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CIN: U74120HH2010PTC207869
MSME Reg. o.: UDYAI'i-MH-18-{D83617

An ISO 9001i2015 Certified Company

Valuation Report of the lmmovable Property

Details of the Droperty under consideration:

Name of owner: Mr. Vishwas Dinkar Patil

Residential Apartment No. Sgll/106, Room l,lo. 106, Grourd Flmr, Plot No. 2, Sector' 8, Near Anna Saheb

Patil Udyan, Kopakhairane, Navi Mumbai, Taluka & Distric't - Thane, PIN Code - 400 709,

State - MaharashFa, Country - lndia.

Latitude oitude: 19'06'08.6"N 73 .00'27.9"E

Valuation Prepared for:

Puniab National Bank
Vashi Branch

CIDCO AdminislBtive Building, Sector - 1, Opp. Vashi tulice Station, Navi Mumbai -400 706,

State - Maharshtra, Country - lndia.
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An ISO 900r:2015 Certified Company
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Vastuflhane/1 1 /2023i 5256i2303694
28i0$390-PSSK
OdB:28.11 .2023

VALUATION OPINION REPORT

This is to certi{y that the property bearing Residential Apartment No. SSIU106, Room No. 106, Ground Floor,

Plot No. 2, Sector - 8, Near Anna Saheb Patil Udyan, t6parkhairane, Navi Mumbai, Taluka & District - Thane,

PIN Code - 400 709, State - Maharashtra, Country - lndia belongs to r. Vbhwas Dinkr Patll,

Boundaries of the propedy

North

South

East

West

r Chalikwar
Direclor
Sharadkumar B. Challkwar

Govt. Reg. Valuer

Chartered Engineer (lndia)

Reg. No. (N) CCIT/1-1415A2N849
PNB Empanelment No. Z0:SAMD:1138
Encl: Valualion report.

e.ia-$.ili.rdidadt'r-rg.

6e lr8.r rr rla4rt ror'lxr

Room No. 105

Room No. 107

Room tlo. 120

Road

Consitlering various parameters recorded, existirg economic scenario, and the information that is available with

reference to the de\€lopment of neighbofiood and method selecled for valuation, we are of the opinion that, the

property premises can be assessed and this parlicular purpose at < :14,98,fi10.00 (Rupee Thirty Four Lakh

t{indy Eght Thou3and Only).

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

taken into mnsiderations while preparing this valuation Eport.

l'lence certified

For VASTUKALA CONSULTANIS (l) PW. UD.

Sharadkuma fri'ffiffiffi:* k+
Aulh. Sign.

9
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e

rfif,E : 101, 1st Floo., B Wing, Eetfi Shalom, Near Civil Hospital, Thane (w) - 400 601, (M.S'), INDLA

E-mail : thane@vadukala.org, Tel. 1 8{l97A A2976 | 9O2L6 2562L

Our Pan India Presence at I I nqt Cnce: 81-001' u/8 Floot' Eloomerang'
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Valuation Repod of lmmovable Property

I General

1 Name and Address of the Valuer Sharadkumar B. Chalikwar

Valtukala Con3ultanE (l) hn. Ltd.

81-001, U/B Floor, Boomerang, Chandivali Farm Road,

Powai, Andheri (East), Mumbai - 400 072.

2 Purpose for which the valuation is

made

To assess Fair l/arket value of the property for Bank Loan

Pur@se.

3 a) Date of inspection 25.11.n23
b) 2811.n23
c) Title Deed Number & Date 6731/2010 Dated E.07.2010

4 List of documenb produced for perusal:

1. C.opy of Deed of A[Ertrnnt dated 12.'10.2010 betryeen Mr. Piniari Bhlinath Ramu. (The Vendor)

AND Mr. Vishwas Dinkar Patil [fhe Purda6e0.
2. Copy of Sale Agreemsnt dated 29.07.2010 between Mr. Pinjari Bholinath Ramu. (The Vendoo AND

Mr. Vishwas Dinkar Palil (The Purchaser).

3. Copy of Approved Plan dal€,d 27 .07 .1990 issued by CIDCO.

4. Copy of Letter of possessbn sf Aparlment Ref. No. CIDCO / EE / KK / ll / 19S11994 dated

22.'10.1993 issued by CIDCO

5. Copy of Possession Receipt dated 20.10.1993 issued by CIDCO

6. Copy of Letter of Transfer of Apartment Ref. No. CIDCO / AEO / BUDP / 2000 / KK / 5891 dated

09.05.2000 issued by CIDCO.

7. Copy of Letter Ref. No. CIDCO / AEO / KK / 2010 / 6088 &bd 28.07.2010 issued by CIDCO.

Name of the owne(s) ard his / heir
address (es) with Phone no. (details

of share of each owner in case of
joint ownership)

Mr. Vishwas Dinkar Patil

Addruar: Resilential Apart nent No. S91U106, Room No.

106, Grwnd Floor, Pbl No. 2, Sec{or - 8, l,lear Anna Saheb

Patil Udyan, Koparfthairane, Navi Mumbai, Taluka & Dsfict -
Thane, PIN Code - 400 709, State - Maharashta, Country -
lndia.

Contr{ Person:

Mrs. Patil (Owne/s Wife)

Contact No.: 9892352669

Sole Ownership

6 Brief description of the property The property is a Residential Apartment of Ground + 3
Floors. The pmperty is at 500 M, walkable distance from
nearost railway stalion Koparkhairane. The composition of
Apartment is as under:
As site ins 0n the co ition of the rtment is:

Date of valuation

5.

VqSIUKOIO Consultonts Ill P\,r



Valualion Repo.t Prepared Fori PNB / Vashi Branch / Mr. Vishwas Dinkar Palil/ (5256/2303594) Page 4 of22

Terrace

7 Location of property

a) Plot No. / Survey No Plot No, 2, Sector - 8

b) Door No Residential Apartment No. SS-ll/1 06

c) C.T.S. No. / Village Village - Koparkhairane

d) Ward / Taluka

e) l\.4andal / District District - Thane

0 Date of issue and validity of

layout of approved map /
plan

The property is constructed by CIDCO. CIDCO itself is an

issuing authority,

s) Approved map / plan issuing

authority

h) Whether genuineness or

authenticity of approved map/

plan is venfied

N,A,

i) Any olher comments by our

empanelled valuers on

authentic of appoYed plan

No

l) Commenl on unauhorizes

Constnrclion if any N.A., the property unda consideration is Residential

Apartmentk) Comment on demolition

poeedings if any

8. Postal address of the prope(y Residential Apartmsnt No. 55-ll/106, Room No, 106, Ground

Floor, Plot No. 2, Sector - 8, Near Anna Saheb Patil Udyan,

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

Code - 400 709, State - Maharashtra, Country - lndia.

I City / Town Koparkhairane, Navi Mumbai

Residential area Yes

Commercial area No

lndustrial area No

10 Classiflcation of the area

i) High / Middle / Poor Middle Class

ii) Urban / Semi Urban / Rural Urban

Coming under Corporation limit /
Village Panchayat / Municipality

Village - Koparkhahane

CIDCo / Navi Mumbai l\4unicipal Corporation

12. Whether covered under any State /

Central Govt, enactments (e.9.,

Urban Land Ceiling Act) or notified

under agency area/ scheduled area

/ canlonment area

No

Boundaries ot the property As per Site As per document

North Room No. 105 6 l\.,ltrs. Wide Road

South Room No. 107 4,5 l/trs. Wide Road

East Room No. 120 Plot No. 3

Taluka - Thane

11.

1')

\
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West Road 6 Mtrs. Wide Road

Dimensions of the site / Flal N. A. as property under consideration is a Residential Flat in

the residential building.

A

As per the Deed

B

Actuals

North Room No. 105 Room No. '105

South Room No. 107 Room No. 107

East Room No. 115 Room No. '120

West Open Space Road

15. Extent ol the site Area as actual site measurement are as under:
Floor Carpet Area in Sq. Ft.

Ground Floor 206.00

197.00

2d Floor 197.00

3d Floor 197.00

Tenace 188.00

Total Area 985.00

151 Latitude, Longitude & Coordinates

of Residential Flat

1 9'06'08.6'N 73'00'27.9"E

'16 Extent of the site considered for

Valuation (least of '13A& 138)

as under:

17 Whether occupbd by he ormer /
tenant? lf omrpied by tenant since

how long? Rent rcceived per monh.

Tenant ed

Floor Name Rented
Since

Present
Rental

Gmund
Floor

Tenanl - Mr
Sagar Pawar

4 Years t 7,000.m

l sr Floor Tenanl - Mr
Anil Met<ari

4 Years r 7,000.00

2 Floor Tenant - Mr
Suresh Rao

6 Months t 7,000.00

3d Floor & Tenace Area Owner Occu ed
APARTMENT BUILDING

1 Name of the Apartment Apartment No. SS-ll/,l06
2 Description of the locality

Residential / Commercial / [4ixed

Residential

3 1993 (Approx.)

4 Number of Floors

5 Type of Structure R.C.C. lramed structure

6 Number of Dwelling units in the

building

7 Quality of Construction Good

14.

1sr Floor

il

Year of Construction

Ground + 3,t Floor & Terrace

\
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I Appearance of the Building Good

I Maintenance of the Building Good

10

Lifl No Lift

Protected Water Supply Municipal Water supply

Underground Sewerage Connec{ed to Municipal S€werage System

Car parking - Open / Covered open Parking

ls Compound wall existing? No

ls pavement laid around the fuildirB No

ilt Residential Flat

1 The floor in which the Flat is situated Ground Floor

2 Door No. of the Flat Residental Apartment No. SS-ll/106

3 Specifications of the Flat

Roof R.C.C. Slab

Flooring Vitrified tiles flooring

Doors Teak Wood door frame with Flush Shutter with

Windows Aluminum Sliding windows

Fittings Concealed plumbing with Concealed fittings

Electical wiring with Concealed

Finishing Cement Plastering with POP finishing

4 House Tax

Assessment No Details not availabl€

Tax paid in the name of Details not available

Tax amount: Details nol available

5 Electricity S€rvice connedion No. Details not available

Meter Card is in the name of Details not svailaue

6 How is the mainlenance of the Flat? Good

7 Sale Deed executed in lhe name of r. Vishwas Dinkar Patil

8 What is the undiviied alea of hnd as per

Sale Deed?

tlot applicaUe

I What is the plinth area ol the Flat? As

10 What is the floor space index (app.) As per CIDCO norms

11 What is the Carpet Area of the Flat? n

12 ls it Posh / I Class / Medium / Ordinary? N,,liddle Class

13 ls it being used for

Commercial purpose?
Residential or Residential purpose

Facilities Available
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14 ls it owner-occupied or let out? Tenant occupied Detai13 are as under: .

Ground r 7,000.004 Years

'1$ Floor t 7,000.00Tenant - l\,1r. 4 Years

2d Floor r 7,000.00Tenant - Mr. o

Suresh Rao Months

Floor Name

Floor

Anil Metkari

3d Floor & Tenace Area Owner Occu

Rented
Since

Present
Rental

Tenant - Mr
Sagar Pawar

'15 lf rented, what is the monthly rent? T 7,000.00 Present rental inome per month

MARKETABILITY

1 How is the marketability? Good

2 What are the factors favouring for an

extra Potential Value?

Located in developed area

3 Any negative fac'tors are observed which

affect the market value in general?

No

Rate

1 After analyzing the comparable sale

instances, what is the composite rate for a

similar Residential flat wih sarne

specilications in the adpining locality? -
(Along with details / reference of at - least

two latest deals / transactions with

respect to adjacent properties in the

areas)

t 19,000.00 to t 21,000.00 per Sq. Ft. on Built Up

Area

Assuming it is a new conslruclion, what is

the adopted basic composite rate ot the

residential flat under valuation after

comparing with the specifications and

other factors with the residential flat under

comparison (give details).

t 21,000.00 per Sq. Ft. on Built Up Area

{ '19,875.00 per Sq. Fl, (after deprecation)

3 Break - up for the rate

L Building + Services t 2,500.00 per Sq. Ft,

I 18,500,@ per ft. Ft.

4 Guideline rale obtainsd from the

Registra/s Oflice

Guideline rate (after deprecration) I 91,480.00 Per Sq. lt/.

i.e., { 8,499,00 Per Sq. Ft
5 It is a foregone conclusion that market value is always

more than the RR price. As the RR Rates area Fixed by
respective State Govemment for computing Stamp
Duty / Rgstn. Fees. Thus the differs fiom place to place

and Location, Amenities per se as evident from the fact

than even RR Rates Decided by Government Differs,

E
E
E

I

*/t.
a

IV

Il, Land + others

t 1,09,300.00 Per Sq. M.

i.e., t 10,154.00 Per Sq. Ft.

In case of variation of 20% or more in the

valuation pmposed by the Valuer and the

Guideline value provided in the State

Govt. notification or ln@me Tax Gazette
justitication on i/ariation has to be given

.,/ Inrs ilt



VI COMPOSITE RATE ADOPTED AFTER

DEPRECIATION

a Depreciated building rate

Replacement cost of residential flat t 2,500.00 per Sq. Fl

Age of the building 30 Years

Life of the buitding estimated 30 Years (SubFct to proper, preventive periodic

maintenance & structural repairs.)

Depreciation percentage assuming the

salvage value as 
.l096

DepEciated Ratio of the buildirE

b

Depreciated buiHirE rale Vl (a) t '1,375.00 per Sq. Ft

Rate for Land & oher V (3) ii

Total Composite Rde t ,19,875.00 per Sq. Ft

inspection the Prooerty is of Ground + F Floor + Tenace. Construction oermission

for the lst, 7,4, 3,4 & Temce Floor is not honce same is not considered for
the valuation ouroose.

2. As Mf site meesuremenL the amet of Ao€ftmenl ,s 797.(N llncludina 1st.

2a, 3a Hoorl and Terace Area is f88. Sq. PL, but as oer aqreement the Built Up Area

documentary evidence for the ownershio ol this additional areas.

3. For the purpose of valuation, we have arua as oq aqreement onlv fi.e.,

Buift uo Area ol Residential Aqatunent on Ground Hoor orooertv is 176.00 So. Fil.

Valuadoi R€po.l Preparcd For PNB / Vashi Brand / Mr. Vishwa olniar Patl / (52562303691) P4e I of 22

Details of Valuation:

Justification for Drice / rate
The Market Value of the property is based on facts of markets dismvered by us during our enquiries, however the

government rate value in this case is less than the market value amved by us. We are of the opinion that the value

anrve by us will pmve to be conect if an Auction of the subject pmperty is carried out, As far as Market Value in

lndox ll 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,

ln most of the cases the actual deal amount or Transaction value is nol reflected in lndex ll because of various

l\4arket practices. As Valuer, we always try to give a value which is correcl reflection of actual transaction value

irrespective of any factors in market,

Method of Valuation / Aporoach

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 rscently

sold, Comparable properties, also known as comparables, or comps, must share certain features with the property in

Sr. ilo. thscription otv' Rate per unit [t) Estimated Value [t)
,1

Present value of the Residential Fhl 176.00 Sq. Ft. 19,875 00 34,98,000.00

45,000/o

Tolal mmposite rate anived for Valuation

t 18,500.00 per Sq. Ft.

Remark:

1. As aer Aqreenent lot Sab- AB orcpclrty is ol Grmnd

area of Res,i&ntial Awtunent on Ground Hoor is 176.00 So. Ft. As there is no

Vostu
.-A
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question, Some of these include physical features such as square footage, number of rooms, c'ondition, and age of

the building; however, the most important lactor is no doubt the location of the properly. Adjustments are usually

needed to account lor difierences as no two properties are exactly the same. To make proper adjuslmsnts when

comparing properties, real estate appraisers musl know lhe differences between the mmparable 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 anal'/ze. As the $openy is a Residential flat, r€ have adopted Sale

Comparison Approach Method lor the purpose of valuation. The Price for similar type ol property in the nearby

vicinity is in the range ol i.e., { 19,000.00 to t 21,000.00 on Buitt Up Area. Considering the rate with attached report,

cunent market conditions, demand and supply position, Residential flat size, locatbn, upswing in real estate pric€s,

sustained demand for Residential flat, all round development of csidential and commeEial application in the locality

etc. We estimate < 19,875.00 per Sq. Ft. on Built Up Area (After Depeciation) for valuation.

As a result of my appraisal and analysis, it is my consirercd ofinbn tlat tle of ttle above property in fie trevailirE

condition wilh aforesaid specificatiom ( 34,98,O0.00 (Rupeel lhilty Four lalfi llinety Eght Thousand Only).

I 29.07.2010

ll Purchase Price of immovabh property t 4,70,600.00

ilt Book value ol immovable prop€rty: t /t,82,080.00

tv Fair Market Value of immovable property: t 34,98,000.00

Realizable Value of imnrovable property: { 31,'18,200.00

VI Distress Sale Value of immovable property: t 27,98,400.00

vI Guideline Value (,l76.00 Sq. Ft. X 8,499.00) t 14,95,824.00

vilt lnsurable value ol the property (176.00 Sq. Ft. X 2,il)0.00) t 4,40,000.00

tx Pleae Refer Page No. 'ltl to 17

Enclosures

1 Declaration from the valuer

Model code of conduct for valuer

3 Photograph of owner with the property in the background

4 Screen shot (in hard copy) of Global Positioning System (GPS)luarious Applications
(Apps)/lntemet sites (eg. Google earth) etc

Any other relevant documents/extracts

{

Date of Purchase of lmmovable Property

Value of property of rimilar nature in 0te rame locality

drawn ftom any one of tho popular property w€bGihs 3uch

at ltlagic bricks, 99 Acrec, lbudng l{HB R6ld6x etc.

5.



Valuauoi Repod Prepared For: PNB / VashiBrdnd / Mr. Vlshwas Dinkar Patil/ (5256/230369{) Page 10 of22

_ar:a,,
'.Gri

-

tsra

I

ii
I

I

p

I

I

\I
rl

Actua! Site Photoqraphs

I
IilI

-L

EL-
r.'

\

I I

J
r

I
L-

d

'lr

I

\

I

r

15- n

r

l. ,-il
fffl

I

tI

€,:Ej

=.
,, , .t

tI r
I

I

Il
{

t,]

I

l';1.



Valualh Repod ftepar€d For: PNB / Vashi BEndr / Mr. Vishwa Di*ar Patl / (5256JF2303691)Pqe 11dn
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Route Map of the property

E
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tz*t

Lonoitude de. 19"06'08.6"N .00'27.9'E

Note: The Blue line shows the oute to site from nearest railway station (Koparkhairane - 500M )

Valualion Repod Prepared For: PNB / vashi Bl-dnd / Mr. Vishws Dinkar Patl / (52561303694) Page 12 of 22

0

0

I
.B

v

I

o

,

?
a

or,,9



valuation Repod Preparod For PNB / Vashi Brandl / Mr. Vishwa Dlnkar Patl / (525623O3694) Page 13 of 22

Readv Reckoner Rate

tgi, Oepartment of ReRistration and Sta,np
Gowe.nment ot ln.har3sht..

*stfl q qsf* Er+rrr*' qerrif -=rr*- (t)
Annual St.tement ot R.to. Ver. 2-O

( qrql:rgRr an qlu orrq* z.o ;
v.ru'dc- oq!d.r'^" r a

Stamp Duty Ready Reckoner irarket Value Rate for Aparunent 1,09,300.00

No increase 0.00

Stamp Duty Ready Reckoner Market Value Reto (Afrer lnctea3e)
(A)

1,09,300.00 Sq.iit. 10,154.00 Sq. Ft.

Stamp Duty Ready Reckoner Market Value Rate for Lard (B) 49,900,00

The difference betu/een land rals and buildiA rate (A - B = C) 59,400.00

Deprecialion Percentage as per table (D) [100%-30%]
(Aqe of the buildino - 30 Years)

700k

Rate to be adopted after considering depreciation [B + (C r 0]l 91,'40.00 Sq. mL 8,499.00 Sq. Ft

Bulldino not havlnq lift
The following taue gives the valuation of residentid buildirE / flat / csnmefcid unit / offce in $,ch buildirE on above

floor where there is no lift. DependirB upon the floor, teady cckoner rates wil be rcduced.

Table - D: Deoreciation Percontaoe Table

Floor on which flat is locrted Rate to be adopted

a) Ground Floor / Stilt Floor 1000/"

b) 95%

c) Second Floor 90%

d) Third Floor 850/o

e) Fourth Floor and above 80%

Completed Age of
Building in Years

Value in percent after depreciation

R.C.C. Struclure / other Pukka Structure Cessed Building, Hall or Semi- Pukka
Struclurs & Kaccha Structure,

0 to 2 Years 100% 1000/o

Above2&uptoSYears 950,6 950,h

Above 5 Years After initial 5 year for every year 1o/o

deprecialion is to be consider€d, Hou/ever
maximum deduction available as per this
shall be 700/0 of Market Value rate

After initial 5 year for every yeall.S%
depreciation is to be considered. Ho\,vever

maximum deduction available as per this
shall be 85% of Market Value rate

ttl

First Floor
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Appendix - Vll
UNDERTAKING

l, Sharadkumar B. Chalikwar son of Shri. Baburao Chalikwar do hereby solemnly affirm and state

that:

a. I am a citizen of lndia,

b. I have not been removed / dismissed ftom service / employment earlier.

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

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

e. I am not an undischarged insolvent.

f, 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.
g. My PAN Card number as applicable is AEAPC0117Q

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

Valuation, 2011 of the IBA and this report is in conformity to the "Standards" enshrined for
valuation in the Part - B of the above handbook to the best of my ability

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

ineligible for empanelment as a valuer
j. I have not concealed or suppressed any material information, facts and records and I have

made a complete and full disclosure

k. I have not been found guilty of misconduct in professional capacity. ln case I am found
guilty of misconducUadoption of unethical practices/submission of under or overvalued

valuation reports, in professional capacity, in Punjab National Bank OR in some other
BanUlnstitution and brought to the notice of Punjab National Bank, by lBli/Central Bureau

of lnvestigation (CBl)/ Reserve Bank of lndia (RBl)/Any other Govt. Agency/Body, my

empanelment will stand cancelled with Punjab National Bank, without refening to
Grievances Redressal System of the Bank. PNB will be free to report to the lBA, lnstitute
of Valuers etc. about the misconducUadoption of unethical practices and may take
appropriate legal action for deliciency in services
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Sr.

No.

Particulars Valuer comment

,1

Background information oi the asset being
valuedl

The property under consideration was owned by Mr

Vishwas Dinkar Patil.

2 Purpose of valualion and appointing

authority

As per the request from Vashi Branch to assess Fair
Market value of the property for Bank Loan Purpose

3 Sharadkumar B. Chalikwar - Govt. Regd. Valuer
Manoj B, Chalikwar - Regd, Valuer
Rajesh Ghadi - Valuation Engineer
Shyam Kajvilkar - Technical Manager
Pratibha Shilvanta - Technical Officer

Disclosure of valuer inter€st or conflic{, if
any;

We have no interest, either direct or indirect, in the
poperty valued. Funher to state thal we do not have
relation or any connection with property owner /
applicant directly or indirectly, Further to state that w€

are an independent Valuer and in no way related to
prcperly owner / applicant

5 Dale of appointment, valualion date and date

of report;
Date of Appointmenl- 25.11.2023
Valuation Date - 28.11.2023

Date ol Repo( - 28.11.2023

6 lnspec'tions

undertaken;
and/or investigations Physical lnspec{ion done on 25.1 1.2023

7 Nalure and sources of the information used

or relied upon;

o Market Survey at the time of site visit
. Ready Reckoner rates / Circle rates
. Online search for Regislered Transaclions
. Online Price Indicators on realestate portals

. Enquiries with Real estate consultants

. Existing data of Valuation assignments canied
out by us

Pocedures adopted in carrying out the

valualion and valuation standards follolved;

Sales Comparison Method

o Restrictions on use of the report, if any; This valuation is for the use of the party to whom it is

addressed and for no olher purpose. No

responsibility is accepted to any third party who may

us€ or rely on the whole or any parl of this valuation.

The valuer has no pecuniary interest that would

conflict with the proper vaiuation of the property.

10, Major factors that were taken into a@ount

during the valuation;

cunent market conditions, demand and supply
position, Residential flat size, location. upswing in

real estate prices, sustained demand for Commercial

Godown, all round development o{ mmmercial and

residential application in the locality etc,

11, Caveats, limitations 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

ldentity of the valuer and any other experts
involved in the valuation;

4.

8.

\
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(Annexure - ll)

MODEL CODE OF CONDUCT FOR VALUERS

lntegrity and Falmess

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

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

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

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

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

Professional Gompetence and Due Care

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

7. A valuer shall cany out professional services in accodance with the relevant technical and
professional standards that may be specified from time to time.

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

9. ln the preparation of a valuation reporl, the valuer shall not disclaim liability for his/its expenise or
deny his/its duty of care, except to the extent trat the assumptions are based on statemenb of fact
provided by the company or its auditors or consultants or information available in public domain
and not generated by the valuer.

10. A valuer shall not cany out any instruction of the client insofar as they are incompatible with the
requirements of integrity, objectivity and independence.

1'1. A vaiuer shall clearly state to his client the services that he would be competent to provide and the
services for which he would be relying on olher valuerc or prolessionals or for which the client can
have a separate anangement with other valuers.

lndependence and Disclocure of lnterest

12. A valuer shall act with objectivity in his/its professional dealings by ensuring that his/its decisions
are made without the presence of any bias, conflict of interest, coercion, or undue influence of any
party, whether directly connected to the valuatjon 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.

14, A valuer shall maintain complete independence in his/its professional relationships and shall
conduct the valuation independent of extemal influences.
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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 after any time when heiit first 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,20l5 or till the
time the valuation report becomes public, whichever is earlier.

17. A valuer shall not indulge in "mandate snatching' o[ offering "convenience valuations" in order to
cater to a company or clients needs.

18. As an independent valuer, he valuer shall not charye success fee.

'19. ln any faimess opinion or independent expert oFinim submiued by a valuer, if there has been a
prior engagement in an unconnected trans*tion, the valuer shall declare the association with

he company dudng the last fit e years.

Confidentiality

20. A valuer shall not use o diwlge to otter dients or any other p6rty any confdential information
about the subiect company, which has come to hb / its knowHge without proper and specific
authority or unless there is a legd or professiond right or duty to disclose.

lnformation anagernent

21. A valuer shall ensure that he/ it maintains written conternporaneous records for any decision taken,

he reasons for taking the decision, and the information and evidence in support of such decision.
This shdl be maintained so as to suficiendy enabb a reasonable person to take a view on the

appropriateness of his /its decisions and actions.

22. A valuer shdl appear, co-operate ard be available for inspections and invesligations canied out

by the authority, any person authodsed by he au$ority, the registered valuers organisation with

which he/it is registered or any other statrtory regulatory bdy.

23. A valuer shdl provide all inlormalion and records as may be required by the authority, the Tribunal,

Appellate Tribunal, tre rcgistered vduers oryanisation witr which he/it is registered, or any other

statutory regulatory body.

24. A valuer while respecting the confidentiality of information acquired during the course of performing

professional services, shall maintain proper working papers for a period of three years or such

longer period as required in its contract for a specmc valuation, for production before a regulatory

authority or for a peer review. ln the event ol a pending case before the Tribunal or Appellate

Tribunal, the record shall be maintained till the disposal of the case.

Gifts and hospitality:

25. A valuer or his / its relative shall not accept gifts or hospitality which undermines or affects 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) o{ Section 2 of the Companies Act, 2013 (18 of 2013).

26. A valuer shall not ofier gifls or hospitality or a linancial or any other advantage to a public servant

(
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or any other person with a view to obtain or retain wo* 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 reflection of lhe work necessarily and properly 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
contract with the person to whom he would be rendering service.

Occupation, employabllfty and reltric.tions.

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

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

Miscellaneous

31. A valuer shall refrain from undertaking to review the work of ano$er valuer of the same client
except under written orders hom lhe bank or housing finance institutions and with knowledge of the
concemed valuer.

32. A valuer shall follow this mde as amended or revised from time to time

ASSUMPTIO CAVEATS. LIMITAIION AND DISCLAIMERS

We assume no responsibility for matters of legal nature affecling the poperty appraised or the title
thereto, nor do we render our opinron as to the title, which is assumed to be good and marketable.

2. The property ts valued as though under responsible ownership

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

4 It is assumed that there are no hidden or unapparent conditions of the subsoil or skuciure 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 factors.

There is no direcU indirect interest in the property valued

The rates for valuation of the property aro in accordance with the Govt. approved rates and prevailing
market rates.
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DEFINITION OF VALUE FOR THIS SPECIFIC PURPOSE

This exercise is to assess Fair arket Value of the property under reference as on 28s November 2023.

The term Fak illarkel Value is defined as

'The nost probable price, as of a specified date, in cash, tems equivalent to cash, or in dher precisaly revealed

terms for which the specifred propefty rights would sell afrer reasonable exposure in a competitive market unda
all conditions rquisite lo a fat sale, with the buya and seller each acting prudently knowldgeably and for self

inleresf assumrhg th at neither is under undue duress' .

Fundamental assumptions and conditions presumed in this dellnition are

Buyer and seller are motivated by self-rnterest.

Buyer and seller are well informed and are acting prudently.

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

Payment is made in cash or equivalent or in specified financing terms.

DECLARATION OF PROFESSIONAL FEES CHARGED

We hereby declare that, our professional fees aIe not mntingent upon the valuation findings. However, if the

statute AND/OR clients demands that, the lees 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 PRETIISES

Considering various parameteB recorded herein above, oxisting economic scenario, and the information that is

available with referen@ lo the development of neighborhood and method selected for valuation, we are of the

opinion that, the pioperty gemises €n be assessed and br this particular purpose at t 34,98,000.00 (Rupeea

Thirty Four Lakh Ninety Eight lhourend Only).

For VASTUKALA CONSULTANIS (l) PW. LID.

Sharad kums trr:*,i,:5*',JtfHl"*"
q,{U6b.l,'.,j{'i.Arut*'9,

o... lorri r.r9 t@ 16'- \*^"\'r Chalikwar

Director
Sharadkumar B. Chalikwar

Govt. Reg. Valuer
Chartered Engineer (lndia)

Reg, No, (N) CCIT/1-14152200&09
PNB Empanelment No. Z0:SAMD:1138

Auth. Sign.
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