer and in
no way relaled to property owner / applicant

5 date of appointment, valuation date and date of
report;

Date of Appointrnent - 19.10.2023
Valuation Date - 23.'10.2023
Date of Report - 23.10.2023

inspections and/or investiqations undertaken; Physical lnspection done on 23.10.2023

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

. Market Survey at the time of site visit

. Ready Reckoner rales / Circle rates

. Online search for Registered Transactions

. online Price lndicators on real estate portals

. Enquiries with Realestate consultants

8 procedures adopted in carrying out the
valuation and valuation standards followed;

Comparatrve Sales Method / Ma*et Approach

I restrictions on use of the report, if any; This valuation is for the use of the pafty to whom
it is addressed and for no other purpose. No
responsibility is accepted to any third party who
may use or rely on the whole or any part of this
valuation. The valuer has no pecuniary interest
that would mnllict with the proper valuation of the
propeo.

10 major factors that t €re taken into account
during the valuation;

cunent market conditions, demand and supply
position, Residential Flat size, location, upswing
in real estate prices, sustained demand for
Residential Flat, allround development of
commercial and residential application in the
locality etc.

Caveats, limilations 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
valuation report.

Attached

\1'

rF
-t\I

disclosure of valuer interest or conflict, if any;

b.

11.



Valualtoi Ropod PrEpaEd For SVC Ceoperdlive 86r* L6"i Kopafihdr le 8rrldl / lit. ChandEbhushan Shivmoh{ Mishrc (44E72303167) Pagg 19 ol26

Alsumptions, Disclaimers, Limitations & Qualifications

Value Subi€c{ to Change

The subiect appraisal exercise is based on prevailing market dynamics as on 23d octobgr 2023 and

does not take into account any unfoeseeable developments which could impact the same in the future.

Our lnvestigations

We are not engaged to cany out all possible investigations in relation to lhe subject property. Where in

our eport u/e itlentify certain limitations to our investigations, this is to enable the rcliant party to instruct further

investigalions wherc consklered appropriate or where live recommend 6 necessary prior to reliance. Vastukala

Consultants lndia hd. Lb. (VCIPL) is not liable lor any loss occasioned by a decision not to conduct further

investigations

Assumptions

Assumptions are a necessary pafi of undertaking valuations. VCIPL adopts assumptions for the

purpose of providing valuation advise becruse some matters are not capable ol accunte calculations or fall

outside the smpe of our expertise, or out instructioN. The reliant party accepb that the valuation contains

certain specific assumptions and acknowledge and acc€pt he risk of hat if any of the assumptions adopted in

the valuation are inconect, then this may have an effect on the valuation.

lnformation Supplied by Others

The appraisal is based on the inlormation provirled by the client. The same has been assumed to be

corect and has been used for appraisal exercise. Where it is stated in the report thal another party has supplied

information to VCIPL, this information is believed to be reliable but VCIPL can accept no responsibility if this

should prove not to be so.

Future MatteE

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

as an estimate and/or opinion based on he informatjon known to VCIPL at the date of his document. VCIPL

does not wanant that such statemenb are accufttte or corTect.

Itap and Plans

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

assume no responsibility in connection wilh such matters.

Site Details

Based on inputs received from Client and site visit conducted, we undenstand that tre subject property is

Residential Apartment admeasuring Bullt up fuea = 155.00 Sq. Ft. in the name of illr. chandrabhushan

Shivmohan Mishra & Mrs. Kusum Chandrabhushan Mishra. At present, the property is Owner Occupied.

-{Vostukolo Consultonts Ill Pvt. Ltd.
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Fudher, VCIPL has assumed that the subject property is free fmm any encroahment and is available as on the

date of the appraisal.

Property Tltle

Based on our drscussion with the Client, we understand that the subiect pmpeo is owned by Mr.

Chandrabhushan Shlvmohan Mlshra & MrB. Kusum Chandrabhushan llshra. For the purpose of this

appraisal exercise, we have assumed that the subiect property has a clear title and is fiee from any

encumbrances, disputes and claims. VCIPL has made no fu her enquiries with the relevant local authorities in

this regard and does not certity the pmperty 6 having a clear and marketable title. Further, no legal advice

regading the title and owneBhip of the subject pmperty has been obtained for the purpose of this appraisal

exercise. lt has been assumed that the tite deeds are clear and marketable

Environmental Condltlons

We have assumed hat the subject prcperty is not mntaminated and is rpt adversely athcted by any

existing or proposed environmental law and any processes which are caried out on he property are reguhted

by environmenlal legislation and are propedy licensed by tre appropriate authorities.

Araa

Based on the information provided by the Client, we understand that subject property is Residential

Apartment admeasuring Built Up Area = 155,00 Sq. Ft

Condition & Repair

ln the absence of any information to the contmry, t/ve have assurned that there are no abnormal ground

conditi:ns, nor archaeological remains present which might advenely aftct the curent or future occupation,

development or value of the property. The property is free from rat, infestation, struclural or latent defect. No

cunenuy known deleterious or hazardous materials or suspect techniques will be used in the construction of or

subsequenl alteration or ddiljons to the pmperty and commenls made in the prcpelty details do not purport to

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

an implied representation or statement about such parb

Valuation Methodology

The sales mmparison 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 propefty to other similar propertres hat have

been recently sold. Comparable properties, also known as comparable, or comps, must share certain features

with the property in question. Some of these include physical features such as square lootage, number of rooms,

condition, and age of the building; however, the most important factor is no doubt the location of the property.

Adjustrnents arc usually needed to account for differences as no two properties are exactly the same. To make

proper adjustrnents when comparing properties, real estate appraisers must know the diffurences between the

comparable properties and how to value these difierences.

\ Vostukolo Consultonts (
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The sales comparison approach is commonly used for Residential Apartrnent, where there are typically many

comparable available to analyze, As the property is a Residential Apaftment, we have adopted Sale Comparison

Approach Method for the purpose of valuation.

ln case of inadequate recent transaction activity in the sub.iec{ micro-ma*et, the appraiser would collate

details of older transactions. Subsequently, the appraiser would analyse rental / capital value trends in the

subiect micrc-market in order to cahulate the percentage increase / decrease in values since he date of the

identified transactions. This percentage would hen be adopted to proiect he curent value of ttre same.

Where reliarrce has been placed upon extsmal sources of hformation in applyiru he valuation

methodologies, unless otheMise specifically insbucd by Client and/or slated in the vdualion, VCIPL h6 not

independently verified that informatft:n aM VCIPL does not dvise nor accept it m reliable. The person or entity

to whom the report is addrcssed acftnodedges ard accepts tte risk hat if any of te unsified inbrmation in tp
valuation is inconect, then this may have an effect on the valuatlon.

Not a Structural Survey

We state that this is a valualion report and not a structural survey

Other

All measuremenb, areas and ages quoted in our report are approximate

Legal

We have not made any allowances wittr respect to any exbling or proposed local legislation relating to

taxation on calization of the sale value of the subject property. VCIPL is not required b give testimony or to

appear in court by reason of this appraisal report, with rcbrcnce h he property in question, unless anangement

has been made hereof. Further, no legal advice on any as@b has been obtained for the purpose of this

appraisal exercise

Property specllic assumptlons

Based on inputs received fiorn the client and site visit mnducted, re understand hat the subject

pmperty is Residential Apartment admeasuring Bullt Up Area = 155.fi1 Sq. Ft.

Vostukolo co
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ASSUMPTIONS, CAVEATS. ITATION AND DISCLAIMERS

We assume no responsibility for matters of legal nature affecting the property appnaised or the title
thereto, nor do we render our opinion as to the tjtle, which is assumed to be good and marketable.

The property is valued as though under responsible ownership.

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

It is assumed that there are no hidden or unapparent conditions of the subsoil or structure that would
render it more or less valuable. No responsibility is assumed for such conditions or for engineering that
might be required to discover such hctoB.

There is no direcU indirect interest in the property valued.

The rates for valuation of the property are in acmrdance with the Govt. approved rates and prevailing

market rates.

5.

6.

Vostukolo Consultonts (l) Pvt. Ltd\ v

1
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(Annexure - ll)

MODEL CODE OF COIIDUCT FOR VALUERS

lntegrity and Falrness

1. A valuer shall, in the conduct of his/its business, follow high standards of integrity and fairness in all
his/its dealings with his/its clients and other valuers.

2. A valuer shall maintain inlegrity by being honest, straightforward, and forthright in all professional
relationships.

3. A valuer shall endeavour to ensure that he/rt provides true and adequate infomation and shall not
misrepresent any facts or sifuations.

4. A valuer shall refrain from being involved in any action that lvould bring disrepute to the profession.

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

Professlonal Gompetence and Due Care

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

7. A valuer shall carry out profussional services in accordance with the relevant technical and
professional standards lhat may be specified ftom time to time.

8. A valuer shall continuously maintain professional knowledge and skill to provide compelent
professional service based on up-tcdate developments in practice, prevailing regulations /
guidelines and techniques.

9. ln the preparation of a valuation report, the valuer shall not disclaim liability for his/its expertise or
deny his/its duty of care, except to the extent that the assumptions are based on statements of fact
provided by the company or ils auditors or consuhants or information available in public domain
and not generated by the valuer.

'10. A valuer shall not carry out any inslruction of the client insofar as they are incompatible with the
requrrements of integrity, obiectivity and independence.

1 '1. A valuer shall cleady 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 arrangement wth other valuers.

lndependence and Disclosure of lnterest

12. A valuer shall act with objectivity in his/its protessional dealings by ensuring lhat his/its decisions
are made without the presence of any bias, conflict of interest, coercion, or undue influence of any
party, whether directly connected to the valuation assignment or not.

'13. A valuer shall not take up an assignment if he/it or any of his/its relatives or associates is not
independent in terms of association to the company.

Vostukolo Consultonts (l) Pv C
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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 clients, possible sources of conflicts of duties
and interests, while providing unbiased services.

16. A valuer shall not deal in securities of any subject company afier any time when he/it lirst becomes
aware of the possibility of his / its association with the valuation, and in accordance with the
Securities 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 valuations' in order lo
cater to a company or clienfs needs.

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

19. ln any faimess opinion or independent expert opinion submitted by a valuer, if there has been a
prior engagement in an unconnected transaction, the valuer shall declare lhe association with
the company during lhe last five years.

Confidentiality

20. A valuer shall not use or divulge to other cllents or any other party any confidential information
about the subiect company, which has come to his / its knowledge without proper and specific
authonty or unless there is a legal or professional right or duty to disclose.

lnformation Management

2'1. A valuer shall ensure that he/ it maintains written contemporaneous records for any decision taken,
the reasons for taking the decision, and the information and evidence in support of such decision.
This shall be maintained so as to suffciendy enable a reasonable person to take a view on the
appropriateness of his /lts decisions and actions.

22. A valuer shall appear, co-operate and be availabb for inspections and investigations carried out
by the authority, any p€rson 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 dl information and records as may be required by the authority, the Tribunal,
Appellate Tribunal, the rcgistered valuers organisation with which he/it is registe red, or any other
statutory regulatory body.

24. A valuer while respecting the confidentiality of information acquired during the course of performing
professional seMces, shall maintain proper working papers for a period of three years or such
longer period as required in its contract for a specific valuation, for production 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.
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Gifts and hospitality:

25. A valuer or his / its relative shall not accept gifis or hospitality which undermines or afiects 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 Section 2 ofthe Companies Act, 2013 ('18 of 20'13).

26. A valuer shall not offer gifts or hospitality or a financial or any other advantage to a public servant

or any other person with a view to obtain or retain work for himself / itself, or to obtain or retain an
advantage in the conduct of profession for himself / itself.

Remuneration and Costs.

27. A valuer shall provide services for remuneration which is charged in a transparent manner, is a
reasonable rellection of the work necessarily and propedy undertaken, and is not inconsistent with
the applicable rules.

28. A valuer shall not accept any fees or charges other than those which are disclosed in a written
contracl with the person to whom he would be rendering service.

Occupatlon, employabllity and restrlctlons.

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 hid its osignmenb.

30. A valuer shall not conduct business which in the opinion of the authority or lhe registered valuer
organisation discredits $e profession.

Miscellaneous

31. A valuer shall refrain from undertaking to review the work of another valuer of the same client
except under written orden from the bank or housing finance institutions and with knowledge of the
concemed valuer.

32, A valuer shall follow this code as amended or revised from time to time.
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'The most probable pice, as of a specitied date, in cash, terms equivalent to cxh, or in other pr*isely revealed

terms for whi& the spocified propely ights would sell afrer reasonable exposure in a competitive ma*et under

dl anditions requisite to a fair sale, wi t he buyer and seller each acting pntentU knowledgeably and for self

interesf assumrhg fr d neiher is under undue duress'.

Fundamental assumptions and conditions presumed in this definition are

1. Buyer and seller are motivated by self-interest.

2. Buyer and seller are well inforrnd and are acting prudenty.

3. The pmperty is exposed for a reasonable time on the open market.

4. Payment is made in cash or equivalent or in specrfied finarring terms.

DECLARATIOI{ OF PROFESSIONAL FEES CHARGED

We hereby declarc that, our professional fees are not contingent upon he valuation findings. However, if the

statute AND/OR clienb 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 charged accordingly.

VALUATION OF THE PROPERTY PREMISES

Considering various parameters recorded herein above, existing economic scenario, and the infomation that is

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

opinion that, the property premises can be assessed for tris particular purpose at t 21,87,050.00 (Rupees

Tweng One Lakh Eighty Seven Thousand Fifty Only).

For VASIUKALA CONSULTANIS (l) PW. LTD.

Sharadkumar ;f",::i.j:.:::i::::: \
B. chalikwar d:ig-;"1=;ffi'l,r;*,.-"\"'^\
Director Auth. Sign.
Sharadkumar B. Challkwar

Go(. Reg. Valuer
Chartered Engineer (lndia)

Reg. No. (N) CCIT/1-1415212008-09

DEFINITION OF VALUE FOR THIS SPECIFIC PURPOSE

This exercise is to assess of the property under reference as on 23't October 2023.

The term Fair Market Value is defined as

t
(


