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VALUATION OPINION REPORT

This is to cerlify that the property bearing Residential Flat No. 901, 9n Floor, "Aca Amblenca", Devidayal Road, Plot

No. 1100, Village - Mulund, Taluka - kurla, District - Mumbai Suburban, Mulund (West), PIN Code - 400 080, State -

Maharashtra, lndia belongs to ilr. Devendra Virchand oedhia, ltrc. Heena Devendra Dedhia & Itlr. Kurhal

Dcvendra Dcdhia.

Ambe Krupa CHSL

Devi Dayal Road

Baba Maharaj Singh Marg

Geetanjali Building

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

reference to the development of neighbourhood and melhod selected ,or valuation, we are of the opinion that, the

property premises can be assessed for this particular purpose at ( 2,25,'12,000.00 (Rupees Two Crore Twenty

Five Lakh Twehe Thousand Only).

The valuation of the property is based on the documents poduced by the conc€m. Legal aspecls have not been

taken into considerations while preparing this report.

Hence certified

For VASTUKALA CONSULTANTS (l) PW. LTD

Manoj
Chalikwar
Direclor Aulh. Sign

lllanoj Challkwar

Govt. Reg. Valuer

Chartered Engineer (lndia)

Reg. No. lBBliRV/07/201 8/1 0366

Bank Of Maharashtra Empanelmenl No.: liX33 /CREMONfValuer/EmpanelmenUSr N0.55/201920

Encl.: Valuation report
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Valuatioo R€po( 8OM / T M C B€nch Thane / Mr. DevsEra Virdrand Dedhia(0098822307226)

Vastukala Consultants lndia Pvt Ltd.
101 , 1st Floor, B Wing, Beth Shalom, Near Civil Hospital, Thane (W) - 400 601

To,

Thc Bnnch .nager,
Bank 0f lilahanrhtra
T ltl C Branch Thanc

Thane Muncipal Corporation Building, Ground FLoor,

Panchpakhadi Thane ( West)400602

VALUATION REPORT (IN RESPECT OF FLAT)

Since 1989
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General

I Purpose for which the valuation is made To assess Fair Matkel Value of the property for Housing

Loan Purpose.

2 a) Date of inspection 11.07.2024

b) Date of which the valuation is made 13.07.2024

3 List of documents produced for perusal:

l) Copy of Agreement for sale No.307412023 Daled 14.02.2023 between Ace Properlies(The Promoter) And Mr.

Devendra Virchand Dedhia, Mrs. Heena Devendra Dedhia & Mr. Kushal Devendra Dedhia(The purchaser).

ll) Copy of RERA Certificate N0.P5180003328 Dated 04.M.2022 issued by Maharashtra Real Estate
Regulatory Authority,

lll) Copy of Commencement Certificate No.P-8424l2021(1 10'l)/T Ward / Mulund- W/FCC / 1 / New Dated
20.07.2022 issued by Municipal Corporation of Greater Mumbai.

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

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

case of joint ownership)

r. Devendra Virchand Dedhia, Itlrs. Heena Devendra
Dedhia & llr. Kushal Devendra Dedhia

Residential Flat No. 901, 9n Floor, 'Aca Amblcncc',
Devidayal Road, Plot No. 1100, Village - Mulund, Taluka -

kuda, District - Mumbai Suburban, Mulund (West), PIN Code
- 4m 080, State - Maharashtra, India.

Contact PeBon :

Mr. Viiay (Devebper's Represenlalive)

Moule No. 8691856523

Joint Ownership

Details of oMership share is nol available

5 Brief description of the property (lncluding

Leasehold / freehold etc.)
The property is a Residential Flat located on g'Floor. The
composition of Residential Flat is 2 Bedroom + Living Room
+ Kitchen + 3 Toilet. (2 BHK) The property is at 1.4KM

distance from Mulund Railway Station.

6 Location of property

a) Plot No. / Survey No Plot No - 1100

b) Door No. Residential Flat No, 901

VASTUKALA An ISO 900 I : 20 I 5 Certified Compony

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

d) Ward / Taluka Taluka - Kurla

e) Mandal/ District District - Mumbai Suburban

0 Date of issue and validity of layout of approved

map / plan

Copy of Approved Building plans were not provided and not

verified.

s) Approved map / plan issuing authoflty

h) Whether genuineness or authenticity of approved

map/ plan is venlied

r) Any other comments by our empaneiled valuers

on authentic of approved plan

N.A,

7 Postal address of the property Residential Flat No. 901, 9" Floor, "Ace Ambience',
Devidayal Road, Plot No. 1,l00, Village - Mulund, Taluka -
kurla, District - Mumbai Subuftan, Mulund (West), PIN Code
- 400 080, State - Maharashtra, lndia.

City - Mulund (West)8 City / Town

Residential area Yes

NoCommercial area

lndustrial area No

I Classrfication of the area

Middle Classi) High / N.4iddle / Poor

Urbanii) Urban / Semi Urban / Rura

Village - Mulund

Municipal Corporation of Greater Mumbai (MCGM)
10 Coming under Corporation limit / Village

Panchayat / Municipality

11 Whether covered under any State / Central Govt.

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

nolifled unda agency arerl scMuled area /

canlonment area

No

As per site As per Document12 Boundades of the property

Ambe Krupa CHSL Details not availableNorth

Devi Dayal Road Details not availableSouth

Easl Baba Maharaj Singh Marg Details not available

Geetanlali Building Details not availableWest

N. A. as property under consideration is a Residential Flat in

a building.

IJ Dimensions of the site

As per ActualsAs per the Deed

North

South

I
TI

T
T

Vostukolo Consultonts (l) Pvt. Ltd
VASTUKALA An ISO 900I :2015 cerlified compony

C.T.S. No. / Village CTS No - 1101, Village - Mulund

N.A.
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West

14 Exlenl of the site Carpet Area in Sq. Ft. = 919.00
(Area as per Site measurement)

Carpet Area in Sq. Ft. = 937.64
(Area As Per Agreement for sale)

Built Up Area in Sq. Ft. = 1031.40
(Carpet Area + 100/o)

14,1 Latitude, Longitude & Co+rdinates of Flat 1 9"1 0'33.7"N 72'56'43.8',E

1E Extent of the site considered for Valuation Carpet Area in Sq. Ft = 937.5t1

( Area As Per Agreernent foi sale)

tb Whether occupial by the owner / ten P lf
occupied by tenant since hov lorg? Rent

received per monlh.

Vacant

I APARTMENT BUILDING

1 Naturc of the Apartment Residential

2 Location

C.T.S. No CTS No - 1101

Block No

Ward No.

Village / Municipality / Corporaton Village - Mulund,

Municipd Corpordtion of Greater Mumbai (MCGM)

Door No., Street or Road (Pin Code) Residential Flat No, 901, 9'n Floor, "Acc Ambicncc',
Devidayal Road, Plot No. '1100, Village - Mulund, Taluka -
kurla, District - Mumbai Suburban, Mulund (West), PIN Code
- 400 080, State - Maharashtra, lndia

3 Descnption of the locality Residential i
Commercial / Mixed

Residential

4 Year of Construc{ion 2024 (As per site information)

5 Number of Floors Ground + 5 Podiums + 14 Upper Floors

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

7 Number of Dwelling units in the building 90 Floor rs having 4 Flats

8. Quality of Construction Good

I Appearance of the Building Good

10, Maintenance of the Building Good

11 Facilities Available

T
t
r
TIIIII

T
T

T

VASTUKALA An ISO 900'l :2015 Certified Compony

Vostukolo Consultonts (l) R/t. Ltd.
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Since l989
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Lifr 3 Lifts

Protected Water Supply Municipal Water Supply

Underground Sewerage Connected to Municipal Sewerage System

Car parking - Open / Covered Along with One Car Parking

ls Compound wall existing? Yes

ls pavement laid around the Building Yes

ilr Residential Flat

,l
The floor in which the Flat is situated gt Floor

2. Door No. of the Flat Residential Flat No. 901

3. Specifications of the Flat

Roof R. C. C. Slab

Flooring Proposed Mtrilled tiles flooring

Doors Proposed Teak wood doorframe with flush doors

Windows Powder coated Aluminum sliding windows

Fitings Proposed Concealed plumbing with C.P. littings. Concealed
wiring

Finishing Proposed Cemenl Plastering

House Tax

Assessment No. Details not available

Details not available

Tax amount Details not available

5 Electricity Service connection No Details not available

Meter Card is in the name of Details not available

How is the maintenance of the Flat? lntemal Renovation work in Progress

7 Sale Deed executed in the name of ilr. Devendra Virchand Dedhia, illrs. Heena Oevehdra
Dedhia & ltlr. Kushal Devendra Oedhia

8. What is the undivided area of land as per Sale

Deed?

Details not available

What is the plinth area of the Flat? Buill Up Area in Sq. Ft. = 1 150.00

(Carpet Area + 10%)

o

What is the floor space index (app.) As per I/CGM norms'10.

11. What is the Carpet area of the Flat? Carpel Area in Sq. Ft. = 919.00
(As per Area actual site measurement)
Carpat Area in Sq. Ft. = 937.54
(As Per Area Agreement for sale)

II T
T
T

I
TI
T
TI
T

TII

Vostukolo Consultonts (l) Pvt. Ltd
VASTUXALA An ISO 900I : 2OI5 cerlified compony

4.

Tax paid in the name of

6.
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ls it Posh / I Clax I Mediun I Ordinary2 Ordinary

'13. ls it being used for Residential or Commercial
purpose?

Residential Purpose

14 ls il owner-occupied or let out? Vacant

lt lf rented, what is the monthly rent? { 46,900/- (Expecled rental income per month)

tv MARKETABILITY

1 How is the marketability? Good

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

Located in developed area

3 Any negative fdors are observed which afiec1

the me*et value in generd?
No

V Rate

1 After analyzing the comparabh sale instances,
what is the composite rate for a similar Flat with
same specificalions in he adpiniry hcdity? -
(Along with detaib / rcfuience d at - leat tm
latest deals / transactions with respect to adiacet
properties in the areas)

{ 1899d- to t 29983- per Sq. Ft. on Carpet Area

{ 17269/- to t 27257l- per Sq. Ft. on Buih Up Area

2 Assuming it is a ne* construc{i:n, what b tp
adopted basic composite rate of he Flal under
valuation after compadng wih the speciMhrs
and other tactors wittl the Flat under comparison
(give details).

t 24,t1001per Sq. Fl.

3 Break - up for the rate

L Building + SeMces t 2,800- per Sq. Ft.

ll. Land + others t 21,200/- per Sq. Ft

Guideline rate obtained from the Regisirar's Ofice
for new property (an evidence thereof lo be

enclosed)

t 1,39,3141 per Sq. M.

i,e. t 12,9431per Sq. Ft.

Guideline rate(an evirtrence lherecf to be
enclosed)

N.A. Age of Pmperty bdow 5 yea

5. ln case of variation of 20% or more in the
valuation proposed by the Valuer and the
Guideline value provided in the State Govt.

notmcation or lncome Tax Gazette justification on

variation has to be given

It is a foregone conclusion thal market value is always more
than the RR pdce. As the RR Rates 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 DiffeB.

VI

a Depreciated building rate

Replacement cost of Flat with Services (v(3)i) { 2,8001 per Sq. Ft,

II

Vostukolo Consultonts (l) Pvt. Ltd.
VASTUKALA An ISO 9O0l : 201 5 Cerlified Compony

12.

4.

COMPOSITE RATE ADOPTED AFTER
DEPRECIATION



Age of the building Less than 1 year

Life of the building estimated 60 years Subject to proper, preventive periodic maintenance

& structural repairs.

N.A. Age of Property below 5 year

Depreciation Ratio of the building

b Total composile rate anived for Valuation

Depreciated building rate Vl (a) { 2,800/- per Sq. Ft

Rate for Land & other V (3) il { 2'1,200/- per Sq. Fl

Total Composite Rate t 24,000/- p€r Sq. Ft.

Remarks As per lite inlpection, the said flat internal renovation
work is in progracs, 3 BHK Flat converted into 2 BHK .

IIII IIII

Valualion Repo.t BOM / T M C Eranci Thane / Mr. Deveodra Virchand 0edhia(0098822307226) Page 8 of 27

Details of Valuation:

Justification for Price / Rate

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

rate value in this case is less than the market value arrived by us. We are of the opinion that the value arrive by us will prove to

Since 1989

G

{

Sr.

No.
oescription oty.

Rrte p€r unit
(r)

1 Present value of the Flat 938.00 Sq. Ft. 24,000.00 2,25,12,000.00

2 Wardrobes

3 Showcases

4 Kitchen anangements

5 Superfine finish

6 lnteflor Decorations

7 Electricity deposits / electrical fittings, etc

8 Extra collapsible gates / grill works, etc.

I Potential value, if any

10 others

Fair ma*et value ol the property 2,25,12,000.00

Realizable value of the property 2,02,60,800.00

Distresc value of the property 1,80,09,600.00

lnsurable value of the property ('103,l.40 x 2,E00.00) 28,87,920.00

Guideline value ofthe property (1031.t10 X '12,9t13.00) '1,33,49,410.00

An ISO 900'l : 201 5 Certified Compony

Vostukolo Consultonts (l) R/t. Lid.

Depreciation percentage assuming the salvage
value as 10016

Estimated Value (t)

VASTUKALA



Vabatio0 Repodr BOM / T M C Branch Thane / Mr. Devendc Virchafld Dedhia(009882pm7226) Page I d 27

be conecl if an Auction of the subjecl pmperty is canied out. As far as Market Value in lndex ll is concemed, it is not possible to

comment on same, may be government rates are fixed by sampling during same point of time in part and whereas, Market
valuss ciange every month,

ln most 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 to give a value which is correct reflection oi actual transaction value inespective of any
factors in market.

Method of Valuation / Approach

The sales comparison approach uses the markel dala of sale prices to estimate the value of a real estate property. Property

valuation in this method rs done by comparing a propeny to other similar properties that have been recently sold. Comparable
properties, also known as comparables, or comps, must share certain features wilh lhe property in question. Some of these
include physical featules such as square footage, number of rooms, condition, and age of the building; however, the most
imporlant factor is no doubt the location of the property. Adjustments are usually needed to account for differencrs as no lwo
properties are exactly the same. To make propr adjuslments when mmparing poperties, real estate appraisers must know lhe
differences between the 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 hav€ adopted Sale Comparison Approach Method for the purpoGe of valuation .The Price for similar type of
properly in the nearby vicinity is in the range of { 18996.00 to { 2998i}.00 per Sq. Ft. on Carpet Area / { 17269.00 to {
27257.00 per Sq. Ft. on Buittup Area. Considering the rate with attac{rcd report , cunent markel conditions , demand and
supply position, Flat size, location, upswing in real estate Fbes , su$ained demad for Residen:tial Flat, all round developmenl
of Residential and Commercial apdication in the locality etc. We estimate t24,ffi.$ pr Sq. Ft. on Caryet Area for valuatton,

Since 1989

e

{

lmpending threat of acquisition by government for road
widening / publics service purposes, sub merging &
applicabilily of CRZ pmvisions (Distance from seaosl / tidal
leval must be incoDorated) and their efiect on

Saleability Good

Likoly renlal Yalues in luture { 46,9001 (Expected rental income per month)

Any likely income it may generate Rental Income

VASTUKALA An ISO 90O I : 20 I 5 Cerlified Compony

Vostukolo Consultonts (l) P!.f. Ltd.
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Actual Site Photoqraphs

Since '1989
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Vostukolo Consultonts (l) Pvt. Ltd.
VASTUKALA An ISO 9OO I : 20 I 5 Certified ComPonY
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Valuatjon Reporli BOM /T M C Branch Thane / Mr. Devendn Vkchand Dedhia(009882/2307226)

Route Map of the propertv

Note: Red marks shows lhe exact location of the property
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Lonoitud. Lstihtdc: 19'10'33.f il 7?56'43.8"E

Note: The Blue line shor.rs the route to site dislance from nearest Railway Station (Mulund - 1.4KM)

Since 1989
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Ready Reckoner Rate

Multi.Storied buildinq with Lift

For residential premises / commercial unit / office on above floor in mulHoried building, lhe rate mentioned in lhe ready

reckoner will be increased as unds

Since 1989

T

o

{

CDoc-7trrr-l!i ot
R-El-4.'-aao'r I at-rr!c-

a{.<uft a ryri--furyrrr
,rr<i:gtrd

r($;

I -*

Stamp Duty Ready Reckoner Market Value Rate for Flat IJIDOU

lncreese by 506 on Flat Located on 9s Roor 6634

t,39,31'1.00 Sq. Itltr. 't2,94i1.00 Sq. FtSlamp Duty Ready Reckoner .rket Value R.to (4fr,
lncrease/Decrease) (A)

u240Stamp Duty Ready Reckoner Market value Rate ror L.nd (B)

The difference between land rate and building ratr:(A€=C) 75,074.00

100%Percentage afler Depreciation as per table(D)

1,39,314.00 Sq. tr. '12,9/13.00 Sq. Ft.R.te to be adopted after considering depreciation [B + (C X D]l

II

Lffitim d Flrt, Cdllm€rcid Unit in thc
building

Rate

a) 0o Ground to 4 Floo.s No increase for d lhss ,ro.n ground to 4 floors

b) 5 Floors to 1 0 Floo$ lncreas by 516 m units located betrrcen 5 h 10 fioors

c) 1 I Floors to 20 Floors lnc'e4e by 10i6 on units located beMeen 11 to m fl@rs

d) lnaease by 15% on units located betvyeen 21 to 30 froors

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

Completed Age of Building in Years Value in percent after depieciation

Cessed Building, Hall or Semi-Pukka
Structure & Kaccha Struciure.

R.C.C Structure / other Pukka Structure

100%100%0 to 2 Years

95% 95%Above2&uptoSYears

Alter initial 5 year for every yea|l.5%
depreciation is to be considered. However

maximum deduction available as per this shall

be 85% of Ma et Value rate

After initiel 5 year lor every year 1%

depreciation is to be considered. However

maximum deduc{ion available as per this shall

be 70% of Market Value rate

Above 5 Years

VASTUKALA An ISO 9OOl : 2015 Cerlified Compony

21 Floors to 30 Floors

Vostukolo Consultqnts (l) A/t. Ltd.



Property Flat

Source Dwello.com

Floor

Carpet Buih Up Saleable

Area 1,100.64 1,210.70 1,452g

Percontage 100k 200k

Rate Per Sq. Ft. {a,9&3.00 <27,257.N <22,714.N

i't ..

Acr A,nti.nc! IduDd ll,rboi Eg Ac. Raahg

o

a

a

f,

@
cotFt6utanots Fof, lal lt!r!ic?

t.--
I I II
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Property Flat

Source https://www.Propertypistol.com/

Floor

Carpet Built Up Saleable

Area 491.00 540.10 u8.12

Percentage 10% 20Yo

Rate Per Sq. FL {29,939.00 <27,217.N {22,681.00

\

t
I
I
+

ro oa
ro ?:r

I

#FDE

INR 1.47 Cr

I BH(, 2 BH(- 3 BH( oec 2025 On rsquast

491 - 1,189 sq.n.

About Ace Ambience. Mulund West

Under High Rise 20
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Property Flat

Source lndex no.2

Floor

Carpet Buih Up Saleable

Area 1,101.& 1,211.14 '1,453.37

Percentage 1Vk n%
Rate Per Sg. Ft. {18,999.00 <17,272.00 {'14,393.00
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Property Flat

Source lndex no.2

Floor

Carpet Bullt Up Saleable

Area I,W7.n 1,207.00 1,448.40

Percentage 1lYo 200/o

Rate Per Sq. Ft. {18,995.00 {17,2m.00 {14,390.00
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As a result of my appraisal and analysis, it is my considered opinion that the value of the above property in the prevailing

condition with aforesaid speciflcations is t2,25,12,000.00 (Rupecr Two Crore Twenty Five Lakh Trvclve Thousand Only)

.The Rcallzeblc Valuc of the above property is (2,02,60,800.00 (Rupccr Two Crorc Two Lakh Slxty Thouetnd Elght

Hundtcd Only). The Dl3tr.r3 Value is t1,E0,09,600.00 (Rupecs On. Crore Elghty Lakh Ninc Thourand Sir HundrGd

Only).

Place :Thane

Dale:13.07.N24

For VASTUKALA CONSULIANTS (l) PVT. l-TD
[r!er, llci.d b r.rq Chrl',
Dt 6=ra.rri Ci&E, 6vdtlr.

Manoi LhalikW3p c.-r..'. oir* 1o..,..r,'a+, 6d.Di.rt .r.rd.d9 (-N
oE2o:a.or. r, roSro.o5rl N*\

0n

t

Direclor

ilanoJ Chalikwar

Govt. Reg. Valuer

Chartered Engineer (lndia)

Reg. No. lBBl/RVi07/201 8/1 0366

Bank Of Maharashtra Empanelment No.: AX33 /CREMONfr'aluer/EmpanelmenUSr N0.55/201$20

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

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

(Rupees

Signature

(Name & Designation of the lnspec{ing fficial/s)

Countersigned

(BRANCH MANAGER)

Enclosures

Dedaralionrum-undertaking f rom the valuer (Annexur+lV) Attached

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

ti!t Since 1989
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(Annexure-lV)

DECLARATION.CUM.UNDERTAKING

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

a, The information furnished in my valuation report dated 13.07.2024 is true and correct to the best of my

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

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

c. l/My authorized representative has personally inspected the property on 11.07 .2024. The work is not sub -

contracted to any other valuer and canied out by myself.

d. I have not been convicted of any ofience and senten@d lo a term of imprisonment

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

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

the IBA and this report is in confuimity to he 'Standards' endrdrcd for valuation in the Part - B of the above

handbook to he best of my ability.

g. I have read the lnternational Valuation Standards (lVS) and he cport submitted to the Bank for the respective

asset class is in conformig to the'Sbndards' as enshtined for valuatkm in he IVS in 'General Standards' and

'Asset Standards' as applicable. The v*latbn report b gubmi$ad in fie pescribed format of he bank.

h. I abide by lhe Model Code of Conduc{ br empanelment of vduer in he Bank. (Annexure V - A signed copy of

same to be laken and kept along with hb declaration)

i. I am valuer registered witr lnsolvency & BankruSy Board d lndia(lBBl)

j. I am Director of the company, who is competent b sign his valuation report.

k. Furtrer, I hereby provide $e following infomation.

Since 1989
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No. Particulars Valuer comment

1 background information of the asset being
valued;

The property under consideration is purchased by lVr. Devendra
Virchand Dedhia, Mrs. Heena Devendra Dedhia & Mr. Kushal
Devendra Dedhia from Ace Properties vide Agreemeflt for sale dated

14.02.2023.

2 purpose of valuation and appointing authority As per the requesl from Bank Of Maharashtra, T M C Branch Thane to
assess Fair Markel Value value of the property for Housing Loan
purpose

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

Manoj Chalikwar - Regd. Valuer

Vaibhav Bhagat - Valuation Engineer

Binumon Moozhickal - Technical Manager

Pratibha Shilvantha - Technical fficer

4 disclosure of valuer intercst or conflicl, i, any; We have no interest, either direct or indirect, in the property valued.
Fu her to stale that we do not have relalion or any mnnec{ion with
property owner / apdirzrt dirccily or indiecdy. Fur$er to state that we

are an independent Valuer and in no way related to property owner /
4dicant

5 date of appoinlment, valuation date and date
of reporti

Date of Appointment - 11.07.n24
Valuation Date -'13.07.2024

Date of Report - 13.07.2024

b inspections and/or investigalions undertaken; Physical lnspec,tion done on - 11.07.2024

7 nalure and sourcss o, the intormation used or
relied upon;

8 Ptocedures edopted in carrying out the
valuation and valuation standards followed;

Sales Comparative Method

I restriclions on use of the reporl, 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 conflict with the proper
valuation ot the property.

'10 maior faclors lhal were taken into account
during the valuation;

curent market conditions, demand and supply position,
Residenlial Flal size, location, upswing in real estate prices, sustained
demand for Residential Flat, all round development of mmmercial and

Commercial application in the locality etc.

11 major factors that were not taken into acclunt
during the valuation;

12 Caveats, limitations and disclaimers to lhe
extent they explain or elucidale the limitations
faced by valuer, which shall not be for the
purpose of limiting his responsibility for the
valuation repo(.

Attached

VASTUKALA An ISO 9001 : 2015 Cerlified Compony

Market Survey at the time of site visit

Ready Reckoner rales / Circle rates

Online search for Registered Transacttons

Online Price lndicatorc on real estate portals

Enquiries with Real eslate consultants

Existing data of Valuation assignments camed out by us

Vostukolo Consultonts (l) P!.t. Ltd.
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Value Subject to Change

The subject appraisal exercise is based on prevailing market dynamics as on '136 July 2024 and does nol take into

account any unforeseeable developments which could impact the same in the future.

Our lnvestigations

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 instruct further investigations where

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

occasioned by a decision not to mnduci further investigations.

Assumptions

Assumplions are a necessary part of undertaking valualions. 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 valuation contains certain specifrc assumptions and acknowledge and accept

the risk of that if any of the assumptions adopted in th€ Eluation are ircoflsd, thefl thh may haw an effecl on the valuation.

lnformation Supplied by Others

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

been used for appraisal exercise. Where il is stated in the repon 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 statemenl as lo a future matter, that statement is provided as an

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

such statements are accurate or conect.

tap and Planr

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

responsibility in connection with sudr matlers.

Site Detailr

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

property is Residential Flat, admeasuring 938.00 Sq. Ft. Carpet Araa in the name of tlr. Devendra Vlrchand Dedhla, iln.
Heena Dovondra Dcdhia & ltlr. Kurhal Devendra Dedhia. Further, VCIPL has assumed that the subject property is iree from

any encroachment and is available as on the dale of the appraisal.

Property Title

Based on our discussion with the Client, we understand that the subject property is owned by ltlr. Devendra

Since 1989
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Vlrch.nd O.dhia, n, Hccna Dcvcndra Dadhla & r, Kushd D.vlndra Dcdhla. 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 furlher enquiries wilh the relevant 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 o{ the subiecl property has been obtained

for the purpose ol this appraisal exercise. lt has been assumed thal the title deeds are clear and marketable.

Environmental Condition3

We have assumed that the subiect property is not conteminated and is not adversely affectod by any existing or

proposed environmenlal law and any processes which are canied out on the property are regulated by environmental legislalion

and are properly licensed by the appropriate authodties.

Area

Based on the informalion provided by the Clienfs representalive, w€ understand that the Residential Flat,

admeasuring 93&00 Sq. Ft, Carp€t Are..

Condition & Repah

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

nor archaeological remains present which might adversely afiect the a,nent or fulure 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 construclion of or subsequent alteration or additions to the property and

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

parts and should not be taken as makjng an implied representalion or statement about such parls.

Valuation ileftodology

For the purpose ofthis valuation exercise, lha vahatim melhodology used is Direct Comparison Approach Method

and proposed Highest and Best Use model is used for an{pkB development potential.

The Direct Comparison Approach involves a comparison of the property b€ing valued to similar propedies that have

aclually been sold in arms - length transactions or are offered for sale. This approach demonslrales 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 thal are typicdly lraded on a unit basis.

ln case of inadequate recent transaclion aclivily in the subjecl micro-market, the appraiser would collate details of

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

to calculate 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

othenrvise specifically instructed by Client and/or stated in the valuation, VCIPL has not independently verilied 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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Not a Structural Suruey

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

other

Pa9e24 ol 27

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

Legal

We have not made any allowances with rsspect to any existing or proposed local leglslation relating to taxation on

realization of the sale value of the subiect property. 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 aspec{s has been obtained for the purpose of this appraisal exercise.

Property specifi c a$umptions

Based on inputs received from the clienl and site visit conducted, we undersland that the subjecl property is

Reridential Flat, admeasuring 938.00 Sq. Ft. Capet Area.

ASSUMPTIONS. CAVEATS. LIMITATION AND DISCLAIMERS

1 , We assume no responsibility for matters of legal nature afiecting the propedy appraised or the title thereto, nor do we

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

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

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

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

less valuable. No responsibility is assumed for suci conditions or for engrneering that mighl be required to discover

such factors.

5. There is no direcu indirecl interesl in the property valued.

6. The rates for valuation of the propeny are in accordance with the Govt. appmved rates and prevailing market rates.

Since 1989
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(Annexure-V)

MODEL CODE OF CONDUCT FOR VALUERS

lntegrity and Fairness

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

dealings with his/its clients and other valuen.

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

3, A valuer shall endeavour to ensure that he/it provides lrue and adequate information and shall not misrspre€ont

any fac{s or situations.

4. A valuer shall refrain from being involved in any ac{bn that rrould hing disrepute to the pmfession.

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

Professional Competence and Due Care

6. A valuer shall render at all times high standards ot servic€, emdee due diligence, ensure proper care and

exercise independent professiod jr$ment.

7. A valuer shall cany out prdessbnd seni;es in mrdano tdrr the l€*rt ilt tedrnicd and pmfessbnal standards

that may be specilied fiom time to tirp.

8. A valuer shall continuously maintain prdessional kn#ge and Cfl.to prcyide competerit professional service

based on upto-date developments in pradir, prevailing regumor I guirielines and ledrniques.

9. ln the preparation of a valuation report, the vdur shall nd disddm liability for his/its expertise or deny his/its duty

of caie, except to lhe extent that the Gsumptiima ar basod m statements of lacl provided by the company or its

auditors or consultants or information available ln p$Scdundn and not generated by the valuer.

10. A valuer shall not cany out any instruclion ol the dient insofar as they are incompatible witr the requiremants of

integrity, objec{vity and independence.

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

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

anangement with other valueE.

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

connected to the valuation assignment or not.

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

lerms of association to the mmpany.

Since 1989
{

VASTUXALA An ISO 9001 : 201 5 Certified Compony

Vostukolo Consultonts (l) Pvt. Ltd.



Valualion Reportr BOM / T [.] C Branch Thane / ltlr. Devendra Virchand Dedhia(00988212307226l Page 26 ol 27

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

valuatbn independent of extemd influences.

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

while providing unbiased services

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

possibility of his / its association with the valuation, and in accordance with the Secrrities and Exchange Board of

lndia (Bohibition of lflsi{rer Trading}Regulations,8ls or till the tifie the yaluatiofl 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

company or clients needs.

18. As an independenl valuer, he valuer shdl not darge success fee.

19. ln any faimess opinion or independent expert opinion submitted by a valuer, if 6ere has been a prior engagement

in an unconnected transaction, the valuer shall declare the asmciation with the company doring the last tive

yeani.

Confidentialig

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

company, which has come to his / itsknowledge without proper and specific authority or unless there is a legal or

professional nght or duty to disclose.

lnformation Management

21. A valuer shall ensure that he/ it maintains writt€n cor emporaneous records for any decision taken, the reasons

for taking the decision, and the information and eviderrce in $pport of suct decision. This shall be mainlained so

as to sufficiently enable a reasonable person to lale a view on the appropriateness o, his /its decisions and

ac'tions-

22. A ualuer 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 he/it is

registered or any other statutory regulatory body.

23. A valuer shall provide all information and records as may be requhed by lhe 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 confidentialrty 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

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

pending case before the Tribunal or Appetlate Tribunal, the record 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 (77) of Section 2 of the Companies Acl, 2013 (18 of 2013).

26. valuer shall not offer gifts or hospitality or a financial or any other advanlage to a public servanl or any olher

person with a view to obtain or retain work for himseff / itself, or lo obtain or retain an advantage in the conducl of

profession for himself / itset .

Remuneration and Costs.

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

reflectron of the uork necessarily and propedy uMertaken, ad is not inconsistent with the applkraue rules.

28. A valuer shall nol acced any fees or charges otlErthan those uhidr are disdosed in a writlen conbact with the

peBon lo whom he would be rende.ing service.

Occupation, employability and restrictions

29. A valuer shall refrain from accepting too many assignments, if he/it b un$kely to be able lo devote adequate time

to each of his/ its assignments.

30. A valuer shall nol conducl business which in the opinion of the authority or the registered vafuer organisalion

discredits the profession.

Miscellaneous

3l . A valuer shall refrain from undertaking to revbs the mrk of another valuer ot the same dienl except under

wdtten orders fmm the bank or housing finance indMim ad with knodedge of the concerned valuer.

32. A valuer shall folbw this code as amenfu s revised frcm time to time.

For VASTUKALA CONSULIANTS (l) PW uD.
Dl@Irdg-dE, rllElor** \ldanojChalikwarm N*\

Direclor Auth. Sign.

ihnoJ Chalikwar
Govt. Reg. Valuer

Chartercd Engineer (lndia)

Reg. No. IBBURV/072018/10366

Bank Of Maharashtra Empanelment No.: trl{33 /CREMONfValuer/EmpanelmenUSr N0.55/20'19-20
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