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Name of Owner: Mahararhtra S:tate Oil Seeds Commercial And lndustrial Corporation Limited
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VALUATION OPINION REPORT

This is to certify that the property bearing Residential Flat No. 8, 2d Floor, Wing - B, "llarathon Co.op. Hsg.

Soc. Ltd.", Devidayal Road, Near Devidayal Bus Depot, Mulund (West), Mumbai - 400 080, State -
Maharashtra, Country - lndia. belongs to MOCICOL LTD.

Boundaries of the property

: Wing-A
: Olympic Apartment
: The Rising Star Sport Academy
: lnternal Road

Auth. Sign.

Vaslu[haneD12024r603/2303156
1214-m4-HPAP

Ode:12.03.2024

I yrd olItoe t Bl 0ol, U/B Floor. Boomerang,
Chandival Farm Road, Andheri (Eact)
Itrtu - 400 072, (M.s.), iNDrA

A febFax: +9122 28171323/ 24
mumbai@vastukala.org

North

South
East
West

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

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

property premises can be assessed and Fair Market Value for Private Purpose at ( 1,23,45,600.00 (Rupees

one Crore Twenty Three Lakh Forty Five Thousand Six Hundred Only).

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

taken into considerations while preparing this valuation report.

Hence certified

For VASTUKALA CONSULIANTS (l) PW LTD.

Manoj
Chalikwar
Direclor
Manoj B. Chalikwar

Registered Valuer
Chartered Engineer (lndia)
Reg. No. CATJ-F-1763
Encl: Valuation report.

Tharc : 101, tst Floor, B Wjng. Beth Shalom, Near Civit Hospitat, Thane (W) , 400 601, (M.S.), INDIA
E-mai, : thane@vastukala.org, Tel. I BO97g a2976 I g12t6 25621

Digitally 5i9n€d by Mahoi Chalikwar
DN: (n=Manoj Chalikwar, o=VrstuLla
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Vastukala Consultants (l) Art. Ltd.
81-001 , U/B Floor, Boomerang, Chandivali Farm Road, Powai, Andheri (East), Mumbai - 400 072

\/AI I IATIAN PEDAE'T IIN PECDF'T NE FI ATIi rrr Yrr i trrt

I General
rutFJSE tut YYlltull utE vdtucuu t! tirug To assess Fair Market vali.ie of the property for Pdvate

Purpors

2 a) Date of inspection 02.02.2024

b) Date on which the valuation is made 12.03.2024

3 List of documenls produced for perusal:

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

lndustrial Corporation Limited)

4 MOCICOL LTD.

Contact Pe6on:

Mr. Shinde (Stafl of company)

Limited Company Ownership

5 Brief description of the property (lncluding

Leasehold / freehold etc.)
The property is a Residential flat is located on 2d Floor.

The mmposition of flat is 1 Bedroom + Living Room +

Kitchen + WC + Bath (l BHK with wC + Bath). The

property is at 1.5 KM. Drive distance from nearest

railway station Mulund.

6 Location of property

a) Plot No. / Survey No Plot No, I M0, Survey No. 1000

b) Door No Rssidential Flat No. I
c) C.T.S. No. / Village C.T.S. No. 1013 of Village - Mulund (West)

d) Ward / Taluka Taluka - Kurla

e)

0

Mandal / District

Date of issue and validity of layout of

aoDroved map / plan

District - Mumbai Suburban

Copy ol Approved Building plans were not provided and

not vermed.

s) Aoproved map / plan issuing authority

h) Whether genuineness or authenticity

of agproved map/ plan is verified

N,A

i) Any other comments bY our

empanelled valuers on authentic of
N,A

7 Postal address of the property Residential Flat No, 8,2"d Floor, Wing - B, "Marathon

Co-op. H3g. Soc. Ltd.". Devidayal Road, Near

Devidayal Bus Depot, Mulund (West), Mumbai '400
080, State - Maharashtra, Country - lndia,

I

Name of the owne(s) and his / their addrsss
(es) with Phone no. (details of share of each
owner in case of joint owneBhip) Addrecs: Residential Flat No. 8, 2"0 Floor, Wing - B,

"Marethon Ccop. Hsg. Soc. Ltd.", Devidayal Road,

Near Devidayal Bus Depot, Mulund (Wesl), Mumbai -

400 080, State - Maharashtra, Country - lndia,

\ flo ( ):)
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8. City / Town Mulund (West), Mumbai

Residential area Yes

Commercial area No

Industrial area No

Classiflcation of the area

i) High / Middle / Poor

ii) Urban / Semi Urban / Rural Urban

Coming undcr Ccrporaticn limit / Village
Panchayat / Municipality

Village - Mulund (West)

Municipal C,orporation of Greater Mumbai

11 No

tl Boundarie3 of the property As per Site As per documents
No(h Winq - A Details not available
South Olympic Apartment Details not available
East The Rising Star Spon

Academy
Details not available

West lnternal Road Details not available
13 N. A. as property under consideration is a flat in an

apartment buildino,

A
As per the Deed

B

A6tuals
North

South

East

West

E(ent ol the site Carpet Area in Sq. Ft. = 549.00
(Area as per actual sile measurement)

Built Up Area in Sq. Ft. = 6iO.00
(Area as per Area Statement Letter)

14.1 Latitude, Longitude & Coordinates of Flat

Built Up Area in Sq. Ft. = 640.00
(Area as per Area Statement Letter)

16 Whether occlpied by the owner / tenant? lf
occupied by tenant since how long? Rent
received per month.

Vacant

il APARTMENT BUILOING
.t

2 Location

C.T.S, No. 1013 of Village - lrlulund (West)

Block No

Ward No,

Village / Municipality / Corporation Village - Mulund (West)

Municipal Corporation of Greater Mumbai

o

Middle Class

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

Dimensions of the site

14.

I 9'1 0'38.9'N 72"55'48.1"E
15. Extent of the site considored for Valualion

(least of '13A& 138)

fJature cf lhe Apartment

C.T S. No.
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Door No., Street or Road (Pin Code) Residential Flat No. 8, 2m Fbor, Wing - B, "Marathon

Co-op. Hsg. Soc. Ltd.", Devidayal Road, Near

Devidayal Bus Depot, Mulund (West), Mumbai - 400

080, State - Maharashtra, Country - lndia.

Description of the locality Residential /
Commercial i Mixed

Residential

Year of Construction 1986 (As per Previous Reporl)
t\!,,-L^. ^{ El^^6 o.x., , rr^^^.El^^-ourr , .r \rPPe' r ltrurs

Type of Structure R.C.C. Framed Structure

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

Quality of Construction Normal

Appearance of the Building Normal

Maintenance of the Building

3. Facililies Available

Lifl No Lift

Protected Water Supply

Underground Sewerage Connecled to Municipal Sewerage System

Car parking - Open / Covered Stilt & Open Car Parking

ls Compound wall existing? Yes

ls pavement laid around the building Yes

FLAT
2.d Floor1 The floor in which the Flat is situated
Residential Flat No. 82 Door No. of the Flat

Specifications of the Flat3

Roof R.C.C. Slab

Mosaic tiles floorinqFloonng

Laminaled wooden flush doorsDoors
Wooden frame openable wrndowsWindows

Concealed plumbing with C.P. fittings. Eleckical wiring

with Casing Capping
Fittings

Cement PlasterinoFinishinq

4 House Tax
Details not available

Details not availableT Tav nair{ in tho namc nf'

Details not availableTax amount:
Details not availableElectricity Service connection No.i5

Details not availableMeter Card is in the name ol:

6 How is the maintenance of the FIat?

Details not available7 Sale Deed executed in the name ol
Details not availableI What is the undivided area of land as per

Sale Deed?
Built Up Area in Sq. Ft. = 6t{}.00
Area as Area Statement

I What is the plinth area ol the Flat?

an Whet is the floor spacs inCex (

Carpet Area in Sq. Ft. = 5/9.00
r actual site measuremaas

11 What is the Carpet Area of the FIat?

E
E
E

Normal

Municipal Water supply

It

Assessment No.

Poor
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12 ls it Posh / I Class / Medium / Ordinary? l\4iddle Class

13 ls it being used for Residential or Commercial
purpose?

Residential purpose

14 ls it Ownerooupied or let out? Vacant

15 lf rented, what is the monthly rent? I 25,500.00 Expected rental inmme per month

tv MAHKE I ABILII Y

1 How is the marketability? Good

2 What are the factors favounng for an extra
Potential Value?

Located rn developed area

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

No

Rate

1 After analyzing the comparable sale

instances, what is the composite rale for a

similar Flat with same specifications in the
adjoining locality? - (Along with details /
reference of at - least two latest deals /
transactions with resp€ct to adjacent
properties in the areas)

2 What is the adopted basic composite rate of
the Flat under valuation after companng with

the specifications and other factors with the
Flat under comparison (qive details).

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

3 Break - up for the rate

L Buildinq + Services t 3,000.@ per Sq. Ft

ll, Land + others { 18,000.00 per Sq. Ft.

t 1,19,412.00 per Sq. M.

i.e. { 1 1,094.00 per Sq. Ft.

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

Guideline rate (after depreciation) t 98,447.00 per Sq. M.

i.e. t 9,146.00 per Sq. Ft

5 Aqe of the buildinq 38 years

6 Life of the building estimated 22 years Subjec{ to pmper, preventive penodic

maintenance & struclural repairs.
REmarks: - Fot the purpose of valuation, we have taken area as per the Area Statement Lefter Provided by
the client (The Maharashtra State Oilseed's Commercial & lndustrial Corporation Limiled)

E
E
E

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

4
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Dotalb ot Valustlon:
Sr.

NO.

Description Qtv Rate per

unrr [(,
E3timated

YCrUe t(,

1 Present value of the property (incl. car
parking, if pmvided)

M0.00 Sq, Ft 19,290,00 1,23,45,600.00

Total value of the property 1,23,45,600.00

Realizable Value of the Property 1,11,11,0'O.00

Distress Value of the Property 98,76,480.00

lnsurable value ot the property (6tO.00 Sq. Ft. X t 3,000.00) 19,20,000.00

Guideline value of the property (6tO.00 Sq. Ft. X t 9,146.00) 58,53,440.00

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

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

sold. Comparable poperties, also known as comparables, or comps, must share cerlain features with the property in

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

building; however, the most important fac,tor is no doubt the location of the property. Adjustments are usually needed to

acmunt for differences as no two properties are exactly the same, To make proper adjustrnents when mmparing

properties, real estate appraisers must know th€ differences b€tween the comparable properties and how to value

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

many comparables available to analyze. As the popedy is a Residential FIat, we have adopted Sale Comparison

Approach Method for the purpose 0f valuation. The Price for similar type ol property in the nearby vicinity is in the

range of t 19,000.00 to t 21,000.00 per Sq. Ft, on Built Up Araa. Considering the rate with attached report, cunent

market conditions, demand and supply position, Flat size, location, upswing in real estate prices, sustained demand for

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

t 19,290.00, per Sq, Ft. on Built up area for valuation.

..,
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Lonoitude:'l 0'39.0"N 72' 48.0'E

Note: The Blue line shows the route to site from nearest railway station (Mulund -'1.5 KM.)

E

0
0

Route Map of the propertv

(\
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As a result of my appraisal and analysis, it is my considered opinion that the Falr Martot Value of the above

property in the prevailing conciition with aforesaici specilicaiions is ( l,23,il{i,600.00 (Rupeea One Crore Twenty

Three Lakh Forty Flvo Thousand Slx Hundred Only).

Place: Thane

Dale:12.03.2024

For VASIUKALA CONSULTANTS (l) PW. LTD.

Manoi 3"?T,ll,##.Y,HTlS,lIfl"rt 
consuttanB ttina.lta.. ou-uunuri, \

Chalikwar il:1il";:iffiS,tT,ir \\.irnq.1
Director Auth. Sign.
Manoj B. Challlilar
Registered Valuer

Chartered Engineer (lndia)

Reg. No. CATJ-F-1763

\ f Vostukolo Consultonts (l) Pvt. Ltd'
SO 90O1:2Ol5 Certifled Company wwr/ vastukala'org*-r m*-.t'orr. An I



Sr Particulars Valuer comment

1 Background information of the assel being
valued;

The property under consideration was o$rned by
MOCICOL LTD.

Purpose of valuation and appointing authority As per the request Private Valuation, to assess
value of the property for Prlvate Purpose.

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

Manoi B. Chalikwar - Regd. Valuer
Harshad Panchal - Valuation Engineer
Avinash Pandey - Technical Manaqer

4 0isdosure of valuer interest or clnflict, if any; We have no interest, either direct or indirecl, in the
property valued. Further to state that we do not
have relation or any connection with property

owner / applicant direcfly or indirecuy. Further to
state that we are an independent Valuer and in no
way related to Droperty owner / aD9licant

5 Date of appointment, valuation date and date of
report;

Date of Appointment - 02.02.2024
Valuation 0ate - 12.03.2024
Date of Report - 12.03.2024

6 lnspections and/or investigations undertaken, Physical lnspeclion done on 02.02.2024

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

. Mad(et Survey at he time of site visit

. Ready Reckoner rates / Cirde rates

. Online search for Registered Transactions

. Online Price lndicators on realestate portals

. Enquiries with Real estate consultanh

. Existing data of Valuation assignments canied
out by us

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

Sales Comparjson Method

I Restrictions on use ofthe report, if any; This valuation is for he use of he party to whom it
is addressed and for no other purpose. No
responsibility is accepted to any thkd party who
may use or rely on the whole or any part of this
valuation, The valuer has no pecuniary interest
hat would conflict with the proper valuation of the
propqrty.

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

cunent market mnditions, demand and supply
position, Residential Flat size, location. upswing rn

real estate prices, sustained demand for
Residential Flat, all-round development of
commercial and residential application in the
iocaii etc

11 Caveats, limitations and disclaimers to the extent
the!, explain or elucidate the limitations faced bv
valuer, whrch shall not be for the purpose of
limiting his responsibility for the valuation report.

Attached

Valuation Reporl PrepaGd For Private Valuation/ MoCICoL LrD. [603/2305456) Pag€ 14 of 18
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Value SubJec,t to Change

The subject appraisal exercise is based on prevailing market dynamics as on 12r'March 2024 and

does not take inio acmunt any unforeseeable deveiopmenb which muld impact the same in the future.

Our lnveltigdions

Wo are not engaged to carry out all possible investigations in relation to the subject pop€rty. Where in

our report we identify cefiain limitations to our investigations, this is to enable the reliant party to instruct further

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

Consultants lndia Pvt. Ltd. (VCIPL) is not liable for any loss occasioned by a decision not to mnduct furthel

investigations

As!umptions

Assumptions are a necessary parl of undertaking valualions. VCIPL adopts assumptions for the

purpose of providing valualion advise because some matlers are nol capable of accurate calculations or fall

outside the scope of our oxp€rtise, or out instructions. Ths reliant party accepts that the valuation contains

certain specific assumptrons 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.

lnformation Supplied by Othen

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

coffBct and has been used for appraisal exercise. Where it is stated in the report 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 llatters

To the extent that the valuation includes any statement as to a futurc matler, that statement is provided

as an eslimate and/or opinion bas€d on the informatiol known to VCIPL at the date of this document. VCIPL

does not warrant lhat such statemenb are accurale 0r mnect,

Map and Planr

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

assume no responsibility in connection with such matters.

Sit6 Detrll!

Based on inputs received from Client and site visit conducted, we understand that the subjec't property is

Residential Flat, admeasuring Built up Aroa ln sq. Ft. = 6O.00 in the name of llloclcoL LTD' Furlher' VCIPL

has assumed that the subject property is free from any encroachment and is available as on the date of the

appraisal.

Assumptions. Disclaimers, Limitations & Qualifications

(
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Property Title

Based on our discussion with the Client, we undersland that the subject poperty is owned by MOCICOL LTD.

For the purposo ot this appraisal exercise, we have assumod that the subject pmpefiy has a clear title and is lree

from any encumbrances, disputes and claims. VCIPL has made no further enquides with the relevant local

authorities in this regard and does not certify the property as having a clear and marketable title. Furthsr, no legal

advice regarding 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 deeds are clear and marketable.

Environmental Condltlons

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

existing or proposed environmental law and any procosses which ar€ canied out on the property are regulated

by environmenlal legislation and are properly licensed by the appropriate authorities,

Area

Based on the information provided by the Client, u.e undeBtand that the Rgsidential Flat, admeasuring

Bullt Up Area in Sq. Ft. = 6110.00

Condltlon & Repalr

ln the absence of any information to the mntrary, we have assumed that there are no abnormal gound

conditions, nor archaeologrcal rcmains prcsent which might adversely affec't the cunent or tuture occupation,

development or value of the property. The pmperty is freo from rat, infestation, structural or latent defect. No

currenlly known deleterious or hazardous materials or suspect tschniques will be used in the construction of 0r

subsequent alteration or additions to the property and commenls made in the property details do not purport to

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

an implied representation or statement about such parb

Valuatlon Me&odology

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

Approach / Method and proposed Cunent use / Existing use premise is mnsidersd for this assignment.

Tho Dirsct Comparison Approach involves a comparison of the property being valued to similar

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

demonstrates 
"vhat 

buyers have historically been willing to pay (and sellers v;illing to accept) for similar

propelties in an open and mmpetitive market and is particularly useful in estimating the value of the Flat and

properties that are typically traded on a unit basis.

ln case of inadequate recent transaction divity in the subjecl micro-ma*et, the appraiser would collate

details of older transactions. Subsequently, the appraiser would analyse rental / capital value trends in the
subject micro-market in order to calculate the perc€ntage incrcase / decrease in valuas since the date of the
id€ntified transactions. This perc€ntage wourd then be adoptod to project the current varue ofthe same,

I

.ol(\
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Where reliance has been placed upon external sources of information in applying the valuation

methodologies, unlsss othonvise spocifically instructed by Clisnt and/or stated in the valuation, VCIPL has not

ind8pendently verilled that information and VCIPL does not advise nor accept it as reliable. The peBon or entity

to wlrom ths reDort is addrsssed acknowlsdges and accepts the risk that if any of tho unverified information in ths

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

ilot a Structural Survoy

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

Oher

All measuremenls, areas and ages quoted in our repod are approximate

Legal

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

taxation on realizatron of the sale value of the subjecl property. VCIPL is not requircd to give testimony or to

appear in court by reason of this appraisal reporl, with reference to the property in question, unlBss anangemenl

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

appraisal exercise

Property spocifi c a$umption3

Based on inputs received frcm the client and site visit conducled, we understand that the subject property is

Residential Flat, admsasuring Buift Up Area in Sq. ft. = €,{0.00

ASSUMPTIONS, CAVEATS, ION AND DISCI-AIMERS

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.

The property is valued as though under responsible ownership.

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

It is assumed that there are no hidden or unapparent mnditions of the subsoil or struclure 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 iaclors.

There is no direcU indirect interest in the property valued.

The rates for valuation of the propeny are in accf,rdanc.- with the Govt. apprcved rates and prevailing

market rates.
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DEFINITION OF VALUE THIS SPECIFIC PURPOSE

This exercise is to assess Falr Market Value of the property lor under reference as on l?t' lvlarch 2024,

The term Fair Market Value is defined as

"The most probable pice, x of a specified date. in cash, terms equivalent to cash, or in other prccisely

revealed tetms fot whi* the specifred propeiy ights would sell after reasonable exposure in a competitive

matuet under dl conditions reguisrte to a fai sale. with the buyq and seller each acling prudentty

knowledglably and for se/f rnterest assum ing that neither is under undue duress' .

Fundamental assumptions and conditions presumed in this definition are

DECLARATION OF PROFESSIONAL FEES CHARGED

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

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

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

VALUATION OF THE PROPERW PREMISES

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

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

opinion that, the property premises can be assessed and Fair [,larket value for private purpose at

t 1,23,45,600.00 (Rupees one Crore Twenty Three Lakh Forty Five Thou3and Sh Hundred Onty).

For VASIUKALA CONSULTANTS (l) PW. LID.

Manoj
Chalikwar
Director
ManoJ B. Chalikwar

Registered Valuer
Chartered Engineer (lndia)
Reg. No. CAT-|-F-'1763

Olghilly signed by r.bnoj Oallkwar
ON: ln=Manoj Ch.likwar, o=V.nuk l.
Consulrant (l) h/t. Ltd" orr=Mumb.t,
cmiil=nEnoiov.iutat..org, c=tN
Date 2024.03.1 2 1 23207 +05,30,

Auth. Sign

\*^\

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 financing terms.


