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Remarks:
Ms. Sovasina Muduli / Alias Mrs. Sovasini Deepak
Mohanty & Shri Oeepak Kumar Mohanty - Residential
Flat No. 407, 4th Floor, Building No. G, "Arihant City
Phase - ll", Near Sai Baba Temple, Kalyan - Bhiwandi
Road, Village - Bhadwad, Takula - Bhiwandi, District -
Thane, PIN Code - 421 302, State - Maharashtra,
Country - lndia
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CIN: U7{r20MH20r0PTC207869
HSME Reg. No.: UOYAM-MH-18-0083617

an I5o 9o0l:2015 certifaed comPany

VostukbtEj Y
\

lovate.C

Valualim Rrpod PrEps€d Fot: 8OM / Kaawdavd &andr / irs. Sov6hi Mudlf, (30S17/23000127) P4e 2 ol24

VALUATION OPINI ON REPORT

This is to certify that the property bearing Residential Ftat No. 407, 4i' Floor, Building No, G, 'Arihant City

Phase. ll", Near Sai Baba Temple, Kalyan - Bhiwandi Road, Village - Bhadwad, Takula - Bhiwandi, District -

Thane, PIN Code - 421 302, State - Maharashtra, Country - lndla belongs to ills' Sovasini Muduli , Allas Mrs'

Sovaslni Deepak Mohanty & Shri Deepak Kumar Mohanty.

Boundaries of the property.

Wing - F

Wing-H/lnternal Road

lntemal Road

lnternal Road / Swami Siddhi Complex

Vastu[]8nem4/2023i3091 7230001 27
17/14-124-PSV

Dabl 17.C4.m23

'.- Regd. OfilcG: l2l, lst Ftooq Ackrutr Star,
Centrat Road, MIDC, Andheri (E),
l{ulnb.i - 400 09j, (M.S.), INDIA

.., IeleFax : +97 22 283j1325t24
mumbai@vastukala.org

North

South

East

West

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

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

property premises can be assessed for this particular pupose at t 51,19,200.00 (Rupeor Ftfty One Lakh

ilinots€n Thousand Two Hundred Only).

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

taken into clnsiderations while preparing this valuation report.

Hence certified

For VASTUKALA CONSULTANIS {l) PVI tTD.

Sharadkumarffiffi: \. \
B. Chalikwar #ffiffi#sl* \\rrr+'r

CMD Auth Sign

Sharadkumal B. Chalikwar
Govt. Reg. Valuer
Chartered Engineer (lndia)

Reg. No. (N) CCIT/I-1415A2Cfl849

Encl: Valuation report.
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CIN: U74120MH2010PTC207869
MSI4E Reg. No.: LJOYAM-MH-18-0083617

An ISO 90Ol:2O15 Certified Company

Vostukffi \

Valuation Report of the lmmovable Property

Details of the property under consideration:

Name of Owner: Jtls. Sovasini Muduli / Alias Mrs. Sovasini Deepak Mohang &

Shri Deepak Kumar Mohanty

Residential FIat No. 407, 4h Floor, Building No. G, 'Arihant City Phase - ll', Near Sai Baba Temple,

Kalyan - Bhiwandi Road, Vlllage - Bhadwad, Takula - Bhiwandi, District - Thane,

PIN Code - 421 302, State - Maharashtra, Country - lndia.

Valuation Done for:
Bank of Maharashtra

Kasarwadavll Branch

Shop No, 19, 20, 21, Sai Pushpa Building, opp, Vedant Hospital, SuNey No. 50, Hissa No. 6, Kasarvadavali,

Thane (West) - 400 615, State - Maharashtra, Country - lndia'

0

I

90o
crf 9

Th.n€: 101, lst Floor, B Wing, Beth Sha

E-mall : thane@vastukala.org, Tel' : 8097

Our Pan India Presence at ;

0 f,umtoi g lurmgobod 9 ?unr

9 lhonr 9llonded i lndorr
g ositritt(t I ttgshit I Ahmodobod

lom. Near Civil Hospital, Thane
a a2976 I 90215 2552t

(w) - 400 601, (M.S.), INDIA

9 ncca. Of*c: l2r, lsl Floor, Ackruti Star,

Central Road, MIDC, Andhen (E),

,itumb.l - 400 093, (M S ), INDIA

t TeleFax: +91 22 28371325/24

mumbai@vastukala.org

I toikol
9 loipur
f loigutwww.vastukala.ol9

Consullonts (l) Pvt. Ltd. Think.tnnovate.create .-

Lonqitude Latitude: 1 9''l 6'/t6.2"N 73'04'50.2"E

:l
T

I

T

Fn
*..

a
I

-<L



cIN: U7{120MH2010PTC207869
MSME Reg. No.: UDYAM -MH- 18-00836 r 7

An ISO 9O01:2015 Certified Company

Vostuk \
Y

Vastu/tlane/012023n00 1 723m01 27
17111-121-PSV

DEts:17.01.2023

Valuatoo Report Prepared Fon BOM / Kaarf,adavli Brandr / [&. Sovasini Muduli (3@17 nNN127) Pa{e 2 ol24

VALUATION OPINION REPORT

This is to certify that the property bearing Residential Flat No. 407, 4,' Floor, Building No. G, "Arihant City

Phase. ll", Near Sai Baba Temple, Kalyan - Bhiwandi Road, Village - Bhadwad, Takula - Bhiwandi, District -

Thane, PIN Code - 421 302, State - Maharashtra, Country - lndia belongs to lils. Sovasini lluduli / Alias Mrc.

Sovaaini Deepak l*ohanty & Shri Deepak Kumar ilohanty.

Boundaries of the property.

North

South
East
West

Wing - F

Wing-H/lntsmal Road

lnternal Road
lntemal Road / Swami Siddhi Comflex

Considering various paramoters recorded, existing emnomic scenano, and the inrormation that is available with

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

property premises can be assessed for this particular purpose at t 51,19,200.00 (Rupee Fitty One Lakh

insteen Thou3and Two Hundred Only).

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

taken into mnsiderations while prepanng this valuation reprl.

Hence certified

FoI VASTUKALA CONSULTANIS [I) PVl LTD

Sharadkumarffi:H \ \
B. Chalikwar *#ffiF*\\v'sG\

C M.D Au1h. Sign

Sharadkumar B. Chalikwar
Govt. Reg. Valuer

Charlered Engineer (lndia)

Reg. No. (N) CCIT/1-14/5ZA0&09

Encl: Valuation report.

9

99

do

ff,"n ' 
lOl, St n-t, B Wing, Beth Shatom, l'lear Clvil Ho6pital, Thane (w) - 400 601' (M S )' INDIA

E-mail : thane@vastukala.org, Tel. : 80978 82976 / 90216 25621

Our Pan India Presence at : P ncga' oncc : 121' 1st Floor' Ackruti stat

erumboi eAuronsotod ePunt eloikor i",l##%IlBffiJi,"'[,th
9 ltone I tlondei ': lndors t hipur E TebFax: +91 22 2&)7132s/24
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Valuatcn Report Prepar€d For gOM / K6€nvadavli Branch i Ms. Sovaini Muduli (30S.|7230001r) P80e 3 ol24

Vastukala Coneultants (D htt. Ltd,
121, 1st Floor, Ackruti Star, Central Road, MIDC, Andheri (E), Mumbai -400 093,

To,

The Branch Manager,
Bank of Maharashtra
Kagani/adavli Branch
Shop No. 19, 20, 21, Sai Pushpa Building,

Opp. Vedant Hospital, Survey No. 50, Hissa No. 6,

Kasarvadavali, Thane (West) - 400 615,

State - Maharashtra, Country - lndia.

VALUATION REPORT (lN RESPECT OF FLAT)

General

Purpose for which the valuation is made To assess value of the property for Bank Loan

Purpose.

a) 13.M.20232 Date of inspection

b) Date on which the valuation is made 17.M.2023

'1. Copy of Agreement for sale dated 05.'11.2019 betureen M/s. Arihant Enterprises (the Promote| and

Ms, Sovasini Muduli / Alias Mns. Sovasini Deepak Mohanty & Shri Deepak Kumar Mohanty (the

Allottee/s) .

2. Copy ol Occupancy Certificate B.P.K. / 08 / 2019 - 2020, JK / NRV / 2769 dated 8.09.2022 issued

by Bhiwandi Nizampur City Municipal Corporation.

3. Copy of Amended Commencement Certificate B.P.K. / 08 I 2019 - 20n, JK / NRV / 16R dated

20.05,2019 issued by Bhiwandi Nizampur City Municipal Corporation.

4. Copy ol Possession Letter dated 11.04.2023 issued M/s. Arihant Enterprises.

List of documents produced for perusal:

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

(es) with Phone no. (details of share of each

owner in case o{ joint ownership)
Address: Residential Flat N0.407,4t Floor, Building

No. G, "Arihant City Phas6 . ll', Near Sai Baba

Temple, Kalyan - Bhiwandi Road, Village - Bhadwad,

Takula - Bhiwandi, Districl - Thane, PIN Code - 421

302, State - Maharashtra, Country - lndia,

Joint Ownership

Details of ownership share is not available

Contact Person:

Ms. Sovasini Muduli (Owner)

contact No. 9937898032

5 description of the property (lncluding

Leasehold / freehold etc.)

Brief e properly is a residential flat located on 4rh Floor
The composition of flat will be 2 Bedrooms + Living
Room + Kitchen + 2 Toilets + passage + Flowerbed
Area + Balcony (i.e. 2 BHK Flat wilh 2 Toiletr). The
property is at 5 Km, travelll

Th

ng distanc€ from nearesl

1

3.

Ms. Sovasini illuduli / Alias Mrs. Sovasini Deepak

Mohanty & Shri Deepak Xumar ltlohanty.

\ ol( onqrrita



Valualion Report Propared For: BOM / Kaalwadavli Branch / Ms. Sovasini Muduli (3091723000127) Page 4 ol24

railway station Thane

6 Location of property

a) Survey No. 49t1, 49t2(P),49/3(P), 50/1(P), 52/1(P),

53/1 (P), 53/2, 55/P, 56/P, 57 t3, 57 t{lPl, 57/4, 8s/1 (P),

8512(P\, 8512, 8612 ol Village - Bhadwad

b) Door No Residential Flat No. 407

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

d) Ward / Taluka Taluka - Bhiwandi

e) Mandal/ District District - Thane

0 Date of issue and validity of layout of

approved map / plan

As Occupancy Certi{icate is received may be assumed

that the clnstruction is as per sanctioned plan.

s) Approved map / plan issuing authority

h) Whether genuineness or authenticity

of approved map/ plan is verified

i) Any other comments by our

empanelled valueB on authentic of

approved plan

No

7 Postal address of the property Residential Flat No. 407, 4h Floor, Building No. G,

'Arihant City Phase - ll", Near Sai Baba Temple,

Kalyan - Bhiwandi Road, Village - Bhadwad, Takula -
Bhiwandi, Distric't - Thane, PIN C,ode - 421 302, State

- Maharashtra, Country - lndia.

8 City / Town Village - Bhadwad, Bhiwandi

Residential area Yes

Commercial area No

No

I Classillcation of the area

i) High / Middle / Poor [,liddle C|ass

ii) Urban / Semi Urban / Rural Semi Urban

10 Coming under Corporaton limit / Village

Panchayat / Municipality

Village - Bhadwad

Bhiwandi Nizampur City Municipal Corporation

11 Whether covered under any State / Central

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

Ac,t) or notified under agency areal scheduled

area / cantonment area

No

12. Boundaries of the property As per Site As per Documents

North Wing - F Details not available

South Wing-H/lntemal Road Details not available

Easl lnternal Road Details not available

West lnternal Road / Swami

Siddhi Complex

Details not available

13 Dimensions of the site N. A. as property under consideration is a flat in an

apartment building.

A B

Plot No. / Survey No.

lndustnal area

\



As per the Deed Actuals

Wing - F

South Passage

East Flat No. 408

West Open Space

14 Extent of the site Carpet Area in Sq. Ft. = 557.00

Balcony Area in Sq. Ft. = 119.00

Total Area in Sq. Ft. = 676.00

(Area as per actual sile measurement)

Carpet Area in Sq. Ft. = 597.00

0.P. Area in Sq. Ft. = 114.00

Total Carpet Area in Sq. Ft. = 7,l1.00

(Area as per Agreement)

Built Up Area in Sq. Ft. = 782.00

(Carpet Area as per Agreement + 100/o)

Latitude, Longitude & Co-ordinates of flat 19'1 6',46.2',N 73'04'50.2',E

15 Carpet Area in Sq. Ft. = 597.00

O.P. Area in Sq. Ft. = I,l4.00

Total Carpet Area in Sq. Ft. = 71'1.00

(Area as per Agreement)

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

received per month,

il APARTMENT BUILOING

1 Nature of the Apartment Residential

2

C,T,S. NO

Block No.

Ward No

Village / Municipality / Corporation Village - Bhadwad

Bhiwandi Nizampur City Municipal Corporation

Door No., Street or Road (Pin Code) Residential Flat No. 407, 4'h Floor, Building No. G,

"Arihant City Phase - ll", Near Sai Baba Temple,

Kalyan - Bhiwandi Road, Village - Bhadwad, Takula -
Bhiwandi, District - Thane, PIN Code - 421 302, State

- Maharashtra, Country - lndia.

3 Description of the locality Residential /

Commercial / Mixed

Residential

4 Year of Construclion 2022 (As per occupancy ce(ificate)

5 Number of Floors Stilt + 15 Upper Floors

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

7 Number of Dwelling units in the building 8 Flats on 4th Floor

Quality of Construction Good

Valuato Rsport Prepar€d For BOM / K6saM6davll Brarch i Ms. Sovaiii Muduli (3091 7/23000127) Pags 5 of 21

North

14.1

Extent of the site considered for Valuation

(least of 13A& '138)

Vacant

Location

Village - Bhadwad

L

Y OSI( lto



Valuaton R@od Prcpared For BOM / KasaMadavli &d1ch / i.4s. Sovasini Mudull (30fl7nfiN127) Page 6 ol 24

9 Appearance of the Building Good

l\,4aintenance of the Building Good

11 Facilities Available

Lift 3 Lifts

Protecled Water Supply Municipal Water supply

Underground Sewerage Connected to Municipal Sewerage System

Car parking - Open / Covered Along with 1 Covered Car Parking No. 1,

Parking Area 100 Sq. Ft.

ls Compound wall existing? Yes

ls pavement laid amund the building Yes

FLAT

1 The floor in which the flat is situated 4h Floor

2 Door No. ol the flat Residential Flat No. 407

3 Specifications of the flat

Roof R.C.C. Slab

Flooring Proposed Vitrified tiles flooring

Doors Teak Wood door frame wilh solid flush door

Windows Powder coaled aluminum sliding windows

Fittings Concealed plumbing with C.P. fittings

Electrical wiring with Concealed.

Finishing Cement Plastering with POP finishing

4 House Tax

Assessment No Details not available

Tax paid in the name of Details not available

Tax amount: Details not available

6 Electricity Service connection No Details not available

Meter Card is in the name of: Details not available

o How is the maintenance of the flat? Good

7 Sale Deed executed in the name of Ms. Sovasini iluduli / Alias ilrs. Sovasini Deepak

Mobanty & Sh Deepak Kumar Mohanty

8 What is the undivided area of land as per

Sale Deed?

Details not avarlable

I Built Up Area in Sq, Ft. = 782.00

(Carpel Area as per Agreement + l0o/o)

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

11 What is the Carpet Area of the flat? Carpet Area in Sq. Ft. = 557.00

Balcr:,ny Area )n Sq. Ft. = 1 19.00

Total Area in Sq. Ft. = 676.00

(Area as per actual site measurement)

Carpet Area in Sq. Ft. = 597.00

0.P. Area in Sq. Ft. = 1,l4.00

Total Carpet Area in Sg. Ft. = 711.00

(Area as per Agreement)

10,

ilt

What is the plinth area of the flat?

\
\/



Valuaticn Rspon Pr@ared For BOM / K6a ada/tl Br ch / [&. Sovasini Muduli (3@17n3[f0127) Pa{/eT ol24

12 ls it Posh / I Class / Medium / ordinary? l\,led ium

13 ls it being used for Residential or Commercial

purpose?

Residential purpose

14 ls it Owneroctupied or let out? Vacant

15 lf rented, what is the monthly rent? t 10,500.00 Expected rental income per month

IV MARKETABILITY

1 How is the marketability? Good

2 What are the factors favouring for an extra

Potential Value?

Located in developed area

2 Any negative factors are observed which

affect the market value in general?

No

Rate

1 After analyzing the mmparable sale

instances, what is the mmposite rale for a

similar flat wilh same specmcations in the

adjoining locality? - (Along with details /
reference of at - least two latest deals /
transactions with respect to adjacent

properties in the areas)

t 6,500.00 to t 7,500,00 per Sq, Ft. on Carpet Area

2 Assuming it is a new construclion, what is the

adopted basic composite rate of lhe flat

under valuation afler comparing with the

specifications and other factors with the flat

under comparison (give details).

t 7,200.00 per Sq. Ft. on Carpet Area

3

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

ll. Land + olhers t 4,700.00 per Sq. Ft

4 Guideline rate obtainsd irom the Registrads

ofilce

( 43,100,00 per Sq. M.

i.e., t 4,m4.00 per Sq. Ft.

5 ln case of varialion ol 200/0 or more in lhe

valuation propossd by the valuer and the

Guideline value provided in the State Govt.

notiflcation or lncome Tax Gazette

justification on vanation has to be given.

It is a foregone conclusion that market value is always

more than RR prices. As the RR rates are fixed by

respective state govemments for mmputing stamp

duty/Rgstn, Fees. Thus, the rates differ lrom place to
place and location. Amenities per se as evident from

the fact that even RR rates decided by Govt. differs,

VI COMPOSITE RATE ADOPTED AFTER

DEPRECIATION

a Depreciated building rate

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

Age of the building 1 Year

Life of the building estimated 59 years Subject to proper, preventive periodic

maintenance & slruclural repairs.

Depreciation percentage assuming the

salvage value as 10%

Break - up for the rate

t 2,500,00 per Sq. Ft,

N.A., as the property age is below 5 years.

o olo
\



Depreciated Ratio of the building

b Total mmposite rate arrived for Valuation

Depreciated building rate Vl (a) T 2,500.00 per Sq. Ft

Rate for Land & other V (3) ii t4,700.00perSq Ft.

Total Composite Rate t 7,200.00 per Sq. Ft.

Remark:

Valual,on R€pon Preparcd For BOM / K6swadavli BraEh / Ms. Sovasini Muduli (3091713000127) Page I ol 24

Details of valuation:

Sr.

No.

Description Qtv Rate per

unit [t)
Estimated

Value (t)
1 Present value of the flat 711,00 Sq. Ft 7.200.00 51,19,200.00

2 Wardrobes

3 Showcases /
4 Kitchen anangements

Superfine finish

6 lnterior Decorations

7 Electricity deposits / electrical fittings, etc

8 Extra collapsible gates / grill works etc.

I Potential value, if any
'10 0thers

Total Value of the property 51,19,200.00

The Realizable value of the property 46,07,280.00

Distress value of the property 40,95,360.00

lnsurable value of lhe property (782.00 X 2,500.00) 19,55,000.00

Guideline Value of the Propedy (782.00 X 4,004.00) 31,3r,128.00

Justification for I

The Market Value of the property is based on facts of markets dismvered by us during our enquines, however the

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

anive by us will prove to be conect if an Auction of the subject property is canied out. As far as Market Value ln lndex

ll is mncemed, it is not possible to comment on same, may be govemment 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 not reflectod in lndex ll because of various Markel

practices, As Valuer, we always try to give a value which is correct reflection of actual transaction value irrespective of

any factors in market.

Method of Valuation / Aoo roach

The sales comparison approach uses the market data of sale prices to estimate the value of a real estate properly.

Property valuation in this method is done by comparing a property to other similar properties that have been recently

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

question. Some of lhese include physical features such as square footage, number of rooms, condition, and age of the

t,/



veluation R€porl fteparod For BOM / K6aftradavll Bla1dr / [,ts. Sovasini Muduli (30917nm1n) Page I of 24

buildingi however, the most important faclor is no doubt the location of the property. Adjustments are usually needed to

account for differences as no two properties are exactly the same. To make proper adjustments when mmparing

properties, real estate appraisers must know the differenc€s between the comparabl€ properties and how to value

these difierences. The sales comparison appmach is commonly used for Residential Apartment, where there are

typically many comparables available to analyze. As the property is a residential aparlment, we have adopted Sale

Comparison Approach lrlethod for the purpose of valuation. The Price for similar type of property in the nearby vicinity

is in the range of { 6,500.00 to t 7,500.00 per Sq. Ft. on Carpet Area. Considering the rate with attached report,

cunent market conditions, demand and supply position, apartment size, location, upswing in real estate pnces,

sustained demand for Residential apartment, all round development ol commercial and residential application in the

locality etc. We estimate { 7,200.00 per Sq. Ft. on Carpet Area for valuation.

lmpending threat of acquisition by govemment for oad
widening / publics service purposes, sub merging &

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

i) Salability Good

ii) Likely rental values in fulure in t 10,500.00 Expected renlal income per month

iii) Any likely income it may generate Rental Income

\ ls!



Valualrr Rsport Prcpaed For BOM / Kasarwadavli Bradr / Ms. Sovasini lituduli (3091723m127) Pag€ 10 of 24

Actual Site Photoqraphs
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Ready Reckoner Rate

Multi.Storied ildinq with Lift
For residential premises / commercial unit / office on above floor in multistoried building, the rate
mentioned in the ready reckoner will be increased as under:

Eli.

Oepartment of Reti5tration & Stamps alofi e yir frrrt t
db

Governmenr or Mah.r,ihr'. aITllE rlrri

arqrq 4{ [fir
\ rlo.rior Rd.' tr.rttrd,l Clp5!

trtOre"
Eigr,s_ v

S.hdld Obtid

SddTCrlo fr-.-Jr

SdldVflaea rrr Frr ,rr=a.iJ-ttr'- rt: r:-.rr.-Tr'.

Sqdt ry ! $rvry No Lo.cin

Eda. Sartly t{o 19 s..r(h

E::!r=f:: at ar}t

Stamp Duty Ready Reckoner Market Value Rate for Fl.t (A) 43,100,00

No lncrease, Flat Located on 4n, Floor 00.00

Stamp Duty Ready Reckoner Market Value Rate (After lncrease) 43,100.00 Sq. Mt. 4,004.00 Sq. Ft.

Location of Flat / Commercial Unit in

the building

a) On Ground to 4 Floors No increase for all floors fom ground to 4 floors
b) 5 Floors to 10 Floors lncrease by 5% on units located betv,een 5 to 10 flooB
c) '1 1 Floors to 20 Floors

d) 21 Flooc to 30 Floors lncrease by 15% on units located betveen 21 to 30 floors
e) 31 Floors and above lncrease by 20% on units located on 3'1 and above 1loors

?ro.tt". t,:;*-rtr"ir 8mo fr:rm I

Rate

Increase by 10% on units located between '11 to 20 foors

O Con
I
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As a result ol my appraisal and analysis, it is my clnsidered opinion that of the above property in the prevailing

condition with aforesaid specillcation t 51,19,200.00 (Rupoes Fifty One Lakh Nineteen Thousand Two

Hundred 0nly).

Place: Thane

Date 17.U.2023

For VASTUKALA CONSULIANTS (l) PVI LID.

5DillilO KU lTlilI g*.*
ts. Lhalil(war ffiiliffiffi* "-

CMD Aulh Sign

Sharadkumar B. Chalil(wrr
Govl, Reg. Valuer

Cha(ered Engineer (lndia)

Reg, No. (N) CCIT/1 -14BA2CfE-09

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

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

\.4

0n

t (Ruoees

Date

Countecigned
(BRANCH MANAGER)

Signature
(Name & Designation ol the lnspecting Officiaus)

Vostukolo Consultonts (l) Pvt. Ltd
An ISO 9001:2015 Certified Company wlYn'vastukala org

Enclosures
AttachedDeclaration from the valuer in Format E (Appendix- 2)

AttachedModel code of conduct for valuer - (Appendix- 3)

\
\2
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(Appendix- 2)

DECLARATION FROM VALUER

l, Sharadkumar Chalikwar son of Shri, Baburao Chalikwar do hereby declare that:

The information fumished in my valuation report dated 17.04.2023 is true and correct to the best of my

knowledge and beliel and I have made an impartial and true valuation of the property.

I have no direct or indirect interest in lhe property valued;

l/ my authorized ropresentalive has personally inspected the poperty on 13.U.n23. The work is not sub

- contracted to any other valuer and canied out by myself.

I have not been mnvicted of any offenc€ and sentenced to a term of imprisonment

I have not been found guilty oi mismnduct in my professional capacity.

lhavereadtte Handbook on Policy, Standards and procedure for Real Estate Valuation, 2011

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

above handbook to the best of my ability.

I have read the lnternalional Valuation Standards (lVS) and the report submitted to the Bank for the

respective asset class is in cuformity to the 'Standards' as enshrined for valualion in the IVS in'General

Standards" and 'Asset Standards' as apdicable,

I abide by the Model Code of Conduc{ for empanelment of valuer in the Bank. (Appendix 3 - A signed

copy of same to be taken and kept along with this declaration)

I am valuer registered wilh lnsolvency & Bankruptcy Board of lndia (lBBt)

I am the oirector of the company, who is competent to sign this valuation reporl.

Further, I hereby provide the fullowing information.

b.

d

e

f.

g

h

k.

Vostukolo Consultonts (t) pvt\
Y

astuka

L

)>
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Sr.
No.

Valuer comment

background information of the asset being
valuedi

The property under consideration was purchased

by Ms. Sovasini Muduli / Alias Mrs. Sovasini
Deepak Mohanty & Shri Deepak Kumar lvlohanty

from M/s. Arihant Enterprises vide Agreement for
sale 05,11.2019,

2 purpose of valuation and appointing authority As per the request from Bank of Maharashtra,
Kasanvadavli Branch Thane lo assess value of
the osero for Bank Loan

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

Sharadkumar B. Chalikwar - Regd. Valuer
Nikhil Sonawane - Valuation Engineer
Vinita SuNe - Technical Manager
Pratibha Shilvanta - Technical Officer
We have no interest, either direct or indirect, in

the property valued. Further to state that we do
not have relation or any connection with property

owner / applicant directly or indirectly. Further to
state that we are an independent Valuer and in

owner / cantn0 wa related to

4 disclosure of valuer interest or conflict, if any;

Dale of Appointrnent - 13.04.2023
Valuation Date - 17.04.2023
Date of Re - 17.04.2023

date of appointment, valuation date and date of
report;

tn ions and/or inve ations undertaken
. Market Survey at the time of site visit
. Ready Reckoner rates / Circle rates
. Online search for Registered Transactions
. Online Price lndicators on real estate portals

. Enquiries with Real estate consultants
o Existing data of Valuation assignments

carried out US

nature and sources of the informalion used or
relied upon;

7

Sales Comparison Method8

This valuation is for the use of the party to whom

it is addressed and for no other purpose. No

responsibility is accepted to any third party who

may use or rely on the whole or any part of this
valuation. The valuer has no pecuniary interesl

that would conflict with the proper valuation of the

reslrictions on use of the report, if anyia

cunent market conditions, demand and su

position, Residential Flat size, location, upswing

in real estate prices, sustained demand for

Residential FIat, all-round development of

commercial and residential application in the

pplv

local e1c

'10. rnajoi factors that were taken into accou

during the valuation;

Nil11 Major factors that were not taken into accoun

during the valuation
Attached

extent they explain or elucidate the limitrtions

faced by valuer, which shall not be for the

purpose of limiting his responsibility for the

valuation r rt

Caveats, limitations and disclaimers to the12

Til

$

Particulars

1

Physical lnsDection done on '13.04.2023

procedures adopted in carrying out th€

valuation and valuation standards followed;

VO tukolo
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Assumptions. Disclaimers. Limitations & Qualifications

Value Subjecl to Change

The subject appraisal exercise is based on prevailing market dynamics as on l7{,Aprll2023 and does

not take into amount any unforeseeable developments which muld impact the same in the future.

0ur lnvertlgatlonr

We are not engaged to carry out all possible investigations in relation to the subjecl property. Where in

our repon we identiry certain limitations lo our investigations, this is to enable the reliant party to instruct furlher

investigations where considered approdate or where we recommend as necessary prior to relianc€. Vastukala

Consultants lndia Pvt, Ltd. (VCIPL) is not liable for any loss occasioned by a decision not to conduct further

investigations

Assumptions

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

purpose of poviding valuation advise because some matters are not capable of accurate calculalions or fall

outside the scope of our expertise, or out instructions. The reliant party accepts that the valuation mntains

certain specific assumptions and acknowledge and accept the risk of that if any of the assumptions adopted in

the valualion are incorrect, then this may have an effect on the valualion.

lnformatlon Supplled by Others

The appraisal is based on lhe information provided by the client. The same has been assumed to be

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

informalion to VCIPL, this information is believed to be reliable but VCIPL can ecepl no respnsibility if this

should prove not to be so,

Future Matters

To the extent that the valualiofl includes any statement as lo a future matler, that slatement is pmvided

as an eslimate and/or opinion based on the informalion known to VCIPL at the date of this document, VCIPL

does not warrant that such statements are accurate or coneci.

Map and Plans

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

assume no responsibility in connection with such matters.

Site Details

Based on inputs received from Sales Executive representative and site visit conducled, we understand that the
subject property is Residential Flat, admeasuring 7ll.()0 Sq. Ft. Total Carpet Area in the name of Owner
ils. sova3ini Muduri/Ariaa Mrs. sovasini Deepak Mohanty & shri Deepak Kumar Mohanty. Further, vclpl

t
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has assumed that lhe subject property is free lrom any encroachment and is avarlable as on the date of the

appraisal.

Property Title

Based on inputs received from Sales Executive representative and site visit conduc'ted, we understand

that the subject property is owned by Ms. Sovarinl Mudull I Aliac Mn. Sovaeinl Deepak Mohanty & Shri

Deepak Kumar illohanty. For the purpose of his appraisal exercise, we have assumed that the subjec't

poperty has a clear tille and is free from any encumbrances, disputes and claims. VCIPL has made no further

enquiries with the relevant local authorities in this regard and does not certify the property as having a clear and

marketable title. Further, no legal advice regading the title and ownership of the subject property has been

obtained for the purpose of this appraisal exercise. lt has been assumed that the title de€ds are clear and

marketable.

EnYironmental Conditions

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

existing or poposed environmental law and any proccsses which are carried out on lhe property are regulated

by environmental legislation and are properly licensed by the appropriate authofltres.

Area

Based on the infomation provided by $e Sales Executive representative, we undectand that the Residential

Flat, admeasuring 711.00 Sq. Ft. Total Carpet Area.

Condition & Repak

In the absence of any information to the contrary, we have assumed that there aro no abnormal ground

clnditions, nor archaeological remains present which might adversely affect the curent or future octupation,

development or value of lhe property. The property is free from rat, infestation, struc'tural or latent defect. No

cunenlly known deleterious or hazardous malerials or suspect techniques will be used in the construction of or

suhEuent alteration or additions to the property and comments made in the property 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 parts.

Valuation Methodology

For the purpose of this valuation exercise, the valuation methodology used is Direct Comparison

Approach Method and proposed cunent use / Existing use premise is considered for this assignment,

The Direct Comparison Approach involves a comparison of the property being valued to similar

properties that have aclually been sold in arms - length transactions or are offersd for sale This approact

demonstrates what buyers have historically been willing to pay (and sellers willing to accept) for similar

poperties in an open and ompetitive market and is particularly useful in estimating the value of the flat and

properlies that are typically traded on a unit basis
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ln case of inadequate recent transaction aclivity in the subject micro-ma*et, the appraiser 
',rould 

collale

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

subject mico-markel in order to calculate the psrcentage increase / decrease in values since lhe date of tho

identified transactions. This percentage would then be adopted to project the cunent value of the same.

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

methodologies, unless othenf,ise specifically inslructed by Client and/or stated in the valuation, VCIPL has not

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

to whom the report is addressed acknowledges and acc€pls the risk that if any of the unverified iniormation in tho

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

Not a Struc'tural Survey

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

Oher

All measurements, areas and ages quoted in our reporl are approximate

Legal

We have nol made any allowances wilh respecl to any existing or proposed local legislation relating to

taxatron on realization of the sale value of the subiect property. VCIPL is not required to give testimony or lo

appear in court by reason ol this appraisal report, with reierence to the property in question, unless anangemeot

has been made thereof. Furlher, no legal advice on any aspects has been obtained for the purpose of this

appraisal exercise

Property specific assumptlons

Based on inputs received fmm Sales Executive repr€sentative and site visit conducted, we undeBtand that the

subject property is Residential Flat, admeasuring 711.00 Sq. Ft. Total Caryet Area.

A SSU,I,Pfl OTVS, C AV EAT S, LI MIT ATI O N AND D,SCIA,IT'ERS

We assume no responsibility for matters oI legal nature affecting the property appraised or the ti e
thereto, nor do we render our opinion as to the title, 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 oncumbrances.

It is assumed that there are no hidden or unapparent conditions of th€ 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 faclors.

There is no direcu indirect interest in the property valued.

Ths, rates for valuation of the property are in accordance with the Govt, approved rates and prevailing
market rates.

2

2

4

5

b

(Olo Co
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(Appendix.3)

MODEL CODE OF CONDUCT FOR VALUERS

lntegrity and Fairness

1. A valuer shall, in the conduct of his/its business, follow high standards of integrig and faimess in all

his/its dealings with his/its clients and other valuers.

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

relationships.

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

4. A valuer shall refrain fom 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 Competence 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 cany out professional services in accordance with the relevant lechnical 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 up-tGdate developments in practice, prevailing regulations /
guidelines and techniqu€s.

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 its auditors or consullants or information available in public domain

and not generated by the valuer.

10. A valuer shall not cany out any instruction of ttre client insofar as they are incompatible with the

rcquirements ol integrity, objectivity and independence.

'11. A valuer shall clearly state to his client the services that he would be competent to provide and the

services for which he would be relying on other valuers or professionals or for which the client can

have a separate anangement with other valuers.

lndependence and Dlsclosure of lntorest

,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, conllict of interest, coercion, or undue influence 0l any

party, whether directly connected lo the valuation assignment or n0t'

,13. A valuer shall not take Up an assignment if he/it or any of hisiits relatives or associates is not

independent in terms of assoeiation to the company
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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 after any time when he/it frst becomes
aware of the possibility of his / its associalion with the valuation, and in accordance wilh 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'or ofiering 'convenience valuations' in order to
caler to a company or clienl's 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 the association with
the company during the last five years,

Confidentiality

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

lnformation Management

21 . 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 sufficiently enable a reasonable person to take a view on the
appropriateness of his /its decisions and actions.

22. A valuer shall appear, co-operate and be available for inspections and investigations canied out
by the authority, any person authorised by the authority, the registered valuers organisation with
which he/it is registered or any other statutory regulatory body.

23. A valuer shall provide all information and records as may be required by the authority, the Tribunal,
Appellate Tribunal, the registered valuers organisation with which he/rt 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 wo*ing papers for a period of three yean 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 A[pellate
Tribunal, the record shall be maintained till the disposal of ihe case.

Voslukolo Co
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Glfts and hospitality:

P?{,e 24 ol24

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) of Section 2 of the Companies Act, 2013 (18 of 201 3).

26. A valuer shall not offer gifts or hospitality or a fnancial 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 transparenl manner, is a
reasonable reflection of the wo* necessarily and properly undertaken, and is not inconsistent with
the applicable rules.

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

Occupation, employability and restrictions.

29. A valuer shall refrain from accepting too many assignments, if heiit 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
oqanisation discredits the profession.

For VASTUKALA CONSULIANIS (l) PVT LID

>naraOKUmar S=*_, *
B.Chalikwar LTSffiLq#*

C Nl D Auth Sign

Sharadkumar B. Chalikwar
Govl. Reg. Valuer

Chartered Engineer (lndia)

Reg, No, (N) CCIT/1-141521iff,8-09

\,N

Vostukolo Consullonts (l) Pvt Ltd\ v


