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Boundaries of the property

North

South

East

West
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VALUATION OPINION REPORT

This is to certify that the under construction property bearing Residential Flat No. 2001, 20u Floor, Wing - T2 ,

"Crown Kolshet. Tower 2', Sandoz Baug, Kolshet Road, Village - Dhokali, Taluka - Thane, District - Thane,

Thane (West), PIN Code - 400 607, State - Maharashtra, lndia belongs to Machindra Vijay Delhmukh & Priye

Machindra Deshmukh.

Lodha Amara Sales ffice

Crown Building, Tower Tl

Kolshet Road

Deloitte - iThink Lodha Building

Considering various paramelers recorded, existing e@nomic sc€narb, and the information that is available with

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

property premises can be assessed for this panicular purpose at t 5,t 7a,000.00 (Rupecs Ftfiy Four Lakh Scvanty

Four Thou3and Only) After complotion of con.trucdon woda. As per Sile lnspeclion 16% Construction Work is

Completed.

The valuation ofthe property is based on the documenb prcduced by the mncem. Legal aspects have not been

taken into consideBtrons wtlile plBpadng this rcport

Hence certified

For VASTUKALA CONSULTANIS (l) PVL LTD
bv $.r.du,E a

5harad Ku mar sT:i,",*"..**.
cvstLrx.c c*rtu 0, pn r.d-

B. Chalikwar ilif,ro;l::;rH:'--
Direcior Aulh. Sign

Sharadkumar Chalikwar

Govt. Reg. Valuer

Chartered Engineer (lndia)

Reg. No. [N]C.C.l.T/l -1415212N849

Bank Of Maharashtra Empanelment No.: AX4 lNZPanal V allrul2022'23

Encl.: Valuation rePort
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Valuatio.r Reporl BOt! / MohadiBranch/ Machindra \4jay oeshmukh (009182/2306912)

Vastukala Consultants lndia tut Ltd.
'101, l st Floor, B Wing, Beth Shalom, Near Civil Hospital, Thane (W) - 400 601

To,

The Branch anagcr,

Bank of Maharashtra

Itlohadi Branch
Mohadi Branch, Tal Dindori, Dist Nashik 422207

VALUATION REPORT 0N RESPECT OF FLAT)

Since 1989
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General

Purpose 1or which the valuation is made To asspss Fair Ma*el Value of the property for Housing

Loan hirpose.

2 a) Date of inspection 25.06.2024

b) Date of which the valuation is made 27.06.2024

3 List of documents pmduced for perusal: 
Il) Copy of Agreement for sale No.599t/2024 Daled 28.!2'?g24 botwesn Macrotech Developers Limited(The

Company) And Machindra yriay Deshmukh & Priya Mafiindra Deshmukh(The purctaser).

ll) Copy of RERA Certiflcate N0.P51700049074 Dated 30.0'1.2023 issued by Maharashtra Real Estate
Regulaory Authority.

lll) Copy of Amended Commencement Certifcate V.P. Ho. lruew SOS t OOg3 I 14 t TMC t TDD t 44421 23 Dated

lV) Copy of Approved Building Plan V.P. No. .S05 i 0083 / 4 / TMC / TD-DPITPS I 4442 I 23 Dated 14,07 .2023

14.07.2023 issued by Thane Municipal Corporation.

issued by Thane Municipal Corponation.

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

with Phone no. (details of share of each owner in
case of joint ownership)

ra Viiay Deshmukh & Priya ltlachindra

Residential Flat No.2001, 20t Floor, Wing - T2, "Crown
Kobhet . Towar 2', Sandoz Baug, Kolshet Road, Village -
Dhokali, Taluka - Thane, District - Thane, Thane (West), PIN

Code - 4ffi 607, State - Maharashtra, lndia.

Joint Ownership

Details of ownership share is not available

Contad Person :

Mr. Anupan (CRM)

Mobile N0.8424008745

Mach in
Deshmu

5 Bnef descnption of the property (lncluding
Leasehold / freehold etc.)

The property is a Residential Flat located on 20s Floor. The
composition of Residential Flat is 1 Bedroom + Living Room
+ Kitchen + WC + Bathroom. (1 BHK) The property ii at 6.1
Km distance from Thane Railway Slation.
At the time of inapection building wa! under
conltruction.

Stage of Construction

T
T
T

Vostukolo Consultonts (t) pvt. Ltd.
VASTUKALA AnlSO900l:20l5Certi Compony

1



Valualion Repo.t BoM / Mohadi BBnch/ Machindra Vijay 06hmukh (0094822306942)

Since 1989
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ll under construnclion, extent of completion

RCC Footing/Foundation Complete RCC Plinth Complete

Full Building Rcc Completed upto 4th floor

Total 16% work completed

o Location of propedy

a) Plot No. / Survey No. New Survey No - 3Z1A & 33/1

Residential Flat No. 2001b) Door No,

c) C.T.S. No. / Village Village - Dhokali

d) Ward / Taluka Taluka - Thane

e) Distnct - ThaneMandal / District

0 Date of issue and validity of layout of approved

map / plan

Approved map / plan issuing aulhorily

Copy of Approved Building Plan V.P. No. .S05 / 0083 / 14 i
TMC / TD-DP||PS / 4442 I 23 Dated 14.07.2023 issued by

Thane Municipal Corporation,
s)

Building is under constructionh) Whether genuineness or authenticity of appoved

mad plan is verified

No0 Any other commenls by our empanelled valuers

on authentic of approved plan

Residential Flat No. 2001, 20* Floor, Wing - T2 , "Crown
Kolshet - Tower 2', Sandoz Baug, Kolshet Road, Village -

Dhokali, Taluka - Thane, Distnct - Thane, Thane (West), PIN

Code - 400 607, State - Maharashtra, lndia.

7 Postal address of the property

City - Thane (West)City / Town

YesResidential area

NoCommercial area

Nolndustrial area

Classification of the areaI
Middle Classi) High / Middle / Poor

urbanii) Urban / Semi Urban / Rura

Village - Dhokali

Thane Municipal Corporation
10 Coming under Corporation Iimil / Village

Panchayat / Municipality

No11

As per DocumentAs per siteBoundaries of the property

Lodha Amara Sales Office Details not availableN orth

T
T
T
T
T
t

III

I

VASTUKALA An ISO 9001 :2015 Certified Compony

8

Whether covered under any State / Central Govt.

enactmenls (e.9., Urban Land Ceiling Act) or

notified under agency area/ scheduled area /
cantonment area

12

Vostukolo Consultonts (l) A/t. Ltd.



Valuatioi Repm: BOM / Mohadi 8r.nch/ Machindra Viiay Deshmukh (009182n306912)

Since 1989
{

South Crown Building, Tower Tl Details not available

East Kolshet Road Details not available

West Deloitte - iThink Lodha

Building

Details not available

13 Dimensions of lhe site N. A. as property under consjderation is a Residential Flat rn
a building.

As per Actuals

North

South

East

West

14 Extent of the site

Carpet Area in Sq. Ft. = 322.00
(Area As Per Agreement for sale)

Built Up Area in Sq. Ft. = 354.2t
(Carpet Arca + 10%)

14.1 Latitude, Longitude & Coordinates of Fht 1 9' 14'6.8'N 72'5918.6'E

Extent of the site considered for Valuation Carpet Area in Sq. Ft. = 322.00
( Area As Per Agreement for sale)

to Whether occupred by the owner / tenant? lf
occupred by tenant since how long? Rent
received per month.

Building Under Construction

I APARTMENT BU'LDING

Nature of the Apartment Residential

2 Location

Block No

Ward No

Village / Municipality / Corporation Village - Dhokali,

Thane lVunicipal Corporation

Door No., Street or Road (Pin Code) Residential Flat No. 2001, 20n Floor, Wing - T2 , "Crown
Kolrhet. Tower 2", Sandoz Baug, Kolshet Road, Village -
Dhokali, Taluka - Thane, District - Thane, Thane (West), PIN

Code - 400 607, State - Maharashtra, lndia

3 Description of the locality Residential /
Commercial / Mixed

Residential

4 Year of Construction Bullding is under conslruction

T
T

T
T

T
T

TI
I

Vostukolo Csnsultonts (l) A/t. Ltd
VASTUKALA An ISO 90Ol : 20'15 Cerfified Compony
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As per the Deed

1

C.T.S. No.



Valuation Report 8OM / MohadiBrarch/ Machindra Viiay Deshmukh (0094822306942)

Since 1989

Page 6 of 21
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5. Number of Floors Ground + 24 Upper Floors

6. Type of Slructure R.C.C. Framed Structure

7 Number of Dwelling units in the building Proposed 18 Flats on 20* Floor

8. 0uality of Construction Building is under construction

I Appearance of the Building Building is under construction

10. Maintenance of the Building Building Under Construction

Facilities Available

Lift Proposed 3 Lifts

Protected Water Supply Proposed lVlunicipal Water Supply

Underground Sewerage Connected to Municipal Sewerage System

Car parking - Open / Covered Proposed Along with One Two Wheeler Parking Space

ls Compound wall existing? Proposed, Yes

Proposed, Yesls pavement laid around the Building

ilt Residential Flat

20' Floor1 The floor in which the Flat is situaled

Residential Flal No. 20012 Door No. of the Flal

3 Specifications of the FIat

Proposed RCC SLabRoof

Proposed Vitrified tiles flooringFlooring

Pmposed Teak wood door lrame with 1lush doorsDoors

Pmposed Powder coated alumrnium sliding windowsWindows

Proposed Concealed plumbing with C.P. fittings. Concealed

wiring
Fittings

Proposed Cement PlasteringFinishing

House Tax4

Details not availableAssessment No

Details not availableTax paid in the name of

Details not availableTax amount

Details not available5 Electricity Service conneclion No,

Details not availableMeter Card is in the name of

Building is under constructlonHow is the malntenance of the Flat?b

Machindra Vijay Deshmukh & Priya Machindra

Deshmukh
7 Sale Deed executed in the name of

I
T
T

IIIII

T
T

T
T

Vostukolo Consultonts (l) Pvt. Ltd
VASTUKALA An ISO 9001 : 2015 Cerlified compony

11.



8 What is the undivided area of land as per Sale
Deed?

Details not available

o What is the plinth area of the Flat? Buih Up Area in Sq. Ft. = 354.00
(Carpet Area + 10%)

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

11. What is the Carpet area of lhe Flat? Carpet Area in Sq. Ft. = 322.00
(As Per Area Agreement for 3ale)

12. ls it Posh / I Class / lr,ledium / Ordinarf Medium

4a ls it being used for Residential or Commercial
purpose?

Residential Purpose

ls it Owner-occupied or let out? Building Under Construction

lf rented, what is the monthly rent? t 11,4001 (Expected rental income per month after
comdetion of construclion works) after clmpletion

MARKETABILITY

1 How is the marketability? Good

2 Whal are the factom favoring for an extra
Potential Value?

Located in developed area

3. Any negative factors are observed whir:h affect
the market value in general?

No

Rate

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

I 165/9/- to t 186341 per Sq. Ft. on Carpet Area
t 1507?- to t 16901 per Sq. Ft. on Buift Up Area

2 Assuming it is a new conslruction, whal is the
adopted basic composite rate of the Flat under
valuation after comparing with the specifications
and other factors Mth the Flat under companson
(give details).

{ 17,000/- per Sq. Ft

3 Break - up for the rate

L Buildtng + Services { 3,000/- per Sq. Ft.

ll. Land + others { 14,0001 per Sq. Ft.

4 Guideline rate obtained from the Registra/s Office
for new property (an evidenc€ thereof to be
enclosed)

t 1,15,3901perSq. M.

i.e. t 10,720l- per Sq. Ft.

Guideline rate(an evidenc€ thereof to be
enclosed)

N.A. Age of Property below 5 year

T
T

T
T

I

TI
T

I

Valuatjon Repo.l: BOM / MohadiBranc+/ Machindrd Vijay Deshmukh (0091822306942)

Since l989

Page 7 of 21
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{ Vostukolo Consultonts (l) Pvt. Ltd.
VASTUKALA An ISO 9001 :2015 Certified Compony
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Valualion Repo.t BOM / Mohadi Braoch/ Machindra Vijay oeshmulh (009482/2306942)

Details of Valuation:

Page 8 ol 24

5 ln case of variation of 20oA or more in the

valuation proposed by the Valuer and the

Guideline value provided in the Stale Govt.

notiflcation or lncome Tax Gazette justification on

variation has to be given

It is a foregone conclusion that market value is always more

than the RR price. As the RR Rales area Fixed by respective

State Govemment for computing Stamp Duty / Rgstn. Fees.

Thus the differs from place to place and Location, Amenities
per se as evident from the fact than even RR Rates Decided

by Government Difiers.

COMPOSITE RATE ADOPTEO AFTER

DEPRECIATION

a Depreciated building rate

Replacement cost of Flat wilh Services (v(3)i) t 3,000/- per Sq. Ft,

Age of the building Building is under construction

Life of the building estimated 60 years (After Completion) Subiect to proper, prevenlive
penotic Maintenance & Structure repairs.

N.A, Building is under constructionDepreciation percenlage assuming lhe salvage

value as 10%

Depreciation Ratio of the building

b Total composite rate anived for Valuation

Depreciated building rate Vl (a) { 3,0001per Sq. Ft.

t t4,0001per Sq. Ft.Rate for Land & other V (3) ii

t 17,00U. per Sq. Ft.Total Composite Rate

Remarks

t
III
T

II

III

Estimated Value (t)otv
Rate per unit

(t)
Sr.

No.
0escription

17,000.00 54,74,000.00322.00 Sq. Ft

2 Wardrobes

Showcases3

4 Kitchen arrangements

5 Superline finish

6 Inlerior Decorations

Electricity deposits / electrical fitlings, etc,7

Extra collapsible gates / grillworks, etc,I
Potential value, if anyI
0thers'10

54,74,000.00Fair market value of the Property After completion

19,26,600.00Realizable value of the ProPerty

o

{
Since 1989

Vostukolo Consultonts (l) Pvt. Ltd.
VASTUKALA An ISO 900t :2015 Cerlified ComPonY

vl

1 Present value of the Flat



Valuaio Repo.t BOM / Mohadi Branch/ Machindrd Vijay Deshmukh (009$2n306912) Page 9 ol 24

Distress value of the property 43,79,200.00

lnsurable value of th6 property (354.20 X 3,000.00) 10,62,600.00

Guideline value of the property (354.20 X ,l0,720.00)
37,97,024.00

Justification for Price / Rate

The Market Value of the property is based on facts of markels discovered by us during our enquiries, however the government

rate value in this case is less than the market value amved by us, We are of the oprnion that the value anive by us will prove to
be correct if an Auction of the subject property is carried out. As far as l\,larket Value in lndex ll is concerned, it is not possible to
comment on same, may be government rates are tixed by sampling during same point of time in part and whereas, Market
values change every month.

ln mosl of the cases the actual deal amount or Transaction value is not reflected in lndex ll because of various Market
practices. As Valuer, we always try lo give a value which is conect reflection of aclual transaction value inespective of any
factors in market.

Method of Valuation / Aooroach

The sales comparison approach uses the market data of sale pnces to estimate the value of a real estale property. Property
valuation in this method is done by comparing a property to other similar properties that have been recently sold. Comparable
ploperties, also known as comparables, or comps, must share csrtain features with the property in question. Some of these
include physical features such as square footage, number of rooms, condition, and age of the building; however, the most
important factor is no doubt the location of the property. Adjushanls are usually needed to account for difierences as no two
properties are exactly the same. To make proper adjuslments when comparing properties, real estale appraisen musl know the
differences between the comparable proFrties and hovy lo value these differences. The sales clmparison approach is
commonly used lor Residential Flat, where there are typically many comparables available to analyze. As the property is a
Residential Flat, we have adopted Sale Comparison Approadr Method for lhe purpose of valuation .The Price for similar type of
property in the nearby vicinity is in lhe range of { 16579.00 to t 18634.00 per Sq. Ft. on Carpet Area / { 15072.00 to {
16%0.00 per Sq. Ft. on Builtup Area. Considering the rate with attached reporl , currenl markel conditions , demand and
supply position, Flat size, location, upswing in realestate prices, sustained demand for Residential Flat, all round development
of Residential and Commercial application in the locality etc. We eslimate {17,000.00 per Sq. Ft. on Carpet Area for valuation.

Since 1989

o

{

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

Saleability Good

Likely renlal values in future t 11,400/- (Expected rcntal income per month after
completion of construction works)

Any likely income it may generate Rental lncome

Vostukolo Consultonts (t) pvf. Lfd.
VASTUKALA An ISO 900 | : 20I5 Certified Compony



Valuatjon Reporti 8OM / MohadiBraoch/ [4achindra Vrlay Deshmukh (009482/2306942)

Actual Site Photoqraphs

Since 1989
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{ Vostukolo Consultonts (l) A/t. Ltd.
VASTUKALA An ISO 90o t : 20 I 5 cerlitied ComPonY
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Valuation Report BO[, / Mohadi Branch/ Machindra Vijay Deshmukh (009482n306942)

Route Map of the propertv

Note: Red marks shows the exact location of the property

Lonoitude La tude: ,l9.i4,6.8"N 
72"59'18.6.E

Note: The Blue line shows the route to site distance from nearest Railway slation (Thane - 6.1 Km)

Since '1989
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Valuatioi Repo.t BOM / Mohadi Brdnch/ Madlindra Miay D€shmukh {0094822306942) Page 12 of 24

Ready Reckoner Rate

Multi-Storied buildino with Lift

For residential premises / commercial unit / ofiice on above floor in multisloried building, the rate mentioned in the ready

reckoner will be increased as under:

Since 1989

o

{

dHt - ryci=G-rrr ra$;r

ztHl

Stamp Duty Ready Reckoner Ma*et Value Rate for Flat 104900

lncrease by 10% on Flat Located on 20n Floot 10490

Stamp Duty Ready Reckoner ltlarketValue Rate (Afiet
lncreaselDecrease) (A)

1,15,390.00 Sq. Utr. 10,720.00 Sq. Ft.

Stamp Duty Ready Reckoner Market value Rate for Land (B) 37500

The difierence between land rate and building rate(A-B=C) 77,890.00

'100%Percentage after Depreciation as per taue(D)

Rate to be adopted after considedng depreciation [B + (C X 0)l 1,'15,390.00 Sq. Mtr. 10,720.00 Sq. Ft.

II

III

Location of Flat I Commercial Unit in the
building

Rate

a) 0n Ground to 4 FlooB No increase for all floors lrom ground to 4 floors

b) 5 Floors to 10 Floors lncrease by 5% on units located between 5 to 10 floors

c) 11 Floors to 20 FlooIs lncrease by 10% on units located between 11 to 20 floors

d) 21 Floors to 30 Floors lncrease by 15% on units located between 21 to 30 floors

e) 31 Floors and above lncrease by 20% on units located on 31 and above floors

Value in percent after depreciationCompleted Age of Building in Years

Cessed Building, Half or Semi.Pukka

Structure & Kaccha Structure.
R.C.C Structure I other Pukka Structure

100%'100%0 to 2 Years

95%95%Above2&upto5Years

After initial 5 year lor every year 1.5%

depreciation is to be considered. However

maximum deduction available as per this shall

be 85% of Ma et Value rate

After initial 5 yeat lot every year 1ok

depreciation is to be considered. Ho$rever

maximum deduction available as per this shall

be 70% of l\,lartet Value rate

Above 5 Years

VASTUKALA An ISO 9o0l : 2015 certified compony

Vostukolo Consultonts (l) h/t. Ltd.



Valuation Report BOM i Mohadi BBnch/ Machind6 Vljay Deshmukh (0094822306912)

Since 1989
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{

Property Residential Flat

Sou rce https://www.99acres.com/

Floor

Carpet Buih Up Saleable

317.00 348,70

Percentage 10%

Rate Per Sq. Ft. {18,6'12.00 {16,920.00

o

{59 Lac
,

tl/
ri\--t tr

a

L

g Places nearby

c

I99acres e

Vostukolo Consultonts (l) A/t. Ltd.
VASTUKALA An ISO 9001 : 2015 Certified Compony

Area

i

^.

\lL

Price lndicators

o



Properly

Source https J/www.99acres.com/

Carpet Built Up

Area 322.00 354.20

Percentage 10Yo

Rate Per Sq. Ft. t16,940,00

i50L

I

Harl-. orrih.ri rr..!

l(oEhet no.rr, Tlrae iE .rash!-.

r,r.8, =

Valuaton Report BOM / Mohadi Eranch/ Machindra Vrjay oeshmukh (0094822306912)

Since 1989
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..l
{ Vostukolo Consultonts (l) Pvt. Ltd.

VASTUKALA An ISO 9001 : 2015 Cerlified Compony

Residential Flat

Floor

Saleable

{18,634.00

99acres qry v

Lodha Crown Kolshet

G



Property Residential Flat

Sou rce lndex no.2

Floor

Carpe,t Buih Up Saleable

Area 322.00 3U.m

Percentage 1lYo

Rate Per Sq. Ft. {16,578.00 {15,071.00

!t4el02a
Lt.Gdr...i.d Throu4r es..rcn Ioild. Fd
dehd 

'la?ur 
dcasa aa6t .t cor*ro SIO olico

{Sr.z
aa @ia 155i4129r^
:iltri
R.gn 6lrn

'rrqd Tr ffi

r.l! ffi yqfcsdF "6?qEizadErzthqffif q il{ls6 rrfr..{6?

Valuation Report BOM / MohadiBranch/ irachindB Vijay oeshmukh (009,1822306942)
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As a result of my appraisal and analysis, it is my considered opinion that the value oi the above property in the prevailing

condition with aforesaid specifications is (54,74,000.00 (Rupees Fifty Four Lakh Seventy Four Thousand 0nly) after

completion of the property.The Realizable Value of the above property is t49,26,600.00 (Rupees Forty l,line Lakh Twenty

Six Thousand Six Hundred Only). The Distrecs Value is t43,79,200.00 (Rupees Forty Three Lakh Seventy Nine

Thousand Two Hundred Only). As per Site lnspection l6% Construction Work is Completed.

Place :Thane

Dale :27 .06.2024

For VASTUKAIA CONSULIANIS (l) PVI. LTD

^\Aulh. Sign.

Sharadkumar Chalikwar

Govt. Reg. Valuer

Chartered Engineer (lndia)

Res. No, [N]C,C.l,T/l -14154200U09

Bank Of l\,laharashtra Empanelment No.: AX-8/NZPanal Valuerl2022-23

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

Sharadkumar B.

Chalikwar

Direclor

Di4.r, igi.d t $f*ff 0. cn{r*r
Dta d:rl'Edlffi 3. o{r*{4
evafur,L ai.!d-! 0, Pv! lr4
@ClrDi miF.ftaavarur4.r!, F!,1
D.l.:ml16)7 !7?U55 rot!. \

We are satisfied that the fair and reasonable market value of lhe property is

Signature

(Name & Designation of the lnspecting Official/s)

on

(Rupees

only).

Date

Countersigned

(BRANCH MANAGER)

{
Since 1989

Enclosures

AttachedDeclaration+um-undertaking from the valuer (Annexure-lV)

AttachedModel code of conduct for valuer - (Annexure V)

Vostukolo Consultonts (l) Pvt. Ltd.
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(Annexure-lV)

DECLARATION.CUM.UNDERTAKING

l, Sharadkumar Chalikwar son of Shri. Baburao Chalikwar do hereby declare that:

a. The information furnished in my valuation report dated 27 .06.2024 is true and correct to the best of my

knowledge and belief and I have made an impartial and true valuation of ttre property.

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

c. l/My authorized representative has personally inspected the property on 25.06.2024. The work is not sub -

confacted to any oher valuer and canied out by myself.

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

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

f. lhave read the Handbook on Policy, Standards and proctdure for Real Estate Valuation, 2011 of
the IBA and this report is in confurmity to tte 'Standards' enshrined for valuation in tre Part - B of the above
handbook to the best of my ability.

g. I have read the lntemational Valualion Standards (lVS) and tre report submitted to the Bank for the respective
asset class is in conformity to the'Sbndards' as enshrined for valualion in ttre IVS in 'General Standards' and

'Asset Standards' as applicable. The naluation report is submitbd in he prescribed format of ttre bank.

h. I abide by fie Model Code of Conduct for empanelment of valuer in tre Bank. (Annexure V - A signed copy of
same to be laken and kept along wifr this declaration)

i. I am valuer registeed with lnsolvency & Bankrupby Board of lndia(lBBl)

j. I am registered under Section 34 AB of the Wealttr Tax Ad, 1957.

k. I am Director of the company, who is competent to sign tfris valuation report.

l. Furtrer, I hereby provide the following information.

Since 1989
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No. Particulars Valuer comment

1 background information of the assel being
valuedi

The property under consideration is purchased by Machindra Vijay
Deshmukh & Priya Machindra Deshmukh from Macrotech Developers

Limited vide Agreement for sale dated 28.02.2024,

2 purpose of valuation and appointing authority As per the request from Bank Of Maharashlra, Mohadi Branch to
assess Fair Market Value value of the property for Housing Loan
puryose

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

Sharadkumar Chalikwar - Regd. Valuer

Vaibhav Bhagat - Valuation Engineer

Rashmi Jadhav - Technical Manager

Pratibha Shilvantha - Technical Officer

4 disclosure of valuer interest or conflicl, if anyt 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
property owner / applicant directly or indirectly. Further to state that we

are an independent Valuer and in no way related to property owner /
applicanl

( date of appointment, valuation date and date

of report;

Date of Appointmenl - 24.06.2024

Valuation Date - 27.06.2024

Date o{ Reporl - n.6.2n24

o inspections and/or investigations undertakefl ; Physical lnspection done on - 25.06.2024

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

0nline search for Registered Transactions

Online Price lndicators on real estate portals

Enquiries with Real estate consullants

Existing data of Valualion assignments carned out by us

8 Procedures adopted in carrying out the
valuation and valuation standards followedi

Sales Comparative Method

I restric{ions on use of the report, if any; This valuation is for the use of the party to whom it is addressed and

for no other purpose. No responsibility is accepted to any third party

who may use or rely on the whole or any part of this valuation. The

valuer has no pecuniary interest that would conflicl with the proper

valuation of the property.

10 major faclors lhal were taken into account

dudng the valuation;

current market conditions, demand and supply position,

Residential Flat size, location, upswing in real estate prices, sustained

demand for Residential Flat, all round development of commercial and

Commercial application in the locality etc.

11 maior factors that were not taken into account

during the valuation;

12 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 responsibilily for the

valuation report,

Attached

VASTUKALA An ISO 9001 : 2015 certified ComPonY

Vostukolo Consultonts (l) A/t. Ltd.
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Assumltions, Disclaimers,Limitations & Qualifications

Value Subject to Change

The subject appraisal exercise is based on prevailing market dynamics as on 27s June 202i1 and does not take into

account any unforeseeable developments uhich could impacl the same in lhe future.

Our lnvostigations

We are not engaged lo carry out all possible investigations in relation to the subject property. 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

ocrasioned by a decision not to conducl further investigations.

Assumptions

Assumptions are a necessary part of unde(aking 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

oul instructions. The reliant party accepts that the valuation contains certain specmc assumptions and acknowledge and acc€pt

the risk of that if any of the assumptions adopted in the valuation are irrcorcct, then lhis may have an effecl on the valuation.

lnformation Supplied by Ohen

The appraisal is based on the infonnation 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 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 Matters

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

estimate and/or opinion based on the information known 10 VCIPL at the date of lhis document. VCIPL does not wanant that

such stalements are accilrate or mnec{.

ilap and Planr

Any sketch, plan or map in this reporl is induded to assist lhe reader while visualising the property and assume no

responsibility in conneciion with such matters.

Site Details

Based on inputs received from Client's representative and site visit conducted, we understand that the subject
property is Residential Flat, admeasuring 322.00 Sq. Ft. Carpot Ares in the name of ilachlndra Way Dorhmukh & prlya

achindra Dechmukh. Further, VCIPL has assumed that the subjecl property is hee from any encroachment and is available

as on the date of the appraisal,

Property Title

Based on our discussion with the Client, we understand that the subiecl property is owned by ihchindra Vijay

Since 1989
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Environmental Conditions

We have assumed that the subject property is not contaminated and is not adversely affected by any existing or

proposed environmental law and any processes which are carried out on lhe properly are regulated by environmental legislation

and are properly licensed by the appropriate authorities.

Area

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

admeasuring 322.00 Sq. Ft. Carpet &ta.

Condition & Repair

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

nor archaeological remajns present which might adversely affecl 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 delails do not purport to express an opinion about, or advise upon, the condition of untnspected

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

Valuation ilethodology

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

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

The Direct Comparison Approach involves a comparison ofthe property being valued to similar properties thal have

actually been sold in arms - length transactions or are offered for sale. This approach demonstrates what buyers have

historically been willing to pay (and sellers willing to actept) for similar properties in an open and competitive market and is

particularly useful in estimating the value of the Flat and pmperties that are typically traded on a unit basis.

ln case of inadequate recent transaction activity in the subject micro.market, the appraiser would collate details of

older transactions. Subsequently, the appraiser would analyse rental / capital value trends tn the subiect micrcmarket in order

to calculate the percentage increase / decrease in values since the date ol the identilied transactions. This percentage would

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

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

otherwise specilically instructed by Client and/or stated in the valuation, VCIPL has not independently verified that information

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

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

valuation.

Since 1989
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Dechmukh & Priya Machindra Deshmukh. For the purpose of this appraisal exercise, we have assumed that lhe subJect

properly has a clear title and is free from any encumbrances, disputes and claims. VCIPL has made no lurther enquiries wilh

the relevant local authorities in this regard and does not certify the property as having a clear and marketable tille. Furlher, no

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

exercise. lt has been assumed that the title deeds are clear and marketable.
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Not a Structunl Suruey

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

Other

Pqe21 6 24

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

Legal

We have not made any allowances wilh respect to any exisling or proposed local legislation relating to laxation on

realization of the sale value of the subject propery. VCIPL is not required to give testimony or to appear in court by reason of

this appraisal report, with reference to the property in question, unless anangement has been made thereof. Further, no legal

advice on any aspecls has been obtatned for the purpose of this appraisal exercise.

Propeily rpecific a$umptions

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

Recidentirl Flat, admeasuring 3?2.00 Sq. Ft. Carpet Area.

ASSUMPTIONS. CAVEATS. LIMITATION AND DISCLAIMERS

1. We assume no responsibility for matters of legal nature affec'ting 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.

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

3. lt is assumed that the property is free of liens and encumbrances

4. lt is assumed that there are no hidden or unapparent conditions of the subsoil or structure that would render it more or

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

such factors.

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

6. The rates for valuation of the prop€rty are in accordance with the Govt. approved rates and prevailing market rates.

Since 1989
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Professional Competence and Due Care

6. A valuer shall render at all times high standards of service, exarcise due diligenco, ensure proper care and

exercise independent profassional judgment.

7. A valuer shall cany out professiond se'.ies in aoordarpe wffi the dEvant technicd and professional standards

that may be specilied from time to time.

8. A valuer shall mntinuously maintain pmfussional knoyvledge and skin to prcvide competent professional service

based on uptoiate developments in pradioe, pevailing regtMirm / guidelines and techniques.

9. ln the preparation of a valualion reprt, the valuer shall not disdaim liability for his/rts expertise or deny his/tts duty

of care, except to ths extent that the assumptions ale based on statements of fact provided by the mmpany or its

auditors or consultants or infomation availaue in pblh donain and not generated by the valuer.

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

integrity, objectivity and independence.

11. A valuer shall clearly state to 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 obiectivity in his/its professional dealings by ensuring that his/its decisions are made

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

connected to the valuation assignment or not.

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

terms of association to the company.

Since '1989
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(Annexule,V)

MODEL CODE OF CONDUCT FOR VALUERS

lntegrity and Faimess

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

dealings with his/fts clients and other valuers.

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

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

any facls or situations-

4. A valuer shall refrain lrom being involved in any action that would bring disrepute to the profession.

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

An ISO 9001 : 2015 Certified Compony
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'14. A valuer shall maintain complete independence in his/its professional relationships and shall conduct the

valuation independent ol extemal influences.

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

while providing unbiased services

16. A valuer shall not deal in securities of any subjscl company after any time when he/it first becomes aware of the

possibility of his / its association with the valuatron, and in accordance with the Securities and Exchange Board of

lndia (Prohibition of lnsider Trading)Regulations,20l5 or till the time the valuation report becomes public,

whichever is earlier.

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

mmpany or client's ne€ds.

18. As an independent valuer, the valuer shdl not c'harge success fee.

19. ln any fahness opinion or independent expert opinion submitted by a valuer, if thae has been a prior engagement

in an unconnecled transaction, the valuer shall declare the association with the company during the last five

years.

Confidentiality

20, A valuer shall not use or divulge to other clients orany other party any confidentral information about the subject

company, which has come to his / itsknowledge without proper and specilic 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 writlen contemporaneous records for any decision taken, the reasons

for taking lhe decision, and the information and eyiJence in suppon of such decision. This shall be maintained so

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

aclions.

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

authority, any person authorised by the authority, the registered valuers organisation with which heiit is

registered or any other statutory regulatory body.

23, A valuer shall provide all informalion and records as may bi required by the authority, the Tribunal, Appellate

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

24. A valuer while respecling the clnfidentiality of information acluired during the murse of performing professional

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

contract for a speciflc valuation, for production before a regulatory authority or for a peer review. ln the Bvent of a

pending case before the Tribunal or Appellate Tribunal, the remrd shall be maintained till the disposal of the case.
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Gifts and hospitality:

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

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

clause (r/) 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

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

profession for himself / itself.

Remuneration and Costs.

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

reflection of the work necessarily and properly undertaken, and is not inconsistent with the applicable rules.

28. A valuer shall nol accept any fees or charges otherthan those which are disclosed in a wntten contract with the

person to whom he would be rendering service.

Occupation, employability and restrictions

29. A valuer shall 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 lhe registered valuer organisation

discredits the profession.

Miscellaneous

31. A valuer shall refrain from undertakiflg to review the work of another valuer of the same client excepl under

written orders from the bank or housing finance institulions and with knowledge of the mncemed valuer.

32. A valuer shall lollow this code as amended or revised lrom time to time.

For VASTUKAIA CONSULTANTS (l) PW. LTD.

Sharadkumar B. #*ils}:ffi.*-
e|/edJ. Cdldft I0 k td, o,<ro.

Chalikwar #ffii'i;},
Director Auth

\
Sign

Sharadkumar Chalikwar
Govl. Reg. Valuer

Charlered Engineer (lndia)

Reg. No. [N]C.C.l.T/l -1 4/s2200&09

Bank Of Maharashtra Empanelment No.: AX8NZPanal Y aluerl2022-23
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