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V a*.fihenel03l2024fi 6UnN 7 1

13/1,219-HPAP
Date: 13.03.2024

VALUATION O ION REPORT

This is to certify that the property bearing Residential Flat No. 1, Ground Floor, Building No. A - 1,"Veer

Hanuman Nagar Co-op. Hrg. Soc. Ltd.", Laxmi Mhatre Road, Near Majestic Hotel, Kandarpada, Dahisar

(West), Mumbai - 400 068, State - Maharashtra, Country - lndia. belongs to ITIOCICOL Mumbai.

Boundaries of the property.

North

South

East

West

Bhausaheb Parab Road

Slum Area

Slum Area

Garden

Aulh. Sign

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

rsference 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 71,98,625.00 (Rupae3

S€venty one Lakh Ninety Eight Thousand Six Hundred Trenty Five Only).

The valuation o, the property is based on the documents produced by the mncem. Legal aspecls have not been

taken into considerations while preparing this valualion reporl.

Hence certified

For VASTUKALA CONSULIANTS (l) PW. LTD.

Manoj
Chalikwar
Direclor

Manoj B. Chalikwar

Registered Valuer
Chartered Engineer (lndia)
Reg. No. CAT-I-F-1763
Encl: Valuation report.
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Vastukala Consultants (l) htt. Ltd.
81-001, U/B Floor, Boomerang, Chandivali Farm Road, Powai, Andheri (East), Mumbai - 400 072.

VALUATIOII REPORT (lN RESPECT OF FtAlr)

I General
To assess Fair l,4a*et value of the prop€rty for Privato

Purpole.
Purpose for irhich the valuation is made

n) i),n L2 l12la 
^f 

inena.li^n

13.03.2024b) Date on which the valuation is made

List of documents produced for perusal:

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

lndustrial Corporation Limited)

3

&LL99g Residential Flat No. 1, Ground Floor, Building

No. A - 1, "Veer Hanuman Nagar Co.op. Hrg. Soc,

Ltd.", Laxmi Mhatre Road, Near Maiestic Hotel,

Kandarpada, Dahisar (West), lVumbai - 400 068, State

- Maharashtra, Country - lndia.

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

Mobile No.:917510774

MOCIC0L Mumbai

Limited Company Ownership

Contacl Person

Name of the owne(s) and his / their address
(es) with Phone no. (details of share of each

owner in case of joint ownerchip)

4

The property is a Residential flat is located on Ground

Floor. The composition of flat is 1 Bedroom + Living

Room + Kitchen + 2 WC & Bath (1 BHK + WC & Bath).

The property is at 1.9 KM. Drive distance lrom nearest

railway station oahisar.

5 Bnef description of the property (lncluding

Leasehold / freehold etc,)

o Localion of property

a) Plot No. / Survey No

Residential Flat No. Ib) Door No

C.T,S, No. 829, 830 of Village - Dahisarc) C,T.S. No. / Village

Taluka - Borivalid)
District - Mumbai Suburbane) l\,tandal / oistrict

lan
Date o{ issue and validity of layout of

a
0 Copy of Approved Building plans were not prov

not verified

ided and

ISSUI authoA ed ma
N,A,Whether genuineness or authenticity

OT roved lan is verified
h)

N.AAny other comments

empanelled valuers on a

by our

uthsntic ol

lana

i)

tnuiB ldndr0uG sNF at 0eid ntialRes
Postal address of the Property7

I

Ward / Taluka

o)

1 Floor, No.A-1,

(
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Built Up Area in Sq. Ft. = 475.00
(Area as per Area Statement Letter)

"Veer Hanuman Nagar Co.op. Hsg. Soc. Ltd.", Laxmi

Mhatre Road, Near Majestic Hotel, Kandarpada,

Dahisar (West), Mumbai - 400 068, State -
Maharashtra, Country - lndia.

8 City / Town Dahisar (West), Mumbai

Residential area Yes

Commercial area No

No
o Classification ol the area

i) High / Middle / Poor l,.,liddle Class

ii) Urban / Semi Urban / Rural Urban

10. Coming under Corporation limit / Village
Panchayat / Municipality

Village - Dahisar

Munrcipal Corporation of Grealer Mumbai

11 Whether covered under any State / Central
Govt. enactments (e,9., Urban Land Ceiling

Act) or notilled under agency areal scheduled
area / cantonment area

No

12 Boundaries of the ro As Site As documents
North Bhausaheb Parab Road Details not available

South Slum Area Details nol available

East Slum Area Details not available

West Garden Details not available

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

a nt buildi

AS the Deed

B

Actuals
North

South

East

West
14 Extent of the site Carpet Area in Sq. Ft. = 3182.00

(Area as per actual site measurement)

Built Up Area in Sq. Ft. = 475.00
as Area Statement

14.1 Latitude, Lon itude & Co{rdinates of FIat 1 9"1 s',15.9"N 72"5,1'08.9"E
Extent 0l the slte clnsidered for Valualion
(leasr of 13A& 138)

occupi;d by the oy,rnei i tenani2 li

il APARTMENT BUILDING

1 Nature of the Apartment Residential
2 Location

lndustrial area

15.

occupied by tenant since how long? Rent
recetved per monlh.

\
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C.T.S. No C.T.S. No. 829, 830 of Village Dahisar

Block No

Ward No

Village / Municipalily / Corporation Village - Dahisar

Municipal Corporation of Greater Mumbai

Door No,, Streel or Road (Pin Code) Residentral Fiat No. i, Ground Floor, Buikiing No. A - 'i,

'Veer Hanuman Nagar Co-op. Hrg. Soc. Ltd.", Laxmi

hlhatre Road, Near Majestic Hotel, Karldarpada,

Dahisar (West), Mumbai - 400 068, State -
Maharashtra, Country - lndia.

ResidentialDescription of the locality Residential /
Commercial / i/'lrxed

Year of Construction 1983 (As per Previous Rsport)

Ground+4UpperFloorsNumber of Floors

R.C.C. Framed StructureType of Structure

Number of Dwelling units in the building 4 Flats on Ground Floor

Quality of Construction Normal

Appearance o{ the Building Normal

NormalMaintenance of the Building

3 Facilities Available

No LiftLift

Municipal Water supplyProtected Water Supply

Connected to Municrpal S€,rwrage SystemUnderground Sewerage

Car parking - Open / Covered Open Car Parking

ls Compound wall existing? Yes

ls pavement laid around the building Yes
E
E

ilt FLAT

Ground FloorThe floor in which the Flat is situated
Residential Flat No. 1I Door No. of the Flat

J ns of the Flat

R.C.C SlabRoof
Mosaic tiles flooriFloori

Laminaled Wooden flush doorsDoors
windowsPowder coated aluminum slldiWindows

Concealed plumbing with C,P. fittings. Electrical wiring

with Casi
Fittings

CementFinish

House Tax4
Details not availableAssessment No
Details not availableid in the name o{Tax
Details nct available

Details not availableService connection NoElectricq

Details not availableofenI het namCar ISrdete
NormalFthe lat?ofanten ncetheIS marHow6
Details not availableofnametn theexecutedDeedal5 e7
Deiai is not avaiiableAScioi lanaren0u r0e0tis heWhai6

1
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Sale Deed?

9 What is the plinth area of the Flat? Built Up Area in Sq. Ft. = 475.00
Area Statementa3

10 What is the floor s ce index l\,,lCGM normsAs
11 What is the Carpet Area of the Flat? Carpet Area in Sq. Ft. = 389.00

actual site measurementArea as
12 ls it Posh / I Class / Medium / Ordinary? Middle Class

11 ls it being used for Residential or Commercial
e'l

Residential purpose

ls it Owneroccu ied or let out? Vacant

15 lf rented, what is the month rent? t34 rental income month00

IV MARKETABILITY
1 How is the marketabil Good

What are the factom favounng for an extra
Potential Value?

Located in developed area

affect the market value in eftl?
Any negative factors are observed which No

Rate

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

similar FIat with same specifications in the
adjoining locality? - (Along with details /
reference of at - least two latest deals /
transaclions with respect to adjacent

r0 ies in lhe areas

t 15,000.00 to I 17,000.00 per Sq. Ft. on Built Up Area

2 What is the adopted basic composite rate of
the Flat under valuation after companng with
the specificalions and other factors with the
Flat under com ive details

t 17,000.00 per Sq. Ft. on Built Up Area

3 Break - u for the rate

L Buildin + Services 13,000.00 I Ft

ll. Land + others t 14,000.00 Ft
4

office an evidence thereof to be enclosed

Guideline rate obtained from the Registra/s t 1,28,550.00 per Sq. M

Fti.e. { 1 1,943.00
Guideline rate (after depreciation) t 98,784.00 per Sq. l\4

Ft.i.e. t 9 177.00
5 of the buildi 41 ars
o Life of the building estimated

aieapuipas pat tty
the client The StateMaharashtra Conmerci,Or/seed's &al triallndus itedLim

19 years Subject to
maintenance & structural

proper, preventive periodic

trs

2

3

1

C
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oetails of Valuation:
Description Qtv Rate per

unit (t)
Estimated

Value fi)

t-rgit t varuE ut Ult p[Jlrrr ty ftrlr. udr

parking, if provided)

47s.C0 Sq, Ft I r trJoruz.r.vv

T^+.1 v.l',. ^l rh. ^r^haA,1' 'e PrePerr,
rl oa arE nn

Realizable Value of the Property 64,78,763.00

Distress Value of the Property 57,58,900.00

Insurable value of the property (475.00 Sq. Ft. X t 3,000.00) 14,25,000.00

Guideline value of the property (475.00 Sq. Ft. X t 9,177.00) 43,59,075.00

Sr.

No.

The sales comparison approach uses the market dab of sale prices to estimate the value of a real estate property,

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

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

question. Some ol these include physirxl features such as square footage, number of rooms, condition, and age of the

building; horiever, the most important faclor is no doubt the localion ofthe pmperty. Adjustments are usually needed to

acrount for differences as no lwo properlies are exactly the same. To make proper adjustments when mmparing

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

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

many comparables available to analyze, As the poperty is a Residential Flat, we have adopted Sale Comparison

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

range of { 15,000,00 to t '17,000,00 per Sq. Ft. on Built Up Area. Considering the rate with attached report, cunent

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

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

t 15,155.00 per Sq, Ft. on Built up area for valuation.
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Actual site photoqraphs
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Latitude Lonqitude:19",l5'15.9"N 72'51 E

Note: The Blue line shows the route to site from nearest rai lway station (Dahisar - 1.9 KM.)
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Ready Reckoner Rate

@
Department of Registration & Stamps
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Price lndicators
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As a result of my appraisal and analysis, it is my considered opinion that the Fair Ma*et Valuo of the above

property in the prevaiiing condition with afoiesaid speciflcalions 'rs ( 7i,98,625.00 (Rup€es S€venty Ono Lrkh

Ninety Eight Thousand Slx Hundred Twenty Flva Only).

Place: Thane

Date: 13.03.2024

For VASIUKALA CONSULTANTS (l) PW. LID,
Dtt, tBErt t, r.-q 6-r.
Dx: o-irJa Cn*ls, ev&*rL

ManOi f halikW61. c^,r-o ni e* ra..*,t 1
- - rn r.tuBle6tut lrdll ({ir

oiE rl/r!] r l rrii}f, 106a' \,,",,1
Director

Manoj B. Challkwar

Registered Valuer
Chartered Engineer (lndia)

Reg, No. CATJ-F-1763

Auth. Sign.

D

\ d Vostukolo Consultonts (l) Pvt. Ltd
n*l ".-,-c.". An ISO 9001:2015 certified Company w\T lt.vastukala org
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Sr Particulars Valuer comment

1 Background information ol the asset being
valued,

The property under consideration was owned by
MOCICOL Mumbai.

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

3 ldentity ol the valuer and any other experts
involved in the valuation:

Manoj B. Chalikwar - Regd. Valuer
Harshad Panchal - Valuation Engineer
Avinash Pandey - Technical Manager

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

ovirner / apdicant direcdy or indirecUy. Further to
state that we are an independent Valuer and in no
way related to DroDerly owner / aDplicant

Date of appointment, valuation date and date of
report;

Date of Appdntment - 02.02.2024
Valuation Date -'l 3.03.2024
oate of Report - 13.03.2024

6 Physical lnspection done on 02.02.2024

7 . Martet 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 Realestate consultants
. Existing data of Valuation assignments caried

out by us
8 Procedures adopted in carrying out the valuation

and valuation standards follor ed;
Sales Comparison Method

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

is addressed and for no other purpose. No

responsibility is accepted to any third party vrho
may use or rely on the whole or any parl of this
valuation. The valuer has no pecuniary interest
that would conf,ict with the proper valuatjon of the
proDerty.

10. Major facloc that were taken into account during
the valuation;

clrrent market conditions, demand and supply
position. Residential Flat size, location. upswing in

real estate pdc€s, sustained demand for
Residential Flat, all-round development of
commercial and residentjal application in the
locality etc.

Caveats, limitations and disclaimers to the extent
they explain or elucidate the limitations faced by
valuer, which shall not be for the purpose of
limiting his responsibility for the valuation report.

Attached

.Nl;-.,.11

..{

2.

4.

5.

lnspeclions and/or investigations undertaken;

Nature and sources of the informalion used or
relied upon;

11.
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Value Subject to Change

The subject appraisal exercise is based on prevailing market dynamics as on 136 March 2024 and

does nol take into account any unforeseeabls deveiopments whict couid impact the sam€ in the futurs.

Our lnveltigallon!

We are not engaged to carry out all possible investigations in relalion to the subject property. Where in

our reporl we identify certain limitations to our investigations, this is to enable the reliant party to instrucl further

investigations where considered appotriate or where we recommend as necessary pnor to reliance, Vastukala

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

investigations

Assumptionr

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

purpose of providing valuation advise because some matteB are not capable of accurate calculations or fall

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

certain sp€cific 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.

lnformation Suppliod by Othsrs

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 stated in the report that another party has suppliod

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

should prove not to be so.

Futuro llaftorg

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

as an eslimate 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 @nect.

Map and Plan3

Any sketch, plan or map in this report is includ€d to assist the reador while visualising ths property and

assume no responsibility in mnnection with such mattefs.

Site Detailg

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

Residential Flat, admeasuring Buift Up Area in Sq. Ft. = 475,00 in the name of MOCICOL ltlumbai Further,

VCIPL has assumed that the subject property is free from any oncroachment and is avallable as on the date ol

the appraisal.

Assumptions, Disclaimers. Limitations & Qualifications
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Property Titl6

Based on our discussion with the Client, we undeBtand that the subiect property is owned by MOCICOL

Mumbai For the purpose of this appEisal exercis€, \,ve have assumed that th€ subject property has a clsar title

and is fres from any encumbrances, disputes and claims. VCIPL has made no further enquiries with the rBlevant

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

legal advice regarding the title and ownership of the subject property has been obtained for the purpose of this

appraisal exercise. ll has been assumed that the title deeds are clear and marketable.

Envlronmgntal Conditions

We have assumed that the sub,ect property is not contaminated and is not adveBely affscted by any

existtng or proposed environmental law and any processes which are canier5 out on lhe property are regulated

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

Area

Based on the information provided by the Client, r{e understand that the Residentral Flat, admeasuring

Built Up Area in Sq. Ft. = 475.00

Condltion E Repair

ln the absence of any information to the contrary, we have assumed that there are no abnormalground

conditrons, nor archaeological remains presenl which might adveGely afiect the cunent or future occupalion,

development or value of lhe pmperty. The pmperty is free from ral, infestation, structural or latent defect. No

currently known deleterious or hazardous matenals or suspect techniques will be used in the mnstruction of or

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

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

an implied representation or statement about such parts

Valuation ilethodology

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

Approach / Method and proposed Cunent us6 / 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 actually been sold in arms - length transaclions or are offered for sale, This approach

demonstrates Hlhat buyers have historically be€n willing tc pay (and sellers,#illing to accept) for. similar

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

properties that are typirally traded on a unit basis.

ln case of inadequale recent lransaclion activity in the subjecl micro-market, lhe apprais€r would collate

dstails of older transactions. Subsequently, the apprais€r would analyse rental i capital value trends in the

subject micro-market in order to calculats the percentage increase / decrease in values since the date of the

identified transactions. This percentage would thgn be adopted to project the current valu€ of lhe same.
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Where reliance has been placed upon external sources of intormation in applying the valuation

methodologies, unless othenrise specilically instnrcted by Client and/or stated in the valuation, VCIPL has not

indopendsntly verilied that information and VCIPL does not advise nor accept it as reliable, The person or sntity

to whom the re@n is addressed acknowledges and acceDts the risk that if any of the unverified information in the

valuation is incorrecl, then lhis may have an effect on the valuation,

Not a Struclural Survey

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

Other

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

Legal

We have not made any allo,ivances with rospecl to any existing or proposed local legislation relating to

taxation on realization of the sale value ol the subject property. VCIPL is not required to give lestimony or to

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

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

appraisal exercise

Prope y rpeclflc auumptionr

Based on inputs received ftom the client and site visit conducted, lvo urdorstand that th€ subiect pmperty is

Residential Flat, admeasuring Built Up Arca in Sq. ft. = t175.00

ASSUMPTIONS. CAVEATS. LIMITATION AND DISCLAIMERS

The property is valued as though under responsible ownership.

It is assumed that the popsrty is free of liens and encumbranc€s.

It is assumed thal 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 conditions or for engineering that

might be required to discover such factors.

Thore is no direcu indirect interest in tiie property valusd.

The rates tor valuation of lhe property are in accordance with the Govt. approved rates and prevailing

market rales.

2

3

4

5.

b.

We assume no responsibility for matters of legal nature afiecting 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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THIS SPECIFIC PURPOSE

This exercise is to assess Fair Market Value of the property for under reference as on 13i arch 2024.

Ihe term Fair Market Value is defined as

'fhe mosl probable pice, as of a specified date, in cash, terms equivalent to cash, or in other preasely

reveald tems for which the spectfred Nopefty dghls wouid se// afrer rsasonable exposure in a conpetitive

na et under all condilions rcquisite to a tar sale, wth the buyet and seller each acllng prudently

knowledgeably and for se/f rnleresf assum ing that neither is under undue duress' .

Fundamental assumptions and c!nditions presumed in this definition are

Buyer and seller are motivated by self-interest.

Buyer and seller are well intormed and are acting prudently.

The pmperty is exposed for a reasonabla time on the open market.

Payment is made in cash or Euivalent or in specified financing terms

DECLARATION OF PRO IONAL 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, lhe fees should be charged on the percenlage of assessed value then,

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

VALUATION OF THE PROPERTY PREiIISES

Considering various parameters recorded herein above, existing emnomic scenario, and the information that ts

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 71,98,625.00 (Rupees Seventy One Lakh Nlnety Eight Thousand Six Hundred Tnong Five Only).

For VASIUffiLA CONSULTANIS (l) PW. LTD.

Manoj
Chalikwar

Director Aulh. Sign
Manoj B. Chalikwar

Regislered Valuer
Chartered Engineer (lndia)
Reg. No. CATJ-F-'1763

DEFINITION OF VALUE
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