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Deiivery Note Mode/Terms of Payment

AGAINST REPORT
Reference No. & Date. Other References

Va3tukala Consult nts (l) A^ Ltd
B1.OO1,U/B FLOOR,
BOOMERANG,CHANDIVALI FARM ROAD,

ANDHERI.EAST, MUMBAI . 4OOO72
GSTIN/UlN: 27AADCV4303R l ZX
State Name: Maharashtra, Code : 27

VASTUKALA

It
astukala.co.inE-Mail : accou

Buye/s Dated

Dispatch Doc No.

008356/2306089
ote Datevery

Dispatched through Destination

Buyer (Bill to)

UNION BANK OF INDIA-AIROLI
Airoli Branch, Blacksmith Tower,
Ground Floor, Plot No 14, Sector 6, Airoli,
, Thane Navi Mumbai-400708
GSTIN/UIN : 27AAACU0564G1ZH
Slale Name : Maharashtra, Code z7 Terms of Delivery

SI
No.

Particulars H N/SAC GST
Rate

Amount

,1 VALUATION FEE
(Technical lnspection and Ceftification Services)

CGST
SGST

1E o/o997224 3,000.00

270.00
270.00

Total 3 540.00
Amounl Chargeable (in words)

lndian Rupee Three Thousand Fivo Hundr€d Fofi Only
E. & O,E

Tax State Tax
Amount

HS

997224
Total 000.00

Taxable
Value

270.00

Rate

270.00

Amount

Tax Amount (in words) : lndian Rupee Five Hundred Fo:ty Only
Rema*s: Company,s Bank Details
008356/2305089 Name of Proposed Purclraser is Bank Name : lClGl BAI{X LTD
Khetaram Herajee Kumavat & Leeladevi Khataram A/c No. :3.10506000531

Raigad, Navi Mumbai, PIN Code - 410 206. State -
Maharashtra. lndia
Company's PAN : AADCV/AO3R
Dedsration

Kumavat - Resjdential Flat No. 3, 6th Flool., Building
No EAr8, "Mass Housing Scheme (EWS) ", Plot No. 2,
Seclor 6, Village - Ulwe, Taluka - Panvel, District -

Branch & IFS Code. THANE CHARAT & tCtCOOo3/r0S

UPI Virtual lD : VASTUKALATHANE
EI

clMSIIIE R slratio No. - 27222201137

NOTE - AS PER MSME RULES INVOICE NEED TO
BE CLEARED W|THIN 45 DAYS OR INTEREST
CHARGES APPLICABLE AS PER THE RULE.

Customer's Se and Signature Vastukala Consultants (l) Pvt Ltd

Authorised Signatory
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o MSME Reg No: UDYAM-MH{8-0083617
An ISO 9OOl :2015 Certified Company

ctN: U74l20M H20lOPTC207869{rI
VASTUKALA

Valuation Report of the lmmovable Property

Name of Proposed Purchaser : Khetaram Herajee Kumavat & Leeladevi Khataram Kumavat

Name of Owner : CIDCO

Residential Flat No.3, 6s Floor, Building No EAl8, "tlass Housing Scheme (EWS) ", Plot No.2,
Sector 6, Village - Ulwe, Taluka - Panvel, District - Raigad, Navi Mumbai, PIN Code - 410 206, State -

Maharashka, lndia.

lntended User:

Union Bank of lndia
Airoli Branch

Alroli Branch, Blacksmith Tower, Ground Floor, Plot No '14, Sector 6, Airoli, Thane
Navi Mumbai400708

Vastukala Consultants (l) Pvt. Ltd.

www.vostukolo.co.in
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Details of the propertv under consideration:

Latitude Lonoitude :'l 8"58'33.9"N 73''l'25.0"E

d. offtce
Ernoil :thone@vostutolo.co.inl Tel : 80978 82376 / 90216 2562! at_iOt, U7S rtoor, SOOUERANG, Chondivoti Form Roqd,
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el MSME Reg No: UDYAM-MH-18-OO83617

An ISO 9ool :2015 Certified Company

CIN: U74I2OM HzOlOPTC2O7859
{ Vastukala Consultants (l) Pvt. Ltd.

www.vostukolo.co.in

VASTUKALA

Vastu/Ihane[Nn02410083562306089
25/14-228-PSSH
Oe/.e:25.M.2024

VALUATION OPINION REPORT

This is to certify that the under construction property bearing Residential Flat No. 3, 6s Floor, Building No EA18,

"iilass Housing Scheme (EWS) ", PIot No. 2, Sector 6, Village - Ulwe, Taluka - Panvel, District - Raigad, Navi

Mumbai, PIN Code - 410 206, State - Maharashtra, lndia belongs to CIDCO. Name of Proposed Purchaser is

Khetaram Herajee Kumavat E Leeladevi Khataram Kumavat.

Building No. 17

Building No. 25

Bamandongri Railway Station

Building No. 19

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

reference to the development of neighbourhood and method selected for valuation, we are of the opinion that, the

property premises can be assessed for this particular purpose at t 33,14,800.00 (Rupees Thlrty Three Lakh Forty

Four Thourand Eight Hundred Only) After comfldon ot th. prcperty. As per Site lnspection 800/6 Construction

Work is Completed.

The valuation ofthe properly is based on the documents produced by the mncem. Legal aspects have not been

taken into considerations while prcparing this report.

Manoj
Chalikwar
Director

ilanoj Chalikwar
Govt. Reg. Valuer

Chartered Engineer (lndia)

Reg. No. lBB|/RV/07/20'l 8/1 0366

Union Bank of lndia Empanelment No.: ROS:ADV:Valuer/033:00g..2021 -22
RO(S):ADV:VAL:012: 201&19

Encl.: Valuation report

Digitally signed by Manoj Challkwar
DM cn=M.noj Ch.iikwar, o=Vastukal.
Consuh.nB O Pvt Ltd., ou=Mumbai,
emall=mano.i6\,astu&al..or9, c=tN
Date: 2024.02t.25 t 6: I 3:58 +05'lo'

\r,^d
Auth. Sign
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Boundaries of the property

North

Soutlr

East

West

Hence certified

For VASTUKALA CONSULTANIS (l) PW. LTD.



Valuaton Report uBl / Airoli Eranch/ lhetardm Heraiee Kumavat (008356/2306089)

Vastukala Consultan's lndia fut Ltd.
101, 1st Floor, B Wing, Beth Shalom, Near Civil Hospital, Thane (W) - 400 601

To,

The Branch Manager,

Union Bank of lndla

Alroll Branch

Alroli Branch, Blacksmith Tower, Ground Floor, Plot No 14,

Seclor 6, Airoli, Thane Navi l\,lumbai400708

VALUATION REPORT (IN RESPECT OF FLAT)

Since 1989

Page 3 of 26

@

{

General

1 Purpose for which the valuation is made To assess Fair Market Value of lhe property for Housing

Loan Purpose.

2 a) Date of inspection 24.U.2024

b) Date of which the valuation is made 25.M.2024

3 List of documents produced for perusal:

l) Copy ol CIDCO Allotment Letter Daled 07 .02.2024 And Khetaram Herajee Kumavat & Leeladevr Khataram

Kumavat(The Allottee) issued by City and lndustrial Development Corp Of Maharashtra ltd..

ll) copy of RERA certificate No.P52000028209 Dated 08.09.2021 issued by Maharashtra Real Estate
Regulatory Authority(As Download from RERA Site).

lll) Copy of Commencement Certificate No.ClDCO / Sr. Arch (BP-IHP) / BP-lHP-106 / 2020 / 000151 Dated

24.12.2020 issued by City and lndustrial Developemenl Corp Of Maharashtra ltd.(As Download from RERA

Site).

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

with Phone no. (details of share of each owner in

case of loint ownership)

Name of Owner

ct0co

Name of Proposed Purchaser :

Khetaram Herajee Kumavat & Leeladevi Khataram
Kumavat

Residential Flat No. 3, 66 Floor, Building No EA18, 'Mass
Housing Scheme (EWS) ", Plot No. 2, Sector 6, Village -

Ulwe, Taluka - Panvel, District - Raigad, Navi Mumbai, PIN

Code - 410 206, State - Maharashtra, lndia.

Contact Person :

l\,,lr. Khetaram Herajee Kumavat (Owner)

Mobile No. 9892024357

Joint Ownership

Details of ownership share is not available

Vostukolo Consultonts (l) Pvt' Ltd
VASTUKALA An ISO 900'l : 2015 Certitied ComPonY



Valuatiod Report UBI / Airoii Branch/ Khetaram Herajee Kumavat (008356/2306089)

Brief description ofthe property (lncluding

Leasehold / freehold etc.)

Page 4 of 26

The property is a Residential Flat located on 6s Floor. (l
BHK) ar per RERA. The property is at 900M distance from
Bamandongri Railway Station.

At tho tlme of inspoctlon building was under
con3truc{ion.

5

o

{

Stage of Construction

lf under construnction, extent of completion

RCC Footing/Foundation Complete RCC Plinth Complete

Full Building Rcc Complete lnternal Brick Work Complete

External Brick Work Complete lnternal Plastering Complete

Extemal Plastering Complete Window Partly Completed

Flooring, Tilling, Kitchen Platform Partly Comple{ed

Total 80% work completed

b Location of property

a) Plot No, / Survey No PIot No - 2

b) Residential Flat No.3

C.T.S. No. / Village Mllage - Ulwe

Ward / Taluka Taluka - Panvel

Mandal / District Districl - Raigad

Date of issue and validity of layout of approved

map / plan

s) Approved map / plan lssuing authority

Approved Building Plan were not provided and not verified

h) Whether genuineness or authenticity of approved
map/ plan is verified

Any other comments by our empanelled valuers
on authentic of approved plan

No

7 Postal address of the property Residential Flat No. 3, 6h Floor, Building No EA18, "Ma3s
Houeing Schcme (EWS) ", Plot No. 2, Sector 6, Village -
Ulwe, Taluka - Panvel, Diskict - Raigad, Navi Mumbai, PIN
Code - 410 206, State - l\,laharashtra, lndia.

8 City / Town City - Navi Mumbai

Residential area Yes

Cutrrrrrercriri area t\o

lndustrial area No

I Classification of the area

EEE
E

TII
T

t
T

I

Vostukolo Consultonts (t) A/t. Ltd.
VASTUKALA ISO 9001 : 2015 Certiljed Compony

Door No.

No

i)

Since 1989



Valuation Repo.t UBI / Airoli BBnch/ Khetaram Herajee Kumatrdt (0083562306083)

Since 1989

Page 5 of 26

e

{ Vostukolo Consultonts (l) Pvt. Ltd

Middie Ciassi) High i Middle / Poor

ii) Urban / Semi Urban / Rura Semi Urban

Coming under Corporation limit / Village

Panchayat / [4unicipality

Village - Ulwe

CIDCO

11 Whether covered under any State / Central Govt.

enactments (e,9,, Urban Land Ceiling Act) or

notified under agency area/ scheduled area /
cantonment area

No

12 Boundaries of the property As per sile As per Document

Details not availableNorth Building No. 17

Details not availableSouth Building No.25

East Bamandongri Railway Station Details not available

West Building No. 19 Details not available

13 Dimensions of the site N. A. as property under consideration is a Residential Flat in

a building.

As per the Deed As per Actuals

North

South

East

West

Carpet Area in Sq. Ft. = 296.00

(Area As Per Allotment Letter)

Buitt Up Area in Sq. Ft. = 325.60

(Carpet Area + 1 0olo)

14 Extent of the site

1 8"58'33.9'N 73"1',25.0"E14.1 Latitude, Longitude & Co-ordinates of Flat

Carpet Area in Sq. Ft. = 296.00
( Area As Per Allotment Letter)

15

Building Under Constructionto

il APARTMENT BUILDING

ResidentialNature of the Apartment

Location2

C,T.S. NO

Block No.

Ward No,

I
TI
T
T

T
TI

I
I

VASTUKALA An ISO 9001 : 2015 certified compony

10

Extent of the site considered for Valuation

Whether occupied by the owner / tenant? lf

occupied by tenant since how long? Rent

received per month.

1

i



Valua$on Repo.li UBI/Airoli Branch,i Khetaram Herdjee Kumavat (0083562306089)

Village / Municipalily / Corporation

Since 1989

Village - Ulwe,

CIDCO

Page 6 ol 26

o

{

Door No., Street or Road (Pin Code) Residential Flat No. 3, 6h Floor, Building No EA18,'ilar!
Hourlng Schcmc (EWS)', Plot No. 2, Sector 6, Village -

Ulwe, Taluka - Panvel, District - Raigad, Navi l\,lumbai, PIN

Code - 410 206, State - Maharashtra, lndia

3 Description of the locality Residential i
Commercial / Mixed

Residential

Year of Construction Building is under construction

Number of Floors Stilt + 15 Upper Floors

6 Type of Structure R.C.C Framed Structure

Number of Dwelling units in the building Extemal site visit only

8 Quality of Construction Building Under Construction

Appearance of the Building Buildrng is under construction

Maintenance of the Building Building Under Construction

11 Facilities Available

Lift Extemal site visit only

Proposed Municipal Water Supply

Underground Sewerage Connected to Municipal Sewerage System

Car parking - Open / Covered Proposed Stilt Parking

ls Compound wall existing? Proposed, Yes

ls pavement laid around the Building Proposed, Yes

ilt Resldential Flat

1 66 Floor

2 Door No. of the Flat Residential Flat No. 3

3 Specilications of the Flat

Roof RCC SLab

Flooring Extemal site visit only

Doors Extemal site visit only

Windows Extemal site visit only

Fittings External site visit only

Finishing Extemal site visit only

4 House Tax

Details not available

rE III
T
T
T
TI
T
T

II
T
Tr
TI

Vostukolo Consultonts (l) A/t. Ltd.
VASTUKALA An ISO 9001 :20 t5 Cerlified Compony

7.

9,

10.

Protected Water Supply

The floor in which lhe Flat is situated

Assessment No.



Valuation R€po.t UBI / Airoli Bnnch/ Khetardm Hq-diee Kumavat (0083562306089)

Since 1989

Page 7 ol 26

(,

{i

Tax paid in the name of Detaiis not avaiiable

Tax amount Details not available

5 Details not availableElectricity Service connection No,

Meter Card is in the name of Details not available

How is the maintenance of the Flat? Building is under Construction

7 Sale Deed executed in the name of Name of Oivner :

ctDco
Name of Prooosed Purchaser :

Khotaram Heralee Kumavat & Leeladevi Khataram
Kumavd

8 What is the undivided area of land as per Sale

Deed?

Details not available

9 What is the plinth area of the Flal? Built Up Area in Sq. Ft. = 326,00
(Carpet Area + 10%)

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

11 What is the Carpet area of the Flat? Carpet A.ea in Sq. Ft. = 296.00
(As Per Allotment Letter)

12 ls it Posh / I Class / Medium / Ordinarl/? Medium

ls it being used for Residential or Commercial
purpose?

Residential Purpose

14 ls it Ownercccupied or let out? Building Under Construction

lf rented, what is the monthly rent? { 7,0001 (Expecled rental income per month after

completion) after completion

15.

tv MARKETABILITY

Good1 How is the marketability?

Located in developed area2 What are the factoB favoring for an etra
Potential Value?

No3

V Rate

{ 112681 to { 1 14291 per Sq. Ft. on Carpel Area

{ 93901to t 9524/- per Sq. Ft. on Built Up Area
1 Alter analyzing the comparable sale instances,

what is the composite rate for a similar Flat wth

same speciflcations in the adioining locality?'
(Along with details / reference of at - least two

latest deals I transactions with respect io adjacent

properties in the areas)

T
I
T

TtI

Vostukolo Consultonts (l) Pvt. Ltd'

VASTUKALA An ISO 9oo1 ; 2015 certified compony

6.

10,

13,

Any negative faclors are observed which affecl

the ma*et value in general?



Details of Valuation:

{ 11 ,3001 per Sq. Ft.

Page 8 ol 26

2

{
Since 1989

3 Break - up for the rate

l. Building + Services { 2,6001 per Sq. Ft.

ll, Land + others I 8,700/- per Sq. Ft.

Guideline rate obtained from the Rqistra/s Ofiice

for new property (an evidence thereof to be

enclosed)

{ 86,625/- per Sq. M.

i.e. t 8,0481per Sq. Ft.

Guideline rate(an evidence thereof lo be

enclosed)

N.A. Age of Property below 5 year

VI COMPOSITE RATE ADOPTED AFTER

DEPRECIATION

a Depreciated building rate

Replacement cost of Flat with Services (v(3)i) { 2,600i per Sq. Ft.

Age of the building Building is under mnstruction

Life of the building estimated 60 years (After Completion) Subject to proper, preventive
periotic Maintenance & Structure repairs.

Depreciation percentage assuming the salvage

value as 10%

N.A, Building is under construction

Depreciation Ratio of the building

b Total composite rate anived for Valuation

Depreciated building rate Vl (a) { 2,6001 per Sq. Ft

I 8,7001 per Sq. Ft.

Total Composite Rate t ,l1,300/. per Sq. Ft.

Remarks As building is under construction, internal site
inspeclion, photographs, measurement not allowed.
Hence our report is based on Allotment Letter provided
by the bank only.

IIIII TI
T

No. Description Rate per unit (t) Estimated Value (t)
1 Present value of the Flat 33,44,800.00

z Vv'a rriro bes

3 Showcases

4 Krtchen anangements

Vostukolo Consultonts (t)h/t. Ltd
VASTUKALA An ISO 9O0 I : 20 I S Certified Compony

Valualion Report UBI / Airoli Eranch/ Khetardm Hera,ee Kunavat (008355/2306089)

Assuming it is a new construction, what is lhe
adopted basic composite rate of lhe Flat under
valuation after comparing with the specifications

and other factors $rith the Flal under companson
(9ive details).

4.

Rate for Land & other V (3) ii

otv.

296,00 Sq. Ft. 1 1,300.00



5 Superiine finish

6 lnterior Decorations

7

8 Extra collapsible gates / grill works, etc.

I Potential value, if any

10 Others / Car Parking

Total value of the property After completion 33,&1,800.00

Realizable value ol the property 30,,l0,320.00

Distross value of the property

lnsurable value of the property (325.60 X 2,600.00) 8,46,560.00

Guideline value of the property (325.60 X 8,048.00) 26,20,429.00

Valuation Reporl UBI / Airoli Branch/ KhetaBm Heraiee Kumavat (0083562306089) Page I of 26

Justification for Price / Rate

The Market Value of the propeny is based on facts of markets discovered by us during our enquiries, however the govemment

rate value in this case is less lhan the market value arived by us. We are of the op$nion thal the value arrive by us will prove to

be correct if an Auction of the subject property is canied out. As far as Markel Vdue in lndex ll is concerned, it is not possible to

comment on same, may be government rales are fixed by sampling during same point of time in part and whereas, Market

values change every month.

ln most of the cases lhe actual deal amount or Transaction value is not reflected in lndex ll because of various Market

praclices. As Valuer, we always try to give a value whict is coned r€kion of actual transaction value inespeclive of any

factors in market.

Method of Val on / AoDroach

The sates companson approach uses the market data of sale prices to estimate the value of a real eslate property. Property

valuation in this method is done by comparing a property to other similar properties thal have been recently sold. Comparable

properties, also known as comparables, or comps, must share ce(ain features with the property in question. Some of these

include physical features such as square foolage, number of rooms, condition, and age of the building; however, the most

important factor is no doubt the location of the pmperty. Adlustments are usually needed to account for differences as no two

properties are exaclly the same. To make proper adiustments when companng properties, real estate appraisers must know the

differences between lhe comparable properties and how to value these differences. The sales comparison approach is

commonly used for Residential Flat, where there are typically many comparables available to analyze. As the property 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 { 11268.00 to { 11429.00 per Sq. Ft. on Carpet Area / t 9390.00 to { 9524.00

perSq. Ft. on Builiijp Area. Considering the raie with atiached reporl , cunent market conditions , demand anci suppiy position,

Flat size, location, upswing in real estaie prices , sustained demand for Residential Flat, all round development of Residential

and commercial application in the locality etc, we estimate {1'1,300.00 per sq. Fl. on Carpet Area for valuation

Since 1989

{ Vostukolo Consultonts (l) Pvt. Ltd'

VASTUKALA An ISO gOOl : 2Ol5 Certified componY

Electricity deposits / electrical fittings, etc.

26,75,840.00



lmpending threat of acquisition by government for road
widening / publics service purposes, sub merging &
applicability of CRZ provisions (Distance from sea+ost / tidal
level must be incorporated) and their efiect on

Saleability Good

Likely rental values in future { 7,000i- (Expected rental income per month after
completion)

Any likely income it may generate Rental lncome

Valuatjon Repo{t UBI / Airoli Branch.i Khetaram Herajee Kumavat (0083562306089)

Since '1989

VASTUKALA

Page 10 of 26
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An ISO 9001 : 2015 Certified Compony

Vostukolo Consultonts (l) R/t. Ltd.
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Valuation Repo.t UBI / Airdi Brarich/ Xhetaram Herajee Kumav"dt (0083562306089)

Actual Site Photoqraphs

Since 1989

Page ,1 of 26
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Vostukolo Consultonts (l) Pvt' Ltd.
VASTUKALA An ISO 9001 :201 5 Certified ComPonY
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Vil,,2tim R.^^rt' llRl / Airni REn.h/ l(h.t2hm HMis (,hiE, r0nnlSA/rln^nAq\

Route Map of the propertv

Note: Red marks shows the exact location of the property

Lonqitude Latitude: I 8.58'33.9"N 73.i,25.0,,E

Note: The Blue line shows the route ro site distance from nearestRailway station (Bamandongri - 900M).
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{
Since '1989
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Valuatjon Report UBI / Airoli Branch/ Khelardm HeBiee Kumavat (008356i 2306089) Page 13 ol 26

Readv Reckoner Rate

The following table gives the valuation of residential building / flat / commercial unit / office in such building on above floor

where there is no lift. Depending upon the floor, ready reckoner rates will be reduced.

Deoreciation Percentaoe Table

Since '1989

o

{

*
CS

Department of Registration and Stamp
Government of lvlaharashtra

+i<"ft q Eqtfi'Br+rrr
c-6r{rq{r{rJI

Annual Statement of Rates Ver. 2.0

( irruTlir{Fr (r qro .nr{fi z.o I

i Home vllurtion Guid.lln ! I li Us.r tarnull

S.Lct

Swr ct\io
5rr. a \o

fufirr=i. sqfu{Fr fi ('6iF ,R, )

omteq .vtatFro qror ritsr.r.{

17.3'Euif,
:- r.Far$ rsf+ar

Stamp Duty Ready Reckoner Market Value Rate for Flat 82500

oecrease by 20% on Flat Located on 6h Floor 16500

Stamp Duty Ready Reckoner Harket Value Rate (Afier

lncrea3elDecrease) (A)

66,000.00 Sq. Itltr 6,132.00 Sq. Ft.

Stamp Duty Ready Re*oner Mad<et value Rate for Land (B)

The ditference between land rate and building rate(A-B=C) ,t4,940.00

Percentage afrer Depreciation as per table(D) 100%

Rate to be adopted after considering depreciation [B + (C X D)l 86,625.00 Sq. Mtr. 8,016.00 Sq. Ft.

Rate to be adoptedFloor on which flat is Located

100%a)

95%
b) First Floor

90%Second Floorc)

85%
Third Floord)

80%
e) Fourth Floor and above

Vostukolo Consultonts 0) R/t' Ltd.
An ISO gOOt : 2015 Certified ComPonY

Buildinq not havino lift
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o

Value in percent afier depreciation

{
Since'1989

Completed Age of Building in Years

R.C.C Structure / other Pukka Structure Cessed Building, Half or Semi.Pukka
Structure & Kaccha Structure.

0 to 2 Years 100% 100%

Above2&uptoSYears 950/0

Above 5 Years After initial 5 year for every year '1%

depreciation is to be considered. However

maximum deduclior available as per this shall
be 70% of Market Value rate

After initial 5 year for every year 1.5%
depreciation is to be considered. However

maximum deduction a!,ailable as per this shall

be 85% of Market Value rate

Vostukolo Consultonts (t) pvt. Ltd.
VASTUKALA An ISO 9001 : 2015 Certified Compony
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Price lndicators

Since 1989
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(,

Property

Source magic bricks

Floor 5th

Carpet Built Up Saleable

Area 350.00 420.00 600.60

Percentage 20o/o 43Vo

Rate Per Sq. Ft. {'l '1,429.00 {9,524.00 {6,660.00

More Deiails

GEED

a#rtlt
iE

I' l+u

Vostukolo Consultonts (l) Pvt. Ltd

VASTUKALA An ISO 9001 : 20'15 Certified ComPonY
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Since 1989
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o

{

Property CIDCO Unnati CHSL,, Sector 6 Ulwe

Source Nobroker,com

Floor Middle

Carpet Built Up Saleable

Area 355.00 426.00

20Yo

Rate Per Sq. Ft. {11,268.00 {9,390.00

I
o

VASTUKALA An ISO 900 I : 20 I 5 Certified Compony
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Since 1989

Page 17 ot 26

o

{

Property Shree Siddhivinayak Paradise, Ulwe

Sou rce lndex no.2

Floor 5th

Carpet Built Up Saleable

Area 413.00 495.60

Percentage 20o/o

Rate Per Sq. Ft. {1 1,366.00 {9,471.00

I':

rtld ;nc ilra

VASTUKALA An lso 9001 : 2015 Certified componY

Sale lnstances

.
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As a result of my appraisal and analysis, it is my considered opinion that the present fair market value of the above property in

the prevailing condition with aforesaid speciflcations is t33,114,800.00 (Rupees Thirty Three Lakh Forty Four Thousand

Elght Hundred Only) after completion of the property.The Realizable Value of the above property is t30,10,320.00

(Rupees Thlrty Lakh Ten Thousand Three Hundred Twenty Only). The Distress Value is t26,75,E/O.00 (Rupeas Tweng

Sir Lakh Swenty Five Thousand Eight Hundred Forty Only). As per Site lnspection 80% Construction Work is Completed.

Place :Thane

Date . 25.U.2024

For VASTUKALA CONSULTANIS (l) PVI. LTD

\ \rrn a\
Director Auth. Sign

lllanoj Chalikwar

Govt. Reg. Valuer

Chartered Engineer (lndia)

Reg, No. lBBl/RV/07/20 1 8/1 0366

Union Bank of lndia Empanelment No.: ROS:ADV:Valuer/033:008:2021-22

RO(S):ADV:VAL:012: 201 &1 9

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

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

(Rupees

only).

Date_
Signature

(Name & Designation of the lnspecting OfficiaUs)

Countersigned

(BRANCH MANAGER)

Enclosures

Declaration From Valuer (Annexure-ll) Attached

Model code of conduct for valuer - (Annexure-lll) Attached

Since 1989

Oigltally rigned by Manoj Chalikwar
DN:cn Manoj Challkwar. o=vaer ukala

Ma no1 Lna I I Kwa r c".':'::ill,ihil;tJ.:lP
DaG: 2024.04.25 te]620 r{5'30

0n

{

o

{ Vostukolo Consultonts (t)pW. Ltd.
VASTUKALA An ISO 900'l : 20l5 Certified Compony
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(Annexure-lj)

DECLARATION FROM VALUERS

l, hereby declare that:

Since 1989

o

{
VASTUKALA An ISO 9O0l :2015 Cerlified ComPonY

a. The information furnished in my valuation report dated 25.04.2024 is true and correct to the best of my

knowledge and belief and lhave made an impartial and true valuation of the property.

b. I have no direct or indirect interest in the property valued;

c. I / My engineer Vaibhav Bhagat has personally inspected the property on 24.04.2024. The work is not sub -

contracted to any other valuer and canied out by myself.

d. I have not been convicted of any offence and sentenced to a term of imprisonment

e. I have not been found guilty of misconduct in my professional capacity.

f. lhave read the Handbook on Policy, Standards and procedure for Real Estate Valuation,2011 of

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

handbook to the best of my ability.

g. I have read the lntemational Valuation Slandards (lVS) and he rcpol submitted to the Bank for the respective

asset class is in conformity to ttre'Shndards' as enshrined for vdualion in he IVS in 'General Standards' and

'Asset Standards' as applicable, The valuation report is submitted in the prescribed format of the bank.

h. I abide by fte Model Code of Conduct for empanelment of valuer in the Bank. (Annexure lll - A signed opy of

same to be taken and kept along with this declaration)

i. I am Chairman & Managing Dkector of tre company, who is competent to sign this valuation report.

j. Further, I hereby provide the following information.

Vostukolo Consultonts (l) h/t. Ltd.
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Particulars Valuer comment
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o

{
Since 1989

No

1 background information ol the asset being
valuedi

The property under consideration is being purchased by Khetaram

Herajee Kumavat from CIDCO vide Allotment Letter dated 07.02.2024

2 purpose of valuation and appointing authority As per the request from Union Bank of lndia, Airoli Branch to assess
Fair l/arket Value value of the property for Housing Loan purpose

3 rdentrty oi the valuer and any olher experts
involved in the valuationi

Manol Chaiikwar - Regd, Valuer

Vaibhav Bhagat - Valuation Engineer

Shobha Kuperkar - Technical Manager
Pratibha Shilvantha - Technical Otficer

4 We have no interest, either direct or indirect, in the property valued,
Further to state that we do not have relation or any connection with
properly owner / applicant directly or indirectly. Further to state that
we are an independent Valuer and in no way related to property

owner / applicant

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

Date of Appointmenl - 23.U .2024
Valuation Date - 25.04.2024

Date of Reporl - 25.U.2024

6 inspections and/or investrgations undertaken; Physical lnspeclion done on - 24.M.2024

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

l\4arket Survey at the time of site visit
Ready Reckoner rates / Circle rates

Online search for Registered Transactions

Online Pnce lndicators on real eslate portals

Enquiries with Real estate consultants

Existing data of Valuation assignments carried out by us

I Procedures adopted in carrying out the valuation

and valuation standards followed;
SalesComparative Method

I reslnctions on use of the report, if any; This valuatiofl is for the use of the party to whom il is addressed and
for no olher purpose. No responsibility is accepted to any third party

who may use or rely on the whole or any part of this valuation. The
valuer has no pecuniary interest that would conflict wilh the proper
valuation of lhe property.

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

current markel conditions, demand and supply position,
Residential Flat srze, location, upswing in real estate prices,
sustained demand for Residential Flat, all round development of
commercial and Commercial apdication in the locality etc.

11 major factors thal were not taken into account
during the valuatron;

Caveats, limitations and discleimers 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

Vostukolo Consultonts (t) pvt. Ltd
VASTUXALA An ISO 900 I : 20 I 5 Certified Compony

disclosure of valuer interest or conflicl, if any;
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Value Subject to Change

The subject appraisal exercise is based on prevailing market dynamics as on 25s April 2024 and does not take into

accuunt any unforeseeable developnrents which ctukl inrpact the sante itr the Iuture.

Our lnv$tig8tiong

We are not engaged to carry out all possible investigations in relation to the subJect prcperty. Where in our report we

identify certain limitations to our investigations, this is to enable the reliant party to instruct further investigations where

considered appropriate or where we recommend as necessary prior to reliance. Thane (VCIPL) is not liable for any loss

occasioned by a decision not to conduct further investigations.

Assumptions

Assumplions are a necessary parl of undertaking valuations. VCIPL adopts assumptions for the purpose of providing

valuation advice 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 the vduation contains certain specific assumptions and acknowledge and accept

the risk of that if any of the assumptions adopted in the valuation are inconec{, then this may have an effect on the valuation.

lnformation Supplied by Others

The appraisal is based on the information provided by the 6'lient. The same has been assumed lo be conect and has

been used for appraisal exercise. Where it is stated in the report that another party has supplied information to VCIPL, this

rnformation is believed to be reliable but VCIPL can accept no responsibility if this should prove not to be so.

Future Matters

To the extent that the valuation includes any statement as to a luture matter, thal stalement is provided as an

estimate and/or opinion based on the information known to VCIPL at the date ol this document. VCIPL does not warrant that

such stalements are accurate or conect.

tap and Plans

Any sketch, plan or map in lhis report is included to assist the reader while visualising the property and assume no

responsibility in mnneclion with such matters.

Site Details

Based on inputs received from Clienl's representative and site visit conducted, we understand that the subject

properly is Residential Flat, admeasuring 296.00 Sq. Ft. Carpet Araa in the name of CIDCO. . Name of Proposed Purchaser

is Khetaram Herajoe Kumavat & Leeladevi Khataram Kumavat.Further, VCIPL has assumed that the subiect property is free

from any encroachment and is available as on the date of the appraisal,

Propefty Title

Based on our discussion with the Client, we understand that the subjecl property is owned by CIDCO. Name of

Since 1989

G

{r Vostukolo Consultonts (l) Pvt. Ltd.
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Proposed Purchaser is Khetaram Herajee Kumayat & Leeladevl Khatsram Kumavat.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 further enquiries with the relevant local authorities in this regard and does not certrfy the property as having

a clear and marketable title. Further, no legal advice regarding the title and ownership of the subjec{ property has been obtained

for the purpose of this appraisal exercrse. lt has been assumed that the title deeds are clear and marketable.

Environmental eonditions

We have assumed that the subject propeny 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 properly licensed by the appropriate authorities.

Based on the information provided by the Client's representative, we understand that the Residenlial Flat,

admeasuring 86.00 Sq. Ft. Carpet Ares.

Condition & Repair

ln the ebsence of 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 property is free from rat, infestation, structural or latent defect. No currently known deleterious or hazardous

materials or suspect techniques will be used in the construction of or subsequent alteration or additions to the property and

comments made in the property details do not purport to express an opinion about, or advise upon, the condition of uninspected

pa(s and should not be taken as making an implied representation or statement about such parts.

Valuation Methodology

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

and pmposed Highest and Best Use model is used for analysing development potential.

The Direct Comparison Approach involves a compadson of the property being valued to similar properties lhat have

actually been sold in arms - length transactions or are offered for sale. This approach demonslrates 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 the Flat and properties that are lypically traded on a unit basis,

ln case of inadequate recent lransaclion activity in the subject micrcmarket, the appraiser would collate details of

older transactions. Subsequently, the appraiser would analyse rental / caprtal value trends in the subject micro-market in order

to calculale the percentage increase / decrease in values since the date of the identified transactions. This percentage would

then be adopted to project the cunent value of the same.

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

othenivise soecifically instructed by Client and/or stated in the valuation. VCIPL has not indeDendently verified thal information

and VCIPL does not advise nor accept it as reliable. The person or entity to whom the report is addressed acknowledges and

accepts the risk that if any of the unverified inlormation in the valuation is incorrect, then this may have an effect on the
valuation-

Since 1989
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Not a Structural Suruey

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

Other

All rrreasureriretris, areas atrd ages quoted itr our i'epori are approxirrraie,

Legal

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

realization of the sale value of the subject property. VCIPL is not required to give testimony or to app€ar in court by reason of

this appraisal report, with referenc€ to the property in question, unless arrangement has been made thereof. Fudher, no legal

advice on any aspects has been obtained for the purpose of this appraisal exercise,

Property specifi c assumptions

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

Reridential Flat, admeasuring 295.00 Sq. Ft. Carpet 4rc8.

ASSUMPTIONS, CAVEATS. LI ITATION AND DISCLAIMERS

1 . We assume no responsibility for matters of legal nature affeciing the property appraised or the tille lhereto, nor do we

render our opinion as to the title, which is assumed to be good and marketable,

2. The property is valued as though under responsible ovmership.

3. lt is assumed that the properly is fre€ of liens and encumbrances

4, lt is assumed that there are no hidden or unapparent conditions oflhe subsoil or structure that would render il more or

less valuable. No responsibility is assumed for such conditions or for engineering that might be required to discover

such factors.

5. There is no direcU indirect interest in the property valued,

6. The rates for valuation of the property are in accordanc€ with the Govt, approved retes and prevailing market rales.

Since 1989
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(Annexurelll)

MODEL CODE OF CONDUCT FOR VALUERS

{Adopted in line with Companiea (Registered Valuers and Valuation Ruler, 2017[

All valuers empanelled with bank shall strictlv adhere to the following mde of conduc{:

lntegrity and Faimess

1, A valuer shall, in the conducl of his/its business, follow high standards of integrity and fairness in all his/its

dealings with his/its clients and other valuers.

2. A valuer shall maintain integrity by being honest, straightforward, and forthnght in all professional relationships.

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

any fac{s or situations.

4. Avaluershall refrain from being involved in any action that would bring disrepute to the profession.

5. A valuer shall keep public interost foremost while delivering his services.

Professional Competence and Due Care

6. A valuer shall render at all times high slandards of service, exercise due diligence, ensure proper care and

exercise independent pmfessional judgment.

7. A valuer shall carry oul professional services in accordance wih hs Blevant technical and professional standards

lhat may be specified from time to time.

8. A valuer shall continuously maintain professional knowledge and skill to provide competent professional service

based on utrto-date developments in practice, prcwiling regulations / guidelines and techniques.

9. ln the preparation of a valuation rcporl, the valuer shaB nol disclaim liability for his/its expedise or deny his/rts duty

of care, except to the extent that the assumptions are based on statemenls of fact provided by the company or its

audilors or mnsultanls or information available in public domain and not generated by the valuer.

10. A valuer shall not carry out any instruction ofthe dient insofar as they are incompatible with the requirements of

integrity, objectivity and independence.

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

which he would be relying on other valuers or professionals or for which the client can have a separate

anangement with other valuers.

lndependence and Disclosure of lnterest

12. A valuer shall act with objectivity in his/its professional dealings by ensuring that his/its decisions are made

without the presence of any bias, conflict of interest, coercion, or undue influence of any party, whether directly

{
Since 1989
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conngcted to the valuation assignment or not.

13. A valuer shall not take up an assignmenl if he/it or any of his/its relatives or associates is not independent in

terms of association to the company.

14. A valuer shall maintain complete independence in his/its professional relationships and shall conduct ths

valuation independenl of extemal influences.

15. A valuer shall wherever necessary disclose to the clients, possible sources of conflicts of duties and interests,

while providing unbiased services

16. A valuer shall not deal in securities of any subject clmpany afier any time when he/it first becomes aware of the

possibility of his / ils association with the valuation, and in accordance with the Securities and Exchange Board of

lndia (Prohibition of lnsider Trading)Regulations,2015 or till the time the valuation report bemmes public,

whichever is eadier.

17. A valuer shall not indulge in 'mandale snatching' or offering 'convenience valuations' in order to cater to a

company or clients needs.

'18. As an independent valuer, the valuer shall not charge success be.

'19. ln any faimess opinion or independent expert opinion submitled by a valuer, if there has been a pdor engagement

in an unconnected lransaction, the valuer shall declare Sp msocidirn wih the company during the lasl tive

yeaIs.

Confidentiality

20. A valuer shall not use or divulge to other clienb orany other paty any confidential information about the subject

company, which has come to his / itsknowledge withoul proper and specmc authority or unless there is a legal or

professional right or duty to disclose.

lnformation Management

21 . A valuer shall ensure that he/ it maintains written conlemporaneous records Ior any decision taken, the reasons

for taking the decision, and the information and evidence in support of such decision. This shall be maintained so

as to sutliciently enable a reasonable person to take a view on the applopriateness of his /its decisions and

ac{ions.

22, A valuer shall appear, co-operate and be available for inspections and investigations canied out by the

authority, any person authorised by the authority, the registered valuers organisation with which he/it is

registered or any other statutory regulatory body.

23. A valuer shall provide all information and records as may be required by the authority, the Tribunal, Appellate

Tribunal, the registered valuers organisation with which he/it is registered, or any other statutory regulatorybody.

24. A valuer while respecting the confldentiality of information acquired during the course of performing professional

services, shall maintain proper working papers for a period of three years or such longer period as required in its

Since '1989
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contract for a specilic valuation, for produclion belore a regulatory authority or for a peer review, ln the event of a

pending case before the Tribunal or Appellate Tribunal, the record shall be malntained till the disposal of the case.

Gifts and hospitality:

25. A valuer or his / its relative shall not accept gifts or hospitality rvhich undermines or affecls his independence as a

valuer.Explanation: For the purposes of this code the term telative' shall have the same meaning as defined in

clause (7) of Section 2 of the Companies Act, 2013 (18 of 2013).

26. valuer shall not offer gifts or hospitality or a financial or any other advantage to a public servant or any other

person with a view to oblain or retain work for himself / itself, or to obtain or retain an advantage in the conduct of

profession for himself / itsetf.

27. A valuer shall provide services for remuneralion which is charged in a transparent manner, is a reasonable

reflection of the work necessalily ad properly underlaken, and is not inwsistent with lhe applicable rules.

28. A valuer shall not accept any fees or charges olherthan those rhich are disclosed in a rvritten contract with the

porson to v{hom he would be rendedng service,

0ccupation, employability and restrictiong

29, Avaluershall refrain from accepting too many assignments, if he/it is unlikely to be able to devote adequate time

to each of his/ its assignments.

30, A valuer shall not conduct business which in the opinion of the authority or the registered valuer organisation

discredits the profession,

Miscellaneous

31. A valuer shall refrain from undertaking to review lhe work of another valuer of the same client except under

written orders irom the bank or housing flnance institutions and with knowledge of the concemed valuer.

32. A valuer shall follow this code as amended or revised fiom time to time.

{
Since 1989
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