
Valuation Report of the lmmovable Property

Details of the propertv under consideration:

Name of owner i Deepak Mohan Khodaria

ResidentialFlal No. C4,2"d Floor (as per O C.3d Floor),'The NewChandra Co-op. Hsg. Soc, Lld,",

Jeevan Nagar, Veera DesaiRoad, Ofl. VeBova Road, Andheri(Wesl), Mumbai- 40t)058,

Stale - ft.laharashtra, Crunlry - lndia

Lonqitude Latitude: 19'07'53.7"N 72'50',0E,5',E

Valuation Done for:
Union Bank of lndia
Opera House Branch

Tejura Chambers Paper l\,4ill Lane Vitthalbhal Palel Rd, Shapur Baug

Granl Road, [4umbai [4aharashtra 400004

Vastukala Consultants (l) Pvt. Ltd.
Mumbai . Delhi NCR . Aurangabad . Nanded
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This s lo cediry lhal the prcperty bea ng Residential Flat No. C4, 2.d Floor (as per 0.C. 3d Floo0. "The New

Chandra Co-op. Hsg. Soc. Ltd.", Jeevan Nagar, Veera Desai Road, Off. VeBova Road, Andheri (Wesl),

fi4umbai-400058, Slale - lr,4aharashlrc, Counlry -lndia belongs to Deepak lr!ohanlalKhodaria.

Bounda es oflhe propedy.

Norlh : Daftjisalvi Road

Soulh : Kush Apadmenl

East : ParulApartmenl

Wesl : Under Conslruction Blilding

Considering various paramelers recorded, exisling eclnomic scenado, and the informalion thal is available with

reference to the deveJopmentof neighbofiood ard melhod selected for valualion, w€ arc ofthe opinion that, the

prcperly premises can be assessed and valued for ihis pa cular purpose at? 1,59,27,000.00 (Rupees Ore

Crore Fifry Nine Lakh Ty{enty Seven Thousand Only).

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

laken inlo consideEtions while prepanng lhis valualio0 rcporl.

Hence cerfified

tor VASTUKALA CONSUITANTS lll PW LID

Sharadkumar t1::--^..*
B. Chalikwar

c,M,D.
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Govt. Reg. Valuer

Chartered Engineer (lndia)

Reg. No. (N) CCIT/I14/522008-09
EnclrVailallon repon.

- 

i{umbai Delhi NCR Auranqabad 

-
121,1' tloor,Ack.uristar,

cenkalRoad, MrDc,
rndh.ri {EJ, Mumb:i-.mosr,

AwHo so.iery, sohna Road

Nrnd:d a31 502, {M.s.l, lNDla

Mobr. 1919215912225
+919319670131 +912462 239909

Vostuk6lbl Consultonts (l) Pvt. Ltd.
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Vastukala Consultanls (U Pvt. Ltd.
l21,1stFloor,Ackrut Star. CenlralRoad tul DC Andhen (E) Mumbai- 400 093

To.

The Branch ilanager,
Union Bank of lndia
Opera Hou3e Branch
Telura Chambers Paper l\y'ill Lane

Vltha bha PalelRd
Shapur Baug Gmnl Road

M!mba. [y'aharashlra 400004

VALUATION REPORT (IN RESPECT OF FLAT)

General

l Purpose for which lhe valualion is made To assess lair market value of the property for bank

Loan PuDose.

2 a) Date of iospeclior] 20.06.2021

b) Date on wiich lhe valuation is made 24 06.2021

List of documenls pDduced for perusal3

Crpy of Agreemer{ for Sale daled 30.12.201 7

Copy of Full Occupancy C€rtifcate No. CE / 8577 / WS / AK daled 12.05.2008 issued by lt4unicipal

Comoration of Grealer lt umbai.

0
i0

4 Name oi lhe owne(s) and his / their address

(es) wth Phone no. (details of sharc of each

owner in case ol io nt ownership) &![9!!: Residenl]al Flat No. C-4 2tu Floor (as per

0.C 3d Floor), "Tho Now Chandra CGop. H!9. Soc.

Ltd.", Jeevan Nagar Veera Desai Road, Off. Versova

Road, Andheri (West) lt4umbai - 400043, State -

l\4aharashlra, Country -lndia

Contacl Ps.3or :

Deepak Mohanlal Khoda a (owrer)

Mob le No. - 9323163232

Deepak Mohanlal Khodaria

Soie ownership

5 Bdef descriplion of the popedy (lncluding

Leasehold / freehold elc.)

The poperty is a Residential Flal located on 2,d Floor
(as per 0.C. 3d Floor). The composition ol Flal is 2
Bedrooms + Living Room + Kitchen + 2 Toilels 1

Sealing Area + Balcony. The property is al 7501t!

walkable distance from nea,est metrc slalior Azad

Naqar. /
6 Lo.alion of properly ,l

a) Pol No. / Suftey No. il
b) Door No Residenta Flat No. C4 I

C.T.S. No /V lage C.T.S. No. 8,44137, 8,44138 & 844i39 of

Ambivali

c)

d) Wad / Taluka Taluka - Andhe G
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e) l\y'anda / Dlslricl Dislrict- lvumbai Suburban

r) Date of issue and validity of layoul of

approved map / pan

s) Approved rnap / p an ss! ng authorly

Copy oi App@ved Building Plan were nol provided and

nol verified

h) Whether genu neness or authenticily

of approved map/ pan s verified

N,A.

) Any olher commenls by our

empanelled valuers on aulhenlic of

appmved plan

N,A,

7 Poslaladdress of the property Residential Fat No. C4, 2"d Floor (as per OC 3d
Fioor) "The New Chandra Co-op. Hsg. Soc. Ltd.",
Jeevan Nagar Veera Desa Road, Ofl. Versova Road,

Andheri (West), Mlmba - 400058, Slale -

Maharashtra Country-lndia
8 Clty i Town N4umbai

Resdenla area Yes

Commetca area No

nduslra area No

9 Class lical on of lhe area

i) High / iil ddle / Poor tr/ ddle C ass

ii) U.ban / Sem Urban / Rural Urban

10 Coming under Corporation limil / Village

Panchayal / l!4!nicipality

Village - Ambivali

tulu nicipal Corporation of Greater Mumba

Whelher covered under any Slale / Central

Govl. enactmenls (e.g , Urban Land Ceiling

Act)or nolified under agency area/scheduled

area / canlonmenl area

12. Boundaries of lhe properly

As per Sile As per oocument

North Dattaj Sav Road Delais not ava abe

South Kush Apartment Delais not ava abe

Easl ParulApartment Delais not ava abe

Llnd-Ar Conslrrrlion Buildino Delais not ava ab e

13 Dimensions of the sile N. A as properly under conslderalon is a Resdential
Flal n a buildinq.

As per lhe Deed 4
B

Acluals

Nodh L
South

East

Exlent of the ste Carpet Area in Sq. Ft = 546.00

Valual on R opod P Eparcd For U nion Bank ol ndia / Operd N ouse Branch / Deepak Moh anlal ( hod a ria (2025 8/35600) Page4 of25
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(Arca as per actual site measuremenl)

Carpel Area in Sq. Ft. = 500.00

(Area as per Agreement forSale)

Buill UpArca in Sq. Fl. = 600 00

{Area as per lndex ll)

14.1 Lalilude, Longitude & Co-ofllinates of Flal 19'07 s3.7"N 72'50'08.5',E

15. Exlent of the site considered for Vaiuation

(least of 1 34& 138)

Carpet Area in Sq. Ft. = 500.00

(Area as perAgreement for Sale)

16 Whether occupied by the owner / tenanl? lf

occupied by tenant since how long? Renl

rcceived per month.

Owner occupied

APARTMENT BUILDING

1 NalLrre of lhe Apadment Residenlial

2 Localon

C,T,S, NO, C.T.S. No. 844/37, 844/38 & 8/4/39

Block No

Ward No.

Village / Municipality / Corporation Vl lage - Ambilali

[,|unicipal Corporation of Greater [,4urnba

Door No., Slreet or Road (Pin Code) aesdenlal Ela' No. Cr' 2 Foo (as pe 0C 3,
Floor), "The New Chandra Co-op. H!9. Soc. Ltd,",
Jeevan Nagar, Veera Desa Road.off. Versova Road,

Andhe (West) [,]!rnba - 400058 Siate -

trlaharashlra Country, ndia

3 Descrpton of lhe locality ResidenUal /

nduskal i M xed

Resdenla

Year of Conslruclion 2008 (As per Full occupancy Certificate)

Number of F ooIs Basement (fo[ Storage) + Grolnd {Pl) + 1s' (for

Commercial)+ Stilt (Pt) + 1r (Pt)as podium for partino

+ 2id (R) (for Heallh Club & Cafeteda) + 2d (R) as

podium for pa*ing + 3d lo grh upper floors for

Residential (as per occupancy Certificate)

6 Type of Skuclure R.C.C. Framed Structure

7 Numberof Dwellng Flals in the building 4 Fals on 2d Foor

8 Qua ly ol Conslruclion Good

9 Appearance of lhe Building Good

10 lvainlenance of lhe Building Good ,l
11 Fac rt es Ava abe I

Liir 2 Lfls I
Protected Water Supply trl!nicipa Waler supply I
Underground Sewerage Connecled lo l\y'unicipal Sewerage Syslem

Ca pa*ing " Open / Covered Podium Parking I
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ls Compouod wall exjsting? Yes

ls pavemenl laid arcund the Euilding Yes

t FLAT

1 The floor in which the Flal is situated 2d Floor

2 Door No. of lhe Flat ResidentialFlat No C-4

3 Soecilications of lhe Flat

Rool R.C.C Slab

Foo nQ Vitrif ied tiles f loorinq

Doors Teak Wood door irame wth F lsh doors
Powder Coated Aiumlnum Slidinq wjndows

Fttings Concealed plumbing wlh C.P. fittings. Electrica wirinq

wilh con ealed

F nishinq Cement Plasterinq + PoP false c€ilina

4 House Tax

Assessment No Delails not Orovided
Tax Daid in lhe name of Delails not provrded

Tax amounl oetaiis not orovided
Detars not orov dedElectricity Service connecliofl No.

l\,4eter Card s n the name of oetails flot provided

6 How is the mainlenance of the Flal? Good

0eepak Mohanlal Khodaria7 Sale Deed execlted n lhe name of

What is lhe undivided area of land as per

Sale Deed?

Details nol availableI

I Whal s the pllnth arca ofthe Flat? Buill Up Area in Sq Ft = 600.00

(Arca as p€r lndex ll)

10 Whal is the floorspace index (app.) As per local norms

11 CaDet Area in Sq Ft. = 5,46 Clo

(Area as per actualsite measuremenl)

Carpet Area in Sq. Ft. = 500.00

(Aroa as per Agreement forSale)

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

13 ls it being used for Reskjential or lndustrial

DUrpose?

Residential pueose

14 ls it o$iner{ccuDied or let oul? owner Occuoed

lf rcnted, what isthe monlhly renl? { 33,000.00 expected rental income per month15

Ii,TARKETABILITY

1 How is the marketability? Good

Localed n developed area

/
2 What are the factorc favouring for an extra

PolenlialValue?
3 Any negal ve facloB are obserued which

affect lhe ma el value n aeneGl?

'INo

Rate I
Alter analyzing lhe comparable sale

inslaoces, whal is th€ clmposite rate for a

similar Flal wilh same specifcalions in the
adioinino localiM - lAlono wilh details /

a 30,000.00 to { 33 000 00 per Sq Ft. on Carpet areal
II
a
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reference of at - leasl t\iro lalest deals /
transactions wilh respect to adjacent

orooerlies in lhe areasl

2 Assuming il is a new construction whal is the

adopted basic composite rcle of the Flal

under valualion after comparing with the
specrcations and olher factors with the Flal
under comparison (aive details)

< 32,400.00 per Sq. Ft

3 Break - Lrp lor lhe rate

Bu d nq + Setu ces ( 2,800.00 per Sq Ft

ll. Land + others { 29,600 00 per Sq. Ft

4 Gu de ne rale obtalned from the Registrars
Offce

{ 2,00,830 00 per Sq. [,4 ie
418,658 00 per Sq. Ft.

Gu de ne rale
(After Deprecialon)

< 1,94,802.00 per Sq.lV ie
< 18,098.00 per Sq. Ft.

vt COMPOSITE RATE AOOPTED AFTER
DEPRECIATION

a Deprecialed bui dinq rate

Replacemenl cosl of Flat with Services (v(3lil { 2,800 00 per Sq Ft

Aqe of the bLrild nq 13 Years (As per Full O.ruDancy Certriicale)
Life ofthe bu ding estimated 47 years afler completion Subiecl to proper, prevenUve

periodic maintenance & structural repairs.

Depreciation percentage assuming the
salvaqe value as 10%

19.500/0

Depreciated Ralio of lhe buildina

b Total composrle Iale affived forValuation

Deprecated bu d nq rate V (a) 12,254.00 per Sq Fl

Rate for Land & olher V (3)ii 429,600 00 per Sq. Ft

Total Composite Rate ? 3,|,8s4.00 per Sq. Ft.

Remarks As Per site inspection, external painting work of the
buildinq is in proqress.

Va ualion Repod Prcpared For Unon Bank oilnda / Op€6 Holse Branch i D*pak Mohanla Khonana 12025865000) Page 7 ol25
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Valuation R€pon Prlpaed Fo. Unbn Ba'k ol l.dia / opo€ Hous. Bra'd' / De€?* Molranld (hodaia (m25En5600) P4e8ot25

0etails ot Valuation:

Sr.

No.

oescription otv Rate per

Unit ({)
Estimated

Value F)

1 Present total value of the Flal (incl. ca.
parking, il provided)

500.00

sc. Fl.

31 854 00 1,s9,27,000.00

2 Wardrobes

3 Showcases /

4 K lchen arGngements

5 Superfine finish

6 lnlerior Decorations

7 Electricity deposits / electrical fittings, elc

B Exlra collapsible gates / grill yorks elc

I Polentialvalue, if any

l0 0lhers

Total 't,59,27,000.00

The Realizable value ofthe properly 1,43,34,300.00

0istress value of the property 1,27,41,600.00

lnsurable value ofthe property (600.00 Sq. Ft. x 2,E00.00) 16,80,000.00

Guideline value olthe property (600,00 Sq. Ft. x 1E,09E.00) 1,08,58,800.00

The sales comparison approach uses the ma et data of sale pices to eslimale lhe value of a real eslale propery Prof,ery

valuation in lhis melhod is dofle by comparing a p,operty lo other similar propedies ihal have been recently sold.

Comparable properties, also known as comparables, or comps, musl share ceflain features with the property in qleslion.

Some of these include physical fealu.es such as squarc footage, number o, rooms, condition and age ol lhe building;

however, the most importanl iactor is no doubt lhe locaiion of the propery. Adjustments are usually needed to a..ounl for

diflerenc€s 6 no t'rc propgrlies are exacly lhe same. To make proper adjustments when compadng properties, real eslale

apprcisels must know the difhrences between the comparable prcpedies and how to value these diflerences. The sales

companson approach is conrncnty used lol Residenlial Flal, whee tlEre arc typically many comparables available to

analyze. A9 the propedy is a Resideniial Flat, we have adopted Sale Comparison Approach Method for the purpose of

valuation .The Pdce for similar type of properly in lhe nearby vicinily is in lhe Enge of I 30,000.00 to a $,000 00 per Sq.

Fl. on Carpel a.ea Considering the rate with atlached repod, current ma el conditions, demand

size, localion, ups! ng in real estate pnces sustained demand for Residential FLal all rcund

and supply posilion, Flal

development ol lnd

applicalion in the localily etc. We estmate a 31,854 00 per Sq Ft lor va ualon.
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valuaton R@ Plep3red f( unh 8ak ol rlni, i op66 Hoe &rEt / oepar Moherd Kho&ia (ru25&Rs600) PQe 9 or 25

lmpending threat of acquisilion by govemmenl for road

widening / publics s€Nice purposes, sub meruing &

applicability of CRZ provisions (Dislance from sea{ost /

tidal level must be incorporaled) and thek effect on

) Salability Good

ii) Likely renlal values in futlre in 133,000.00 expected rcntalincome per month

iii) Any likely income it may geneEle Renlallncome

For VASTUKALA CONSUUANTS lll PW. LID

Sharadkumari?Illli3
B. chalikwar f","-:, "

C.M.D. Direclor

Shsndkuma, B. Ch.liku...
Go(. Reg. Valuer

Chartered Engineer (lndia)

Reg. No. (N) CCIT/I14/52200&09

Place l\.{umba

Aale 24.06.2021
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Actual Site Photoqraphs
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Route ilap ofthe properly

Lonqitude Latitude: 19'07'53.7"N 72'50'08.5"E
Note: The Blue line shows the route to ste from nearesl metro statiof (Azad
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Price lndicator
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Valualbn Repon Prepared Foc Union Bankol lndE/ OpeE Hose &anch /Depak MohanLd Khodara (20256i35600) Page14ol25

The l!4arket Valle of lhe propery is based on facts of markets discovercd by us dunng our enqurnes, however

the govemment rale value rn lhis case is less lhan the markei value arrived by us. We are of the opinion thal lhe

value arrive by us will prove to be conect if an Auction of lhe subjecl property is car ed oul As far as ltlarket

Value in lndex ll ls concerned, it is nol possible lo comment on same, may be govemmenl rates are fixed by

sampling during same poinl of lime in part and whereas, Market valueschange every month.

ln most ol the cases the aclual deal amount or Transaclion value is not rellecled in lndex ll because of vaious

l\4arket praclices. As Valuer, we alwat€ lry 10 give a value which is conec,t reflection of actual transaction value

irespective of any felors in ma el.

We hope this wllsatisfy your equircments

q
o
o
l

oi
]
;

Vostukolo Consultonts (l) Pvt. Ltd

t
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As a result of rny appraisal and analysis, il is my considered opinion lhat the present larr market value of the

above property in lhe prevailing condition wilh aloresaid specllications is 11,59,27,000.1rc Gupe8 One Crore

Fifty Nine Lakh Twenty Sevon Thouland Only). The Realizable Value oi lhe above p.openy is

? 1,43,34,3,00.00 (Rupeo3 One Croro Forty Thros Lalh Thirty Four Thouland Throe Hundr.d only). and

lhe dislress vaue < 1,27,41,600.00 (Rup.e! One Cror€ Twrr y S6von Lakh FoO One Thouland Six

Hurldred Only).

Place : Mumbai

Date : 24.06.2021

tor VASTUfiLA CONSIII.TANIS {l) PVL LID

Sharad kumar
B. Chalikwar

c.[4.0 D

Sh.r.dkumar L ChallkY6r

Govt. Reg. Val(}er

Chartercd Engineer (lndia)

Reg. No. (N) CCIT/I-14/522m&0€

clor

The undersigned has inspecled lhe property delailed in the Valualion Report dated

We arc salislied lhat lhe fat and reasonable market value of the poperty is

(Rupeesa

only)

Dale
o)
q
o
o
l

o
a
;i
)

Signature
(Name of lhe Bnnch lvanager with Flat Seal)

Encl03ures

oeclaralion From Valuers

(Annexure- ll)

AIlached

Mode code ol conduct for

va uer - (Annexure lll)

Allached

Vostukolo Consultonts {l) Pvt. Ltd

t
Ar lso 9OOl:2015 cenltlad comp.try
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Annoxurs-ll

DECLARATION FROIT, VALUERS

l, hereby declare that:

a The information furnished in my valuation report daled 24.06.2021 is true and conecl to

the best of my knowledge and belief and I have made an impartial and true valuatiofl of
the property.

b

c

d

e

I have no direcl orindirecl interesl in lhe propeny valued;

l/ my althorized representative have persofally inspected the property on 20062021
The work s not sub conlracted lo any other valuer and cafiied oul by myself.

I have not been mnvicted of any offence and sentenced to a tenn of lmprisonmenl;

I have not been found guilty of misconduct in my p.ofessional capacity.

lhave readthe Handbook on Policy, Standards and procedurc for Real Eslate
Valuation, 2011 of he IBA and lhis report is in conformity to the'Standards' enshined for
valuation in the Part - B of the above handbook to the besl of nry atility.

s I have read the lnlernational Valuation Standards (lVS) and lhe report submitted to
the Bank for the respective asset class is in conformity to the "Slandards" as
enshrined lor valuation in the IVS in 'General Standards' and "Asset Standads" as
applicable. The valuation reporl is submitled in the prescribed format ollhe bank.

k. Further, hereby provide the follow nq information

o)
q
o
o
l

o
:-
]
;

Vostukolo Consultonts (l) Pvt. ttd

IAn Iso90o1i20!5 ce ined Company

I abide by the L4odelCode of Conduct for empanelmert ofvaluer in the Bank. (Annexure

lll - A signed copy of same to be taken and kept aloog with this declaration)

I am registered under Section 34 AB of the wealth Tax Act, 1957

I am Chahman & Managing Director of the company, who is competent to sigo this
valuation rcport.

h.
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Sl No. Particulars Valuer comment

1 Background information of lhe assel

being valued;

The property under consrdetation was

purchased by Deepak l!4ohanlal Khodaria from

Piyush A. Joshi vide Agreemefl lor Sale daled

3012.2017.

2 Purpose of valualion and appoinlinq

authonly

As per lhe request from Union Bank of lndia

Opera House Branch, lvumbai to assess fair

markel value ol the propedy for Banking

purpose

3 ldenlily of the valuer afd any other

experls involved in the valuaton

Sharadkumar B. Cha ikwar- Regd. Valuer

Manoi B Chalikwar - Regd Valuer

T!shar Bhuvad - Vaiualion Engineer

Shyam Kajvilkar - Processing officer

4 Disclosure of valuer inleresl or conflicl, if

any;

We have no interest, either dlrect or indrrect,

in the property valued. Furlher to stale lhat

we do not have relalion or any connecliof

with propedy owner / applicant direclly or

indirectly. Furlher to slale thal we are an

independent Valuer and in no way relaled to
properly owner/ applicant

5 Dale of appoinlment, valuation date and

date of repod;

Date of Appointmenl - 20.06.2021

Valualion Dale - 24.06 2021

Date of Report - 24.06 2021

6 lnspeclions and/or invesligalions

undertaken;

Physical lnspection done 20 06.2021

7 Nature and sources of the informalion

used or relied upon;

. lt4arket Survey at the Ume of site visit

. Ready Reckoner rales / Circle lales

. Online search for Reglslered Transactions

. Online Price lndicatorc on rcal esiate
porta s

. Enqu ries with Real eslale consultants

. Exisling data of Valualion assgnrnents

carried oul by us

8 Procedures adopted in carrying out the

laluatron and valuation slandaads

followed

Sales Comparison l\y'ethod

I Reslrclons on use of the reporl. i any This valuation is for the use of the pady to

whom it is addaessed and for no other
purpose. No responsibilily is accepled to any

third party who may use or rely on lhe whole

or any pad of this valuation. The valuer has

no pec!niary inleresl lhat would conflict with

the proper valuation of thF-{feIV.

or
q
o
o
l

o-
;i
3

I
Voslukolo Consultonts {l) Pvt. Ltd.
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r0 major faclors that were laken into

account during the valuation;

cunenl ma el condilions, demand and

supply position, Residenlial F at size

localion upswing n real eslate prices

suslained demand lor Residenlial Flat, all

round developmenl of lnduslrial and

residentialapplicalion in the localily etc.

11 Caveals, limilations and disclaimels to

the extenl they explain or elucidale lhe

limitations faced by valuer, which shall

nol be lor the purpose of limiting his

responsibllity for the valualion report.

Atlached

Oale 24.6.Vn1
Place Mumbai

for VASTUKALA CoNSU|IANIS (l) PvL LID.

B. Chalikwar

C.l\,l.D. Director

Sha.adkumar B. Challkwar
Govt. Reg. Valuer
Chartered Engineer (lndia)
Res. No. (N) CCIT/'1-14152/2008-09

Voslukolo Consultonts (l) Pvl. Ltd
A.I5O 9OOr 20r5 Ce.tit€dComp.ny

o)
q
o
o
l

o

]
]



Valualoo 8€pon P,eprsd Fo. U.oi 8g'k d inE / ofai Hce &ach / 0€.p5r lbi&l€l Khoddia {2025!,e5600) P4e 19 ot 25

Assumotions. Disclaimers. Limitations & Qualilications

Valuo SubJsc{ to Chango

Ihe subject app.aisal exercise is based on prevailing market dynamics as on 24m Juno 202 1 and does

not lake into accounl any unforeseeable developmenls which could impacl lhe same in lhe future.

Our lnvsltgation!

We are not engaged to carry oul all possible investigatjons in relalion to lhe subjecl pmpedy. vl/here in

our repod t€ ideow certain limitations lo our i0vesligalions, this is lo enable lhe reliant party to instmcl fudher

investigatioos wherc considecd appropriate or wherc '^€ rcc4mmeld as nec€ssary ptior lo reliance. Vaslukala

Consullanls lndia A/t. Lrd. WCIPL) is nol liable for any loss occasioned by a decision nol io conduct fu(her

invesligations

A!!umFlon!

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

purpose of providing valuation advbe because some mattels arp not capabl€ of accurate calculations or fall

oulside the scope of our expertise, or out insltuclions. The reliarl party accepls lhat lhe valuation conlains

c€rtain spcific Bsumplions ad achowhdg€ and ecept 0le risk ol thal if any of lhe assumptions adopted in

the valuation are inconecl, then lhis may have an effecl on the valualion.

lnlormatlon Suppll.d by Oher!

The appraisal is based on the information provided by the clienl. The same has been assumed lo be

conecl and has been used for appraisal exercise. Where it is slaled in lh€ reporl lhat anolher party has supplied

informalion to VCIPL, lhis information is believed lo be reliable bul VCIPL can acc€pt no responsibilily if this

should prove not to be so.

Futun ll.trcr!

To lhe extent thal lhe valuatbn includes any slatemenl 6 to a luturc matter, hat statemenl is provided

as an estimate and./or opioion based on lhe infomalion known to VCIPL at the date of lhis document. VCIPL

does not wananl that swh sldgrnenls dte accurdc or cffrec{.

Itlp rnd Pl.n!

Any sketch, pla0 or map in this report is included to assist lhe r€aderwhile visualising the property and

assume no responsibiliiy in conn€ction wilh such matteN.

Sltr Dctrll!

B6€d on inputs receiv€d lrom Clients representalive afld site visit conducled, ure urde6tand that lhe subiect

propedy is Residential Flat, admeasudng CarFt Atra in Sq. Ft. = 500.00 in lhe name of De€9ak Xoh.nhl

Khodrria, Further, VCIPL has 6sumed lhal the subjecl property is free ftom any encmacimenl and is available

as on the date of the appraisal.

o
q
o
E
l

o
:
t
]

'

Vostukolo Consultonts (l) Pvf. Ltd
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Property Title

Based on oLrrdiscussion with the Client, we undeBtand thal the subiect property is owned by Deepak ilohanlal

Khodaria, Forthe pupose of this appraisal exercise, we have assumed that the subject property has a clear litle

and is frce frcm any encumbrances, disputes and claims. VCIPL has made no fudher enqui es with the relevant

local authodlies n this rcgard and does not certify the property as having a clear and ma*elable litle Fudher, no

legal advice regarding the title and ownership of lhe subject properly has been obta ned for lhe purcose ol this

applaisal exercise. ll has been assumed thatthe title deeds are clear and markelable.

Environmental Conditions

We have assumed thal lhe subjecl prcpedy is not contaminated and is not adveBely affecled by any

existing or proposed enlkonmental law and any processes which are ca ed out on lhe properly are regulated

by environmenlal legislalion and are properly licensed bylhe approp ate authonlies.

Condition & Repair

ln the absence of any information lo the contrary we have assumed lhal lherc arc no abnormal ground

conditions, nor archaeological remains present which might adveBely affecl lhe cuftenl or fllurc occupation,

development or value ol the property. The property is frce from rat, infestaton, structural or latent defect. No

curenlly known deleterious or hazardous materials or suspecl techniques will be lsed ir the co,rstrucliof of o.

subsequent alleration or additions to the property and comments made in the properly details do nol purpoil to

exprcss an opinion aboul, or advise upon, the condition ofuninspected parts and should nol be laken as making

an implied rcprcsentation or statemenl aboul such parls

Valuation Methodology

For lhe purpose of lhis valuation exercise, the valualion melhodology used is Dirccl Comparison

Approach lt4elhod and proposed Curent use/ Exisling use premise is considered iorthis assignment.

The Dkect Comparison Apprcach involves a compadson of the prcpeny being valued to similar

propedies that have aciually been sold in afins ' length transactions or arc offered for sale This approach

demofslrales whal buyers have hislorically been willing to pay (and sellers willing lo accepl) for similar

properlies in an opef and competitive market and is padcularly useful in estimating the value of the shop and

propedies thatarc lypically traded on a Flal basis.

ln case of inadequate recent lransaclion activity in lhe subjecl micro-ma*el, the appraiserwould collate

delails of older t.ansactions. Slbsequently, lhe appraiser would analyse renlal / capilai vaue lrends in lhe

o)
q
o
o
l

o

]

']

Vostukolo Consultonts (l) Pvt. ttd

tAi:5O 9001:2015 Ce ified Compaiy

Area

Based on the informalion provided by the Client's represenlative, we undeEtand that the Residenlial

Flat admeasuring Carpet Area in Sq. Fl. = 5(O.00
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subjecl micro-market i0 order to calculale lhe percenlage incrcase / decrease in values since the dale of the

idenlilied lransaclions. This percentage would then be adopled lo project the cunent value ofthe same.

Where reliance has been placed upo0 extemal sources of infornalion in appying the valuation

methodolooies, unless olherwise specifically instructed by Client and/or stated in lhe valuation, VC PL has not

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

to whom lhe repod is addrcssed acknowledges and accepls tie dsk that if any of lhe unverilied inlormation n the

valualion is incorrecl, then this may have an effect on lhe valuation.

Not a S-tructural SuNey

We slale thal lhis is a valuation report and nol a structural s!ftey

Oher

All measurements, areas and ages quoted in our repod arc apprcximate

Legal

We have nol made any allowances with respect to any exisling or proposed local legislation relating to

taxalion on realization of the sale value of lhe sublecl propedy. VCIPL is nol requked to give testimony or to

appear in courl by reason ofthis appraisal rcporl, with reference to the prcperty in queslion, unless arangement

has been made thereof. Furlher, no legal advice on any aspecls has been obtained for lhe purpose of lhis

appraisal exercise

Propsrty lpocifi c a$umptiors

Based of jnputs received lrom the clieflt and sile visit conducted, lre undeBland that lhe subject

property is Reside0tial Flat admeasuring Carpot Aroa ln Sq. Ft. = 500.00

We assume no rcsponsibility for matleE of legal nalure affecting the pDpeity appraised or the tille

therelo, nordo we rcnderouropinion astothe title, which is assumed 1o be good and marketable.

The property ls valLred as lhough under rcsponsible 0wne6hip

It is assumed thai lhe propedy rs free of liens and encumbrances

It s asslmed thal lhere are no hidden or unapparenl condilions of the subsoil or slrucl!rc that would

render it more or less valuable. No rcsponsibilily is assumed for such conditioas or for engine€ring thal

mighl be required lo discoversuch factoB

There s no d recl/ nd recl nleresl n the property valued

The €tes for valuation of the properly are in accordance wilh the Govl. approved rates and prevailing

ma ellales.

2.

3.

4.

5

6

tAn ISO 9o01:2015 Cciined Company

ASSUMPTIONS. CAVEATS. LIiTITATION AND DISCLAIMERS

Vostukolo Consultonts (l) Pvt. Lld.
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Annexure. lll

MODEL CODE OF CONDUCT FOR VALUERS

(Adopted in line with Companies (Registered Valuers and Valuation Rules, 2017))

AllValuers empanelled with bank shallslrictly adhere to the followlng code ofconduct

lntegrity and Fairness

1. A valuer shall, in lhe conduct ofhis/its business, follow high standards of integrity and fairness in all
hisilts dealings wilh his/its clients and other valueN.

2. A valuer shall maintain integrity by being honest, sfaightforward, and fonhight in all professional

relationships.

3. A valuer shall endeavour to eflsure that he/it provides kue and adequate information and shall not
misreprcsent any facb or situatjons.

4. A valuer shallrefrain from b€ing involved in any acton thatwould bring disrepute to the profession.

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

Professional Competence and Due Care

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

care and exercise independent professional judgment.

7. A valuer shall carry out professional setuices in accodance with the relevant technlcal and
professional standards lhat may be specified from time to lime.

8. A valuer shall continuously maintain professional knowledge and skill 10 provde compelenl
professional service based on up{o-date developments in practice prevailing regulations /
quidelines and techniques.

9. ln the preparation of a valuation report, the valuer shall noi disclaim liability for his/ils expertise or
deny his/its duty ofcare, exceptlo the extent that the assumptions are based on statements of fact
provided by the company or its auditors or consullants or information available in p0blic domain
and notgenerated by the valler.

10. A valuer shall not carry oul any instruction of the client insofar as they are incompatible with the
requirements of integrity, objectivity and indeperdence.

11. A valuer shallclearly state lo his client the seNices that he would be competent to provide and the
seNices for which he would be relying on olher valuers or professionals or for which the client can
have a separale arcngementwith othervallers.

lndependence and Oiscloaure of lnterest

12. A valuer shall act with objectivity ,n his/its professional dealings by ensuring that his/its decisions
are made without the presence of any bias, conflict of interesl, coercion, or undue iniuence ofany
party, whetherdireclly coonecled to the valuation assignment or not.

Vostukq o Consullon'fs {l) Pvl. Ltd
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20 A valuer shall nol use or divulge to olher clients or any other pa(y any confidential information
aboul the sublect company, which has come lo his / ils knowledge withoui proper and specific
aulho ty or unless there is a legal or prcfessional right or duly lo disclose.

lnrormation lilanagement

21 A valuer shall ensure thal he/ il maintains witten conlemporaneous rccords lor any decision taken,
the reasons for taking the decision and lhe information and evidence in suppod of such decision.
This shal be maintained so as to sufficiently enable a reasonable peBon lo lake a view on the
appropriateness of his /its decisions and aclions.

22 A valuer shall appear, co-operate and be avalable for inspections and investigations ca ed out
by the aulhorily, any person autho sed by the authorlly, the registered valuers organisation wilh
which he/it is regislered or any other slatltory regulatory body

23 A valuer shall provide all information and records as may be rcquked by the authority, lhe Tribunal,
Appellate Tribunal, the registered valuem oeanisation with which he/it is reg stered, or any olher
slatutory rc!ulalory body.

24 A valuer while respecling lhe confidenliality of informalion acqu red du ng the cource of pedoming
prolessional services shall maintain proper working paperc for a period of lhree years or such
longer period as reqlired in ils contract for a specrfic valualiof for prodLrclion before a regulalory
authorly or for a peer review ln the evenl of a pending case before the Tribunal or Appellate
Tribunal,lhe record shall be maintalned tillthe d sposalofthe case.

Vostukolo Consultonls (l) Pvt. L1d

IAn ISO 9o01:2015 Ce.tified Conpany
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13. A valuer shall not take up an assignment if he,4t or aoy of his/its relatives or associates is not
independent in lerms ofassociation to the company.

14. A valuer shall mai0tain complete independence in his/its prolessional relationships and shall
conduct the valuation independent of external iniluences.

15. A valuer shall whe.ever necessary disclose to the clienls, possible sources of conllicls of duties
and inlerests. while providing unbiased setuices.

.16. 
A valuer shallnot dealin securities olany subject company after any time when he/il frst becomes
aware of the possibility of his / its associaton with the valuation, and in accordance with lhe
Securities and Exchange Board of lndia (Prohibilion of lnsider Trading)Regulations,2015 or till the
time the valualion report becomes public, whichever is ea ier.

17. A valuer shall not indulge i0 'mandale snatching'or offering 'convenience valuations" in order lo
cater to a company or clients needs.

18. As an independent valuer, lie valuer shall not charge success fee. (Success fees may be delined
as a compensalion / incenlive paid to any thkd parly for successful closure of transaction. ln tlis
case, approval of credit proposals).

19. ln any fairness opinion or independe0t expert opinion submitted by a valuer, if there has been a
prior engagemenl in an unconnecled t ansaction, the valuer shall declarc the association wilh
the company during the last rive years

Confldentiality

o)
q
o
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Gifts and hospitality:

25. A valuer or his / its relative shall not accept gilts or hospiiality which undermines or affecls has

independence as a valuer.

Explanalion: For the purposes of this code lhe term ?elative' shall have the same meaning as
defned in clause (77)of Section 2 of lhe Companies Act, 2013 (18 of 2013).

26. A valuer shall not offer gifts or hospitality or a linancial or a0y other advantage to a public servanl
or any other person wih a view to obtain or retain work for himself i ilsell or to oblain or retain an
advantage in the conduct of profession for himself/ itsell.

Remuneration and Costs

27. A valuer shall provide seryices for remuneration which is charged iu a fansparent manner, is a
reasonable reiectjon of the work necessarily and properly undedaken, and is not inconsistent with
the applicable rules.

28. A valuer shall nol accept any tues o. charges other than those which are disclosed in a written
conlract with the person to whom he would be rendering service.

Occupation, employability and restrictions.

29. A valuer shall refrain fiom 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 nol conduct business which in the opinion of lhe authority or the registered valuer
orcanisation discredits the profession.

I
Vostukolo Consultonts (l) Pvt. Ltd.
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4

DEFINITION OF VALUE FOR THIS SPECIFIC PURPOSE

This exercise is lo assess Fair MarketValue oflhe propedy under refercnce as on 24 June202i

The term Fair MarketValue is defined as

"The nost probable pice, as of a specifred date. in cash, lems equivalent la cash, ot in olhet precisely rcvealed

tems for which the specified prcpedy igttts would sel after rcasanable exposurc in a compelilive matuet under

all candlians requisite to a fair sale, with the buyer and sellet each acting prudently knawledgeably and for self

inleresl assuning lhat neithet is undet undue duress".

Fundamenlal assumplions and condilions prcsumed in lhisdeiinitlof are

Buyer and seilerare molivaled by sellinteresl.

Buyer and seile.arc well inlormed and are acting prudenlly.

The properly is exposed fora reasonable time on the open markel.

Payment is made in cash orequ vaienl or in spec'fied financinq terms

DECLARATION OF PROFESSIONAL FEES CHARGEO

VALUATION OF THE PROPERTY PREMISES

Considering various parameteIs recorded herein above, existing economic scena o and the nformation lhat is

availabb wilh rcference lo the developmenl of neighborilood and melhod selected for va ualion, we are of the

opinion that, the popelty prcmises can be assessed and valued for this parllcular purpose al a '1,59,27,000.00

(Rupees one Crore Fifry Nine Lakh Tv/enty Seven Thousand Only)

For VASTT KALA CoNSU|IANTS ll) PW LTD

Sharadkumari::---..,..--
B. Chalikwar SX:]T::T*

C,I\4, D,

Sharadkutnar B. Chalikwar

Govl. Reg. Valuer
Charlered Engineer (lndia)

Direcior

Reg. No. (N) CCIT/1-1415212008-09
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We hereby declare lhat, our prcfessionalfees are not contingent upon the vailalion findings. However, if the

statute AND/OR clients demands thal, the fees sholld be charged on the percenlage of assessed value lhen

with the lull knowledge of lhe AND/OR end user il is being charged accordlng y.


