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VALUATION OPINION REPORT

This is to certify that the property bearing Residential Flat No. 10, 2d Floor, E Wing, 'United Co.op. Hsg. Soc.

Ltd.', Chincholi Bunder Road, Near Bhujang Talav, Malad (West), Mumbai- 400 064, State - Maharashtra,

Country - lndia. belongs to Maharashtra S:tate Corporation Cotton Grains ltlarteting Federation Limited.

Boundaries of the property.

North

South

East

West

Director
Manol B. Chalikwar

Registered Valuer
Chartered Engineer (lndia)

Reg. No. CAT-|-F-1763

Encl: Valuation report.

C - Wing & Bhandaruada Marg

Saraswati CHSL,

NarmadaCHSL. 1&2

Open Plot

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

refer€nce to the development of neighbodlood and method selected for valuation, we are of the opinion that, the

property premises can be assessed and Fair Market Value for Private Purpose at t 55,51,280.00 (Rupees

Fifty Five Lakh Fifty one Thousand Two Hundred Eighty 0nly).

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

taken into considerations while preparing this valuation report.

Hence certified

For VASTUKALA CONSULTANTS (l) PW. LTD.

Manoj
Chalikwar

Drgh.lt rlgned b, M.m, Ch.lltw&
Dt{: 6.M..bJ Ch.nkf,ar o-Vatlk l.
Cotuuh,nrl O Pvt Ltd., ou-Mumb.r,
e.rl=mnqeveukih.oe,.=rN
Dale: 2024.0!.04 16:3913 1!5 lO',
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E-mail : thane@vastukala.org, Tel. | 80974 42976 / 90216 25621

0
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Vastukala Consultants (D hrt. Ltd,
B1-001, U/B Floor, Boomerang, Chandivali Farm Road, Powai, Andheri (East), Mumbai- 400 072

VALUATION REPORT (lN RESPECT OF FLAT)

I General
1 Purpose for which the valualion is made To assess Fair Market value of the property for Private

Purpose.

2 a) Date of inspection 02.02.2024

b) Date on which the valuation is made 08.03.2024

List of documents produced for perusal:

1. Copy of Area Statement Letter Provided by the client (The Maharashtra State Oilseed's Commercial &

lndustrial Corporation Limited)

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

Maharashtra Slate Corporation Cotton Grains

Marketing Federation Limited

Address: Residential Flat No. 10, 2d Floor, E Wing,

"United Co.op. Hsg. Soc. Ltd.", Chincholi Bunder

Road, Near Bhujang Talav, Malad (West), Mumbai- 400

064, State - Maharashtra, Country - lndia.

Contact Person:

Mr. Nitin Gandhi / Mr. Anand (Staff of Company)

Mobile No.: 9175107774

Limited Company Ownership

5 Briel description of he property (lncluding

Leasehold / freehold etc.)

The property is a Residential flat is located on 2no Floor.

As per site inspection 1 RK Flat converted into 'l BHK.

The mmposition of flat is 1 Bedroom + Living Room +

Kitchen + Bathroom + Passage (l BHK + 1 Bath + 'l

WC). The prcperty is at '1.6 km. Drive distance from

nearest railway station Malad.

b Location of property

a)

b) Residential Flat No, 10

c) C.T,S, No. / Village CTS No, 103,,4 / Village - Malad South

d) Ward / Taluka Taluka - Borivali

e) Mandal / District Mumbai Suburban District

0 Date of issue and validity of layout of
approved map / plan

Copy of Approved Building plans were not provided and

not verified.
q) Approved map / plan issuing authority

Whether genuineness or authenticity
of approved map/ plan is verified

N,A

D Any other commenb by our
empanelled valuers on authentic of
approved plan

N.A

7 Postal address of the property Residential Flat No. 10, 2nd Floor, E Wing, "United Co-

op. Hsg. Soc. Ltd.", Chincholi Bunder Road, Near

3.

Plot No. / Survey No.

Door No.

h)

\
nls il l
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Bhujang Talav, Malad (West), Mumbai- 400 064, State

- Maharashtra, Country - lndia,

8 City / Town Malad

Yes

Commercial area No

No

0 Classiflcation of the area

i) High / Middle / Poor Middle Class

ii) Urban / Semi Urban / Rural

10 Coming under C,orporation limit / Village

Panchayat / Municipality

Village - Malad South

Municipal Corporation of Greater Mumbai

11 Whether covered under any Stale / Central

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

Act) or notified under agency area/ scheduled
area / cantonment area

No

12. Boundaries of the property As per Site As per documents
North C wing & BhandaMada

Marg

Details not available

South Saraswati CHSL Details not available

East NarmadaCHSL. 1&2 Details not available

West open Plot Details not available

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

apartment buildinq.

A
As per the Deed

B

Actuals

North

South

East

West

14 Extent of the site CarpetArea in Sq Ft = 318.00
(Area as per actual site measurement)

Built Up Area in Sq. Ft. . 322.00
(Area as per Area Statement Letter)

14.1 Latitude, Lonqitude & Co{rdinates of Flat 19"1 1',21.8',N 72'51',27.3-E

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

Built Up Area in Sq. Ft. = 322.00
(Area as per Area Statement Letter)

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

received per month,

Vacant

il APARTMENT BUILDING

1 Nature ofthe Apartment Residential

I Location

C.T.S. No. CTS No. 1034

Ward No.

Residential area

lndustnal area

Urban

15.

Block No.

VoStUKOIC C
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Village / Municipality / Corporation Village - Malad South

Municipal Corporation of Greater Mumbai

0oor No., Street or Road (Pin Code) Residential Flat No. 10, Chincholi Eunder Road, Near

Bhujang Talav, Malad (West), Mumbai 400 064.

Description of the locality Residential /
Commercial / Mixed

Residential

Year of Construction '1996 (As per Previous Report)

Number of Floors Ground +4 upperfloors

Type of Structure R.C.C. Framed Structure

Number of Dwelling units in the building 4 Flats on 2,0 Floor

Quality of Construction Normal

Normal

Maintenance of the Building Normal

Facilities Available

Lift No Lifts

Protected Water Supply Municipal Water supply

Underground Sewerage Connected to Municipal Sewerage System

Car parking - Open / Covered Open Car Parking

ls Compound wall existing? Yes

ls pavement laid around the building No

FLAT
1 The floor in which the Flat is situated 2tu floor
2 Door No. of the Flat

3 Specifications of the Flat

R.C.C. Slab

Floorinq lvlosaic tiles floonnq

Doors Wooden frame door
Windows Wooden paneled openable windows
Fittings Concealed plumbing & Casing capping wiring
Finishino Cement Plastering

4 House Tax

Details not available
Tax paid in he name of: Details not available

Tax amount: Details not available

5 Electricity Service connection No.: Details not available
Meter Card is in the name of Details not available

o How is the maintenance ofthe Flat? Normal

7 Sale Deed execuled in the name of Details not available
8 What is the undivided area ol land as per

Sale Deed?
Details not available

I What is the plinth arca of the Flat? Built UpArea in Sq Ft = 322.00
(Area as per Area Statement Letter)

10 What is the floor space index (app,) As per MCGM norms
11 What is the Carpet Area of the FIat? Carpet Area in Sq. Ft = 318.00

(Area as per acttlal site measurement)
12 ls it Posh / I Class / lvledium / Ordinary?

..h

Appearance of the Building

3.

il

Residental Flat No. 10

Roof

Assessment No.

Middle Class

\
VOSIUKOIC IONTS {I1 f'VI



Valuation Reporl Prepared For Private Valuation / Maharashtra Slate Corporation Cotton Grains Markeling Federation (7551/2305405) Page 6 of 18

13 ls it being used for Residential or Commercial
purpose?

Residential purpose

14 ls it Owneroccupied or let out? Vacant
15 lf rented, what is the monthly rent? { 1 1 ,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

3 Any negative factos are observed which
affect the market value in qeneral?

No

Rate

1 After analyzing the comparable sale
instances, what is he mmposite rate for a
similar Flat with same specifications in the
adjoining locality? - (Along with details /
reference of at - least two latest deals /
transactions with respect to adjacent
properties in the areas)

t 16,500.00 to t 18,500.00 per Sq. Ft. on Built Up Area

2 What is the adopted basic composite iate of
the Flat under valuation after companng with
the specifications and other factors with the
Flat under comparison (give details).

t 18,500.00 per Sq. Ft. on Built Up Area

3 Break - up for the rate

L Building + Services t 3,000.00 per Sq, Ft

ll, Land + otheB t 15,500.00 per Sq. Ft

4 Guideline rate obtained from the Registra/s
office (an evidence thereof to be enclosed)

t 1,20,744.00 per Sq, M.

i.e. t 1 1,217.00 per Sq. Ft.

Guideline nate (after depreciation) t 1,03,358.00 per Sq, M.

i.e. t 9,602.00 per Sq. Ft.
E Aqe of the buildinq 28 years

6 Life of the building estimated 32 years Subject to proper, preventive periodic

maintenance & structural repairs.

Total mmposite rate anived for Valuation

Depreciated building rate Vl (a) t 1,740.00 per Sq. Ft.

Rate for Land & other V (3) ii t 15,500.00 per Sq. Ft

Total Composite Rate t 17,240.00 per Sq. Ft.

Remarks
1 . As per site inspection '1 RK Flat converted into 1 BHK flat.
2. For the purpose of valuation, we have taken area as per the Area Statement Letler Ptovided by the

client (The Maharashtra State Ollseed's Commercial & lndustial Corporation Linited).

\
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Detalh of Valuation:
Sr.

No

Description Qtv Rate per

Unit (t)
Estimated

Value (t)

1 Present value of the property (incl. car

parking, if provided)

322.00 Sq. Ft. 17,240.00 55,51,280.00

Total value of the property 55,51,280.00

Realizable Value of the Property 49,96,152.00

Distress Value of the Property 44,41,024.00

lnsurable value of the property (322.00 Sq. Ft. X t 3,000.00) 9,66,000.00

cuideline value of the property (322.00 Sq. Ft. X I 9,602.00) 30,91,844.00

The sales comparison appmach uses the market dah of sale prices to estimate the value of a real estate pmperty.

Properly valuation in this melhod is done by comparing a propery to olher similar properties that have been recently

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

question. Some of these include physical features such as quare footage, number of rooms, mndition, and age of the

building; however, the most impoftant factor is no doubt the location of the property. Adjusbnents are usually needed to

accounl for differences as no two properties are exactly the same. To make pmper adjustments when comparing

properties, real estate appraisers musi know the differences beh,yeen the comparable properties ard how to value

these differences. The sales mmparison apprcach is commonly used for Residential Flat, where there are typically

many comparables available to analyze. As he property is a Residential Flat, we have adopted Sale Comparison

Approach Method lor tlre purpose of valuation. Tte Price br similar type of property in the nearby vicinity is in the

range ol { 16,500.00 to t 18,500.00 per Sq. Ft. on Built up area. Considering the rate with attached report, cunent

market conditions, demand and supply position, Flat size, location, upswing in real estate prices, suslained demand foI

Residential flat, all round development of mmmercial and rcsidential application in the locality etc. We estimate

{ 17,240.00 per Sq. Ft. on Built up arca for valuation.

Page 7 of '18
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Route Map of the property
Site u/r

. Latitude Lonoitude:'19'1 0'52.8"N 72'50',l 8.3'E
Note: The Blue line shows the route lo site from nearest railway staton (Malad - 1.6 KM.)
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Readv Reckoner Rate

Thi nk.lnnovote.Creote

\ g Vostukolo Consultonts (l) Pvt. Ltd.
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Price Indicators
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As a result of my appraisal and analysis, it is my considered opinion that the Falr Market Value of the above

property in the prevailing condition with aforesaid specifications is { 55,51,280.00 (Rupees Flfry Flve Lakh Fifty

One Thousand Two Hundred Eighty Only).

Place: Thane

Date: 08 03.2024

For VASIUKALA CONSULTANTS (l) PW. LTD.

Manoj
Chalikwar

Auth, Sign

\ I Vostukqlo Consultonts (l) Pvt. Ltd.

Ognally 3lg4d b, M.no, Ch.llhv.r
DN: cn=$.nol Chrlltwar ev.iuk h
CoEult nis (l) Pvr Lrd- dr=Mrmtl.l,
.acEmnde9.quLbd9eN
D.re 202/r.Ol.0a 16:]9ia9 +05'30' \,^\

Director
Manoj B. Chalikwar

Registered Valuer
Chartered Engineer (lndia)

Reg. No. CAT-|-F-1763

i, ,ir ,,, .r{rp.nN. An ISO 9001:20lS Certified Company www.vastukala,org
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Particulars Valuer comment

1 Background information of the asset being
valued;

The property under consideration was Owned
[,laharashtra Stale Corporation Cotton Grains
l,larketino Federation Limited.

2. Purpose of valuation and appointing authority As per the request Privet Valualion, to assess
value of the property for P vato Purposo.

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

Manoj B. Chalikwar - Regd. Valuer
Harshad Panchal - Valuatlon Englneer
Avinash Pandey - Technical Manaqer

Disclosure of valuer interest or conflict, if any; We have no interest, either direcl or indhecl. 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 no
way related to property owner / apDlicant

5 Date of Appointment - 02.02.2024
Valuation Date - 08.03.2024
Date of Reporl - 08.03.2024

6 lnspections and/or investigations undertaken; Physical lnspection done on 02.02.2024

7 Nature and sources of the information used or
relied upon;

. Market Survey at the time of site visrt

. Ready Reckoner rales / Circle rates
o Online search for Regislered Transactions
. Online Price lndicators on realestate portals
r Enquiries with Real estate consultants
. Existing data of Valuation assignments canied

out by us

Procedures adopted in carrying out the valuation
and valuation standards followed;

Sales Comparison Method

L Restrictions on use of the report. if any: This valuation is for the use of lhe party to whom jt

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 parl of this
valuation, The valuer has no pecuniary interest
that would conflicl with the proper valuation of the
propedy.

'10 Major factors that were taken into account during
the valuation;

current market conditions, demand and supply
position, Residential Flat size, location. upswing in
real estate prices, sustained demand for
Residential Flat, all-round development oI
commercial 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 ol
limitinq his responsibility for the valuation report.

Attached

Sr.

4.

Date of appointment, valuation date and date of
reporl;
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Assumptions, Disclaimers. Limitations & Qualifications

Value Subjec{ to Change

The subiect appraisal exercise is based on prevailing market dynamics as on 08s Match 2024 and

does not take into account any unforeseeable developmenb which muld impact the same in the futurc.

Our lnvestigation3

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

our report rve identity certain limitations to our investigations, this is to enable the rcliant party to instruct further

investigations where consideEd appropriate or where we recommend as necessary prior lo reliance. Vaslukala

Consultanls 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 providing valuation advise because some matters are not capable of accurate calculations or fall

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

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

the valuation are inconect, then this may have an efiect on he valualion.

lnformation Supplied by Others

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

conect and has been used for appraisal exercise. Where it is s{ated in he report that anottrer palty has supplied

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

should pmve not to be so.

Future Matters

To the extent that the valuation irrludes any statement as to a ftrture matter, hat statement is provided

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

does not t/vanant that such statemenb are accurate or corect.

Map and Plans

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

assume no responsibility in connection with such matters.

Slte Detalls

Based on inputs received fncm Client and site visit conducted, we understand that the subject property is

Residential Flat, admeasuring Built Up Area in Sq. Ft. = 322.00 in the name of ilaharashka State

Corporation Cotton Grains Marketing Federation Limited Further, VCIPL has assumed that the subject

property is free from any encmachment and is available as on the date oi the appraisal.

Vostr
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Property Title

Based on our discussion with the Client, we understand that the subject property is owned by i/laharashtra

State Corporation Cotton Grains Marketlng Federatlon Llmlted For the purpose of this appraisal exercise,

we have assumed that the subject property has a clear tiUe and is free from any encumbrances, disputes and

claims. VCIPL has made no further enquiries with the relevant local auhorites in this regard and does not certiry

the property as having a clear and marketable title. Further, no legal advice regarding the titje and ownership of

the subiect prcperty has been obtained for the purpose of tris appraisal exercise. lt has been assumed that the

title deeds are clear and marketable.

Environmental Conditions

We have assumed that the subject pr.operty is not contaminated and is not adversely affected by any

existing or proposed envionme0tal law and any pnocesses which are canied out on the propefty are regulated

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

Area

Based on he informalion plovided by the Client, we understand that the Residential Flat, admeasuring

Buih Up Area in Sq. Ft. = 322.00

Condition & Repair

ln the absence of any informaton to the contrary, we have assumed that there are no abnormal ground

conditions, nor archaeological remains present which might adversely affect the cunent or future occupation,

development or value of he property. The propery is free from ral, infestation, sfuctural or latent defect. No

cunently known deleterious or hazardous materials or suspect technhues will be used in the construclion of or

subsequent alteration or additions to the property and comments mde in the property details do not purport to

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

an implied representation or shtement about such parb

Valuation Methodology

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

Approach / Ivlethod and proposed Cunent use / Exisling use prcmise is considered for his assignment.

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

properties that have actually been sold in arms - length transactions or are offercd for sale. This approach

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

properties in an open and competitive market and is particularly useful in estimating the value of tre Flat and

properties that are typically traded on a unit basis,

ln case of inadEuate recenl transaction activity in the subject micGmarket, the appraiser would collate

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

Page 16 of 18
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Valuation Reporl Prepared For: Private Valuation / Maharashtra Slate Corporation Cotton Grains Marketjng Federation (75512305405)

subject micrGmarket in order to calculate the percentage increase / decrease in values since he date of the

identified transactiom. This percentage would then be adopted to project the current value of the same.

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

methodologies, unless othenrrise specifically instructed 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 peBon or entlty

to whom the report is addressed acknowledges and accepb the risk that if any of the unverified information in trc

valuation is incorect, then this may have an elfect on the valuation.

Not a Structural Suwey

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

Other

All measurements, areas and ages quoted in our report arc approximate

Legal

We have not made any allowances with respect to any existing or proposed local legislation relating to

taxation on realizaton of the sale value of the subiect prcperty. VCIPL is not Equired to give lestimony or to

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

has been made thereo{, Further, no legal advice on any aspecb has been obtained tor the purpose of ttis

appraisal exercise

Propeily speclfi c assumpfl ons

Based on inputs received fiom the client and site visit conducted, we undestand that the subject property is

Residential Flat, adrneasuring Built Up Area in Sq. Ft = 322.00

ASSUMPTIONS. CAVEATS, LIMITATION AND DISCLAIMERS

We assume no responsibility for matters of legal nature afiecting the pmperty appraised or the title

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 responstble owneship.

It is assumed that the pmperty is free of liens and encumbrances

It is assumed that therc are no hidden or unapparent conditions of the subsoil or structure that would

render it more or less valuable. No responsibility is assumed for such conditions or for engineering that

might be required to discover such factors.

There is no direcu indirect interest in the property valued.

The rates br valuation of the property are in accordance with the Govt. approved rates and prcvailirg

market rates.

Page 17 of 18

2

J

4

o

1



Valuation Report Prepared For Privae Valuation / Maharashlra Slale Corporation Cotton Grains Markeling Federation (7551i2305405)

DEFINITION OF VALUE FOR THIS SPECIFIC PURPOSE

This exercise is to assess Fair Market Value of the property for under reference as on 08u' March 2024.

The term Fair Market Value is defined as

'Iha mosl probable price, as of a specified date, in cash, terms quivalant to cash, or in other precisely

revealed terms for which the specified propedy rights would sell afrer reasonable exposure in a competitive

mai<et under all conditions requisite to a fair sde, with the buyer and seller exh acting prudently

knowledgeably and for self interest assuming that neither is under undue duress' .

Fundamental assumptions and conditions presumed in this deflnition are:

Buyer and seller are motivated by self-interest.

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 fnancing terms

DECLARATION OF PROFESSIONAL FEES CHARGED

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

statute AND/OR clients demands that, the fees should be charged on the percentage of assessed value then,

with the full knowledge of the AND/OR end user, it is being charged accodingly.

N OF THE PROPERTY PR MI

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

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

opinion that, the property premises can be assessed and Fair Market value for Private Purpose at

t 55,51,280.00 (Rupees Flfty Flve Lakh Fifty One Thousand Two Hundred Eighty Only).

For VASTUKALA CONSULTANTS (l) PVT. LID.
o9or, rsd b, r,.j od*t-.
O* orlrr!' Clu nd, Fvd'rri.

Manoi Lhalikwar cddbb ij,v, Lia er66r
- ' Fd-@iadur.SrB <-{r

orc 20L.01.03 r a*r9 ,ot!o \,*
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