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Valuation Report of the lmmovable Property

Details of the oropertv under consideration:

Name of owner: Maharashtra State Corporation Cotton Grains Marketing Federation Limited

Residential Flat No. '13, 3,i Floor, E Wing, "United Co.op. Hsg. Soc. Ltd.", Chincholi Eunder Road,

Near Bhujang Talav, Malad (West), lvlumbai- 400 064, State - l\,laharashtra, Country - lndia.

Valuation Done for:

Private Valuation
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thane@valtuk.la.or9, Tel. : 80978 82976 / 90216 25621
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Vasturf hane/032024/75522305408

08/16-156-HPAP
Date:08.03.2024

ALUATION OPINI E

This is to certiry that the pop€rty bearing Residential Flat No. 13, 3d Floor, E Wing,'United Co+p. Hsg. Soc.

Ltd.", Chincholi Bunder Road, Near Bhujang Talav, Malad (West), Mumbai-,100 081, State - Maharashtra,

Country - lndia. belongs to Maharahtra S'tate Corporatlon Colton Gralns ilarketing Federation Limlted.

Considering various paramelers recorded, existing economic scenario, and the information lhat 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 and Fair Market Value for Private Pueose at t 55,85,760,00 (Rupees

Fifty Flve Lakh Eighty Fiva Thoucand Seven Hundred Sixty Only).

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

taken into considerations while preparing this valuation report.

Hence certified

For VASTUKALA CONSULTANIS (l) PW. LTD.

Boundaries of the property.

North

South

East

West

Manoj
Chalikwar

Director

llanoj B. Chalihwar

Registered Valuer

Chartered Engineer (lndia)

Reg. No. CAT-|-F-1763
Encl: Valuation repo(.

C wing & Bhandarwada Marg

Sareswati CHSL.

Narmada CHSL. 1&2

Open Plot

Oighally iigrcd by tiLnoj Ch.likw.r
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I General
I rulpuSE rur w lelr tllE vdruduui 15 llrduv To assess Faii lu4arket value of the property for Private

Purpose,
1 n^+^ ^{ i^-M^ri^^eure u' 'r!rP!v"v,,

i1 i1 aiaA

b) Date on which the valuation is made 08.03.2024

3 List of documents produced for perusal:

1. C,opy of Area Statement Letter Provided by the client fl'he Maharashtra State Oilseed's Commercial &

lndustrial Corporation Limited).

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

Maharashtra State Corporation Cotton Grains

Marketing Federation Limited

Addregs: Residential Flat No. 13, 3d Floor, E Wing,

"United Co-op. Hag. Soc. Ltd.", Chincholi Bunder

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

064, State - Maharashtra, Cruntry - lndia.

Contact PeEon:

Mr. Nitin Gandhi/ Mr. Anand

Mobile No.: 917510m4

Limited Company Ownership

5 Brief description of the properly (lncluding

Leasehold / lreehold etc.)

The property is a Residential flat is located on 36 Floor,

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

The compositbn of flat is 1 Bedroom + Living Room +

Kitchen + 1 Wc + Bathroom (l BHK + 1 WC +

Bathroom). The property is at 1.6 km. Drive distance

from nearest railway station Malad.

6 Location of property

a) Plot No. / Survey No

b) Door No Residential Flat No. 13

c) C,T,S, No, / Village CTS No. 1034 / Village - lvlalad South

d) Ward / Taluka

e) Mandal / District Mumbai Suburban Distnct

f) Date of rssue and validity of layout of
approved map / plan

Copy of Approved Building plans were not pmvidsd and

not verifled .

N,A
s)
h)

Atplgv.ed m qp / plq!! tgCqr llq!!hqlty
Whether genuineness or authenticity

of aporoved map/ plan is verified

t, Any oiher commenis by our
empanelled valuers on authentic of
a an

Vastukala Gonsultants (l) htt. Ltd.
81-001 , UIB Floor, Boomerang, Chandivali Farm Road, Powai, Andheri (East), Mumbai - 400 072.

VALUATION REPORT (!N RESPECT OF FLAT)

Taluka - Borivali

JK
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Postal address of the property Residential Flat No. 13, 3d Floor, E Wing, "United Co-

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

Bhujang Talav, Malad (West), [4umbai- 400 0M, State

- Maharashtra, Country - lndia,

I Cily / Town Malad

Residential area Yes

Commercral area No

Nla

0 Classillcation of the area

i) High / Middle / Poor Middle CIass

ii) Urban / Semi Urban / Rural Urban

10 Coming under Corporation limit / Village
Panchayat / Municipality

Village - Malad South

Municipal Corporation of Greater Mumbai.

11 Whether covered under any State / Central
Govt. enactments (e.9., Urban Land Ceiling
Act) or notifed under agency area/ scheduled
area / cantonment area

No

Boundaries of the property As per Site As per documents
North C wing & Bhandarwada

Maro

Details not available

South Saraswati CHSL. Details not available

East Narmada CHSL. 1&2 Details not available

West open Plot Details not available

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

apartment building.

A
As per the Deed

B

Actuals

No(h
South

East

West

14 Extent of the site Carpet Area in Sq, Ft. = 309.00
(Area as per actual sile measurement)

Built Up Area in Sq. Ft. = 324.00
(AreE e9 p9!, Area Stetsmgnt Letter)

14,1 Latitude, Lonqitude & Co{rdinates ol Flat 'I 9'1 1'21.8',N 72" 51'27.3', E

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

Built Up Area in Sq. Ft. = 324.00
(Area as per fuea Statoment Letteo

to Whether occrLpied by the owner / tenant? lf
occupierj by tenant since how iong? Rent

received per month,

Vacant

il APARTMENT BUILDING

1 Nature of the Apartment Residential

2

C.T.S. No CTS No. 1034

7.

12.

Location

\ <olo \
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Block No

Village / [4unicipality / Corporation Village - Malad South

Municipal Corporation of Greater Mumbai

Door No., Street or Road (Pin Code) Residential Flat No. 13, Chincholi Bunder Road, Near

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

Description of the locallty Residential /
uul l ct utdt , tY lEu

Residential

Year of Construction 1996 (As per Previous Report)

Number of Floors Ground +4 upper floors

Type of Structure R.C.C. Framed Slructure

Number of Dwelling units in the building 4 Flals on 3d Floor

Quality of Construction Normal

Appearance of the Building Normal

Maintenance of the Building Normal

3 Facilities Available

Lift No Lifts

Protected Water Supply

Underground Sewerage Connected to Municipal Sev,erage System

Car parking - Open / Covered Open Car Parking

ls Compound wall existing? Yes

ls pavement laid around the building No

ilt FLAT

1 The floor in which the Flat is situated 3d floor
2 Door No. of the Flat Residential Flat No. 13
I Specifications of the Flat

Roof R.C,C, SIAb

Floorinq Mosaic tiles floorinq

Doors Wooden frame door

Windows Wooden paneled openable windows

Fittings Concealed plumbinq & Casing capping wiring

Finishino Cement Plasterinq

4

A5UeSS te L t\U. uetdrs lut irvalraurc

Tax paid in the name of: Details not available
Tax amount Details not available

5 Electricity Service connection No.: Details not available
l\.4eter Card is in the name ofl Details not available

6 How is the maintenance of the Flat? Normal
7 Sale Deed executed in the name of Details not available
8 What is the undivided area ol land as per j : I Details not available

Sale Deed? I I

q What is the plinth area ol the Flat? Built Up Area in Sq. Ft. = 324.00
(Area as per Area Statement Letier)

10 What is the floor space index (app,) As per MCGI\4 norms

11 What iq thc Carnct Arc, of thp Flat? Carrel Area in Sq. Ft. = .30.9.00

Ward No.

Municipal Water supply

House Tax



Valualh Repod Prepared For: Priva(e Valuaton / [,laha,ashta Sbte Coeoration Cotun Grains iila*eling Federalion Limited 05522305408)P4o 6 ol 18

(Area as per actual site measurement)
12 ls it Posh / | Class / Medium / Ordinary? [,liddle Class

13 ls it being used lor Residential or Commercial
purpose?

Residential purpose

14 ls it Owner{ccupied or let out? Vacant
i5 if renied, what is ihe monthly rent? ( 11,500,00 Expecled rental income per month

MARKETABILITY

1 How is the marketability? Good

2 What are the faclors favouring for an exlra
Potential Value?

Located in developed area

3 Any negative factors are observed which
affect the market value in oeneral?

No

Rate

1 After analyzing the comparable sale
inslances, what is the composite rate for a

similar Flat with same specifications in the
adjoining locality? - (Along with details /
reference of at - least two latesl deals /
transaclions 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 rqte of
the Flat under valuatlon after comparing with
the specifications and other fuc1ors with the
Flat under comparison (oive details).

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

3 Break - up for the rate

L Building + Services t 3,000,00 per Sq. Ft
ll. Land + others t 15,500.00 per Sq. Ft

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

t 1,14,036.00 per Sq, M.

i.e. t 10,594.00 per Sq, Ft.

Guideline rate (after depreciation) t 98,528.00 per Sq, M.

i.e. { 9,153.00 per Sq. Ft

5 Aqe of the buildinq 28 years

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

maintenance & structural repairs.
Total composite rate arnved 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 Composile Rate < 17 ,240.00 per Sq. Ft.

Remarks
1, As per site inspection 1 RK Fiat convenecj into 1 BHK flat.

2. For the purpose of valuation, ws have taken area as per the Area Statenent Lefter Providad by the
client lThe Maharashtra State Oilsegd's Connercial & lndastnal -hryoration Lintted)

IV

\
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Detalls of Valuatlon:
Sr.

No.

DescriDtion Otv Rate per

Unit (t)
Eslimatad

Value (t)

I Pres€nt valus of tho property (irrcl, car

parking, if pmvided)

JZ+.UU Jq. rr. cJ,oJ,rou.uu

Realizable Value ol the Property 50,27,184.00

Distress Value ol the Property /t4,68,608.00

lnsurable value of the property (324.00 Sq. Ft. X t 3,000.00) 9,72,000.00

Guideline value of the property (324.00 Sq. Ft. X t I,,l53.00) 29,65,572.00

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

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

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

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

building; however, the most important ,aclor is no doubt the location of lhe prop€ y. Adjustments are usually ne€ded to

account for differenc€s as no two properties are exactly lhe same, To make pmper adjustments when mmparing

properties, real estate appraisers must know the differences between the comparable properties and how to value

these differences. The sales companson approach is mmmonly us€d ior Residential Flat, where there are typically

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

Approach Method for lhe purpose of valuation, The Price for similar type of property in the nearby vicinity is in the

range of { 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, localbn, upswing in realestate prices, sustained demand for

Residential flat, all round developmenl of commercial and residential application in the locality etc. We estimate

T 17,240,00 per Sq. Ft. on Built up area for valuation.

r' osruKolo
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Actual site photoqraphs
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Route Map of the property

Latitude Lonoitude: l9',l0'52.8"N 72'50"18.3'E
Note: The Blue line shows the route to site from nearest railway station (Malad - 1.6 KM.)
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As a result oi my appraisal and analysts, it is my considered opinpn that the Fair Market value oi the above

property in the prevailing condition with aforesaid speciflcations is t 55,85,760.00 (Rupees Fifty Flve Lakh

Eighty Five Thousand Seven Hundred Sixty 0nly).

Place: Thane

Date: 08.03.2024

For VASIUKALA CONSULIANTS (ll PW. LTD.

Manoj
Chalikwar
Direclor

anol B. Challkwar

Registered Valuer

Chartered Engineer (lndia)

Reg, No. CAT-I-F-1763

Vostukolo Consultonts (l) Pvt. Ltd.

oEirrlr 3iqmd br M.mjchrrik*r r \
.rrl ..:J-imr .h:llld:' Ev*rrn: \ \
*T*1".ffi'fuHM:jil,*' \.i,nd
oate 202{o3.G 171230 rO5'30',

Auth. Sign.

\
An ISO 9001:2015 Certified Company wvrw.vastukala.org
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Sr Particulars Valuer comment

1 Background intormation of the asset being
valued;

The property under consideration was Owned
lraharashtra State Corporation Cotton Grains
l\4arketjnq Federation Limited.
As per the request Privet Valuation, to assess
valre nf the oropertv for Prlvate Pllroo-.e.

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

Manoj B. Chalikwar - Regd. Valuer
Harshad Panchal - Valuation Engineer
Aynash Pandey - Technicai Manaqer

4 Disdosure of valuer interest or conflict, if any; We have no interest, either direct or indirect, in the
property valued. Further to state that we do not
have relation or any connection $/ith property

owner / applicant direcdy or indirecty. Further to
state that we are an independent Valuer and in no
way related to property owner / applicant

5 Date of appointrnent, valuation date and date ol
report;

Date of Appointment - 02.02.2024
valuation Date - 08.03.2024
Date of Report - 08.03.2024

6 lnspections and/or investigations undertakeni Physical lnspeclion done on 02.02.2024

7 . Market Survey at the time of site visit
. Ready Reckoner rates / Circle rates
. Online search for Registered Transactions
. Online Price lndicators on realestate porlals
. Enquiries with Realestale consultants
. E$sting data of Valuation assignments canied

out by us
8. Procedures adopted in carrying out the valuation

and valuation standards followed,
Sales Comparison Method

I Restrictions on use of the report, ifany; This valuation is for fie use of the party to whom it

is addressed and for no other purpose. No
responsitility is accepted to any fiird party who
may use or rely on the whole or any part of this
valuation. The valuer has no pecuniary interest
that would conflict with tie proper valuation of the
prop€rty.

10 Maior faclors thal were taken into accounl during
the valuation;

curent market conditions, demand and supply
position. Residential Flat size, locatron. upswing in

real estate prices, sustained demand for
Resid€ntial Flat, all-round development of
commercial and residentiai appiication in the
locality etc.

11 Caveats. limitations and disclaimers to lhe extent
they explain or elucidate the limitations faced by
valuer, which shall not be for the purpose of
lihitih^ hi. ?ac^^n.ihilitw f^? tha w.l"rti^n 16^^*

Attached

2. Purpose ol valuation and appointing authority

Nature and sources of the informalion used or
relied upon;

\
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Assumptions. Disclaimers. Limitations & Qualifications

Valu. Subject to Change

The subject appmisal exercise is based on prevailing market dynamics as on 08s llarch 202t1 and

does not take inlo account any unforeseeable developments which couid impact the same in the future.

Our lnvertigalion!

We are not engaged to cany out all possible invsstigations in relation to the subject propery. Where in

our Eport we identify ceflain limitations to our investigations, this is to enable the reliant party to instruct further

investigations uhere considered appopriate or where we recommend as necessary prior to reliance. Vastukala

Consultants lndia Pvt. Ltd. (VCIPL) is not liable for any loss occasioned by a decision not lo mnducl further

investigations

As3umption3

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

purpose of providing valuation advise b€cause soms matleB are not capable of accurate calculations or fall

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

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

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

lnlormalion Supdied by Ohera

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

correct and has been used for appraisal sxercise. Whsre it is stated in ths rsport that another party has supplied

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

should prove not to be so.

Future ttlatteB

To the extent that the valuation includes any statement as to a future matter, that statement is provided

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

does not warrant that such statements are accurate or correct.

Map and Planr

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

assume no responsibility in mnnection with such maften.

Slte Detalls

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

Residential Flat, admeasuring Bullt Up Area ln Sq. Ft. = 32r1.(D in the name of llaharashtra S'trle

Corporatlon Cotton Graln! Marteting Federatlon Limlted Further, VCIPL has assumed that the subjecl

pncperty is free from any encroachmenl and is available as on the date of the appraisal.

Prop€rty Title

fstukolo ( cnT
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Based on our drscussion with the Client, we undeBtand that the subject property is owned by iilahararhtra

State Corporation Cotton Graina ilarkoting Federation Limited For the purpose of this appraisal exercise,

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

claims. VCIPL has made no funhsr enquiries with the relevant local authonties in this regard and does not c€rlify

the prop€rty as having a clear and marketable title. Further, no legal advics cgarding the title and ownsrship of

the subject prope y has been obtained for the purpose of this appraisal exercise. lt has been assumed thet the

title deeds are dear and marketable,

Environmontal Condltlon!

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

existing or proposed environmental law and any processes which are canied out on the property are regulated

by environmental legislation and are poperly licensed by the appropriate authorities.

Area

Based on the informalion provided by tha Client, we understand that the Residential Flat, admeasuring

Built Up Area in Sq. Ft. = 321.00

Conditlon & Repalr

ln the absence 0f any information 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 the property, The pmperty is lree from rat, infestation, structural or lalent defect. No

cunenlly known daleterious or hazardous materials or suspect techniques will be used in the construclion of or

subsequent alteration or additions to the property and comments mde in the pmperty 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 slatement about such parts

Valuation lleilhodology

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

Approach / l ethod and proposed Cunent use / Existing use premise is consrdered for his assignment.

The Direct Comparison Approach involves a mmparison of the prop€dy being valued to similar

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

demonstrates what buyers have historically been willing to pay (and selleE willing to accept) for simrlar

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

properties thal are typically traded on a unil basis.

ln case of inadequate recent transaclion activity in the subject micro-market, the appraiser would clllate

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

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

identified transactions. This percentage would then be adopted to prcject the current value of the same.

Y\
n
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Where reliance has been placed upon exlernal sources of information in applying the valuation

methodologies, unless olherwise specifically instructed by Client and/or statod in th€ valualion, VCIPL has not

independsntly verified that information and VCIPL does not advise nor accspt it as reliable, The pecon or sntity

to whom tho rBport is addressed acknowlsdges and accspls the risk that if any of the unverified information in the

valuation is inconect, lhen this may have an effoct on the valuation.

Not a Structural SuNey

We state that this is a valuation reporl and nol a structural survey

Oher

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

Legal

We have not made any allowances with respec't to any existing or poposed local legislation relating to

taxation on realization of the sale value of the subjecl pmperty. VCIPL is not required to give testimony or to

appear in court by reason of this apFaisal report, with refurence to the property in question, unless anangemenl

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

appraisal exercise

Property rpecifi c a;lumption3

Based on inputs cceived from the client and site visit clnducled, we understand that he subjecl property is

Residential Flat, admeasuring Buift Up Area in Sq. R. = 324.00

2. The property is valued as though under rGponsible ownership.

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

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

render it more or less valuable, No responsibility is assumed for such conditrons 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 ol the Worf,ny are in acrf,rdancF wilh the Govt, appDved rates and prevajling

market rates,

3

4

E

6,

ASSUMPTIONS. CAVEATS. LIMITATION AND DISCLAIMERS

We assume no responsibility for matters of legal nature affecting the property appraised or the title

thereto, nor do we render our opinion as to the title, which is assumed to be good and marketable.

1
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DEFINITION OF VALUE FOR THIS SPECIFIc PURP,oSE

This exercise is to assess Fair Market Value of the property for under referenc€ as on 0$h March 2024.

The term Fair Market Value is defined as

'Ihe rnosl probable pie, as of a specified date, in cash, tems equivalent to cash, or in other prccisely

revealed tems for which the specified propefty ights would sell after reasonable exposure in a conpetitive
nafuet undet a cdlditions /.eguis,te to a fat sale, with the buyer and sdl erch acting prudently

knowledgeably and for self inleresf assum,n g that netther is under undue duress' .

Fundamental assumptions and mnditions presumd in this definitron 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 sp€cified financing lerms

DECLARATION OF PROFESSIONAL FEES CHARGED

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

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

with the full knowiedge of the AND/OR end user, it is being charged accordingly.

VALUATIOI{ OF THE PROPERTY PREMISES

Considering various parameters remded 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 Ma*et value for Private Purpose at

t 55,85,760.00 (Rupees Fifty Five Lakh Eighty Five Thousand Seven Hundred Sixty Only).

For VASTUKALA CONSULTANTS (l) PW. LID.

\ \\n\
Manoj
Chalikwar
Direclor

Manoj B. Chalikwar

Registered Valuer
Chartered Engineer (lndia)
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