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Valuation Report of the lmmovable Property

Details of the propertv under consideration:

Name of Owner: ttlrs. Jayshree Balasaheb Lokhande & Mr. Balasaheb Sopanrao Lokhande

Residential Flat No. 102A & 1028, 1o Floor, Building No 6, "BPS Aa*ha", Devidayal Road, Plot No

'l'184, 1185, 12M &1207, Village - Mulund , Taluka - Kuda, Districl - Mumbai Suburban, Mulund

(West), Mumbai, PIN Code - 400 080, State - Maharashtra, lndia.

Latitude Lonoitude : 19"1 0'2E.5"N 72'56't14.8"E

lntended User:

Bank Of Maharashtra
Kausa Mumbra Branch

Ground Floor, Mubarak Baug, Virani Petrol Pump Old Mumbai Pune Road, Kausa,

l\,lumbra, Thane 40061 2
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Vasturlhane,07n02401 01 38/2307460
29/546+PSVS

Oa/.e: X.07 .2024

VALUAT]ON OPINION REPORT

This is to certify that the propeny bearing Residential Flat No. 102A & 1028, 1' Floor, Building No 6, "BPS Aastha",

Devidayal Road, Plot No. '1184, 1185, 1206 & 1207, Village - Mulund , Taluka - Kurla, District - Mumbai Suburban,

Mulund (West), Mumbai, PIN Code - 400 080, State - Maharashtra, lndia belongs to rs. Jayehree Balasaheb

Lokhande & llr. Balaraheb Sopanrao Lokhande .

C,onsidering yarious paramelers recorded, existing emnomic scenario, and the information thal is available with

reference to the development of neighbonfiood and method seleded b valuation, we are of the opinion lhat, the

property prcmises can be assessed lor hb particthr pryose al t 2,05/q520.m (Rupees Two Crore Fwe Lakh

Forty Three Thourand Fwe Hundrcd Twrty Orly|

The valuation of the property is based on the documenls produced by the concem. Legal aspecls have not been

taken into considerations while preparing lhis report

Hence certified

For VASTUKALA CONSULTANTS (l) PVT. LID
oiti, lisEdt rlq Cn.lbd
Dtt.n4E dot l*,dve,B

Manol LnallKwar @*ft ("p*r.d.-,{u*.i
drrE rD5dvu.4rdr
DG:Or{-Or"l9 r.ra}.!l {t_rd

Director Auth. Sign.

Illanoj Chalikwar
Govt. Reg. Valuer

Chartered Engineer (lndia)

Reg. No. lBB|/RV/07/201 8/'l 0366

Bank Of Maharashtra Empanelment No.: AX33 /CREMONI/a|uer/EmpanelmenVSr N0.55/201$20

Encl.; Valuation reporl

\,^\

Boundaries Building Flat

North Baba Maharaj Singh Marg Lifr

South Nishta Apartnent Open Area

East Sifuer Avenue Building Open kea

West Open plot Passage
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Vastukala Consultants lndia Ait Ltd,
101 , 1st Floor, B Wing, Beth Shalom, Near Civil Hospital, Thane (W) - 400 601

To,

The Branch Manager,

Bank Ol Mrharashtra
Kausa Mumbra Branch

Ground Floor, Mubarak Baug, Virani Pelrol Pump Old

Mumbai Pune Road, Kausa, Mumbra, Thane 400612

Since 1989

VALUAT|ON REPORT (tN RESPECT OF FLAT)

o)

{

General

1 Purpose for whidr the valuation is made To assess Fair l{a*et Value of the gopeny for Housing

Loar furpose.

2 a) Date of inspeciion 25.07.2024

Date of which the valuation is made 29.07.2024

3 List of dooments produced for perusal:

l) Copy of Agreement for sale No.333/2006 Dated 20.01.2006 between M/s. APT Builders(The Promoter) And

Mrs. Jayshree Balasaheb Lokhande & Mr. Balasaheb Sopanrao Lokhande (The purchaser)( For Flat No.

10zA).

ll) Copy of Agreement for sale N0.33/2006 Dated 20.01.2006 between M/s. APT Builders(The Promoter) And

Mr. Balasaheb Sopanrao Lokhande & Mrs. Jayshree Balasaheb Lokhande(The purchaserxFor Flat No.

10zB).

lll) Copy of Commencement Certificate No.CE / 4703 / BPES / AT Dated 03.07.2024 issued by Municipal
Corporalion of Greater Mumbai.

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

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

case of ioint ownership)

Mrr. Jayrhree Balaraheb Lokhande & i/lr. Balaraheb
Sopanrao Lokhande

Resirlential Flat No. 102A & 1028, 1'Floor, Building No 6,

'BPS Aerdrs', Devidayal Road, Plol No. 1 184, I 185, 1206

& 1207, Village - Mulund , Taluka - Kuda, District - Mumbai

Suburban, Mulund (West), Mumbai, PIN Code - 400 080,

State - Maharchfa, lndia.

Contacl Person :

Mrs. Jayshree Balasaheb Lokhande (Owner)

Mobile No. S004316607

Joint Ownership

Details of ownership share is not available

A Brief description of the property (lncluding

Leasehold / freehold etc.)
The property is a Residential Flat located on 1"' Floor, The

composition of Residential Flat is 2 Bedroom + Living Room
+ Kitchen + 2 Toilet + Passage + Balcony. (2 BHK) The
property is at 2 Km distanc€ from Mulund Railway Station.

6 Location of property

Vostukolo Consultonts (l) Pvt. Ltd
VASTUKALA An ISO 900 I : 20 I 5 CerliRed Compony

b)



Valualion Report BoM / Kausa Mumbra Branch/ M.s. Jayshree Bahsaheb Lokhande (010138/2307460)

Since '1989
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{

a) Plot No. / Survey No Plot No - 1'184, 1185, 1206 & 1207New Survey No - 1000
(Part)

b) Door No. Residential Flat No. 102A & '102B

c) C.T.S. No. / Village CTS No - 1111, Village - Mulund

d) Ward / Taluka Taluka - Kurla

e) lilandal/ District District - Mumbai Suburban

0 Date of issue and validity of layout of approved

map / plan

e) Approved map / plan issuing authonty

Copy of Approved Building plans were not provided and not
verified.

h) Whether genuineness or authenticity of approved

map/ plan is veffied

0 Any other comments by our empanelled valuers

on authentic of approved plan
N.A,

7 Postal address of the property Residential Flat No. 102A & 1028, 1'Floor, Building No 6,

"BPS Aa!thr', Oevidayal Road, Plot No. 1184, 1185, 1206

& 1207, Village - Mulund , Taluka - Kurla, District - Mumbai

Suburban, Mulund (West), Mumbai, PIN Code - 400 080,

State - Maharffihlra, lndia.

I City / Town City - Mulund (West), Mumbai

Residential area Yes

Commercial area No

lndustrial area No

I Classification of the area

i) High / Middle / Poor

ii) Urban i Semi Urban / Rura Urban

10 Coming under Corporation limit / Village
Panchayat / l\.4unicipality

Village - Mulund

Municipal Corporation of Greater Mumbai (MCGM)

11 Whether covered under any State / Central Govt
enactments (e.9., Urban Land Ceiling Act) or
nolified under agency area/ scheduled area /
cantonmenl area

No

12 Boundaries of the property As per Document

North Baba lVaharaj Singh l\4arg By Land of 40 ft. Wide

Proposed Road (Murar Road)

South Nishta Apartment By Plot Nos. 1232&1233o1
Survey No. 1000 (Part) of

Village - Mulund

I
T
T
T

T
I

III III
T

VASTUKALA An ISO 900 I : 20'l 5 Cerlified Compony

Vostukolo Consultonts (l) h/t. Ltd.

N,A,

Middle Class

As per site



Valuaton Repod: BOM / Kausa Mumbrd Branch/ Mrs. Jayshree Ealasaheb Lokhande (010.l382307460)

Since 1989
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G

{

East Silver Avenue Bdlding

West Open dot W - Parlly by Plot No. 1186

and 1205 of Survey No. 1000
(Part) of Village Mulund and

paflly by road area o{ Survey

No. 1000 (ft.)

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

a building.

North Details not available Lifr

South Details not availaHe Open Arca

East Delails not available Open Area

West Details not available Passage

14 Extent of the srte

Caryel Area in Sq. Fl. = 762.00
(Area As Per Agreemenl for sale)

8uift Up e786111 q. Ft. = 914.40
(CaDet Area + 2096)

14.1 Latitude, Longitude & Coordinates of Fh 1 9"1 028.5'N 72'56'44.8'E

1E Extent of the site considered for Vafualion CaA€t Ares in Sq. Ft = 762.00

( Area Ar Per Agreement lor 3ale)

to Whether ocmpied by lhe owner / tendt? lf
ocoifrd by tenaril since hov lo.E? Rent

received per month.

Oumer Occupied

il APARTMENT BUILDING

1 Nature of the Apartment Residential

2. Locallon

C.T.S. No. CTS No - 1111

Block No.

Village / Municipality / Corporation Village - Mulund ,

Municipal Corporation of Grealer Mumbai (MCGM)

VASTUKALA An ISO 900 1 : 20 I 5 Cerlified Compony

Vostukolo Consultonts (l) Pvt. Ltd.

By 13.40 mt. wide D. P. Road

running from North to South

in the adjoining Properly of
Owners

Carpet Arca in Sq. Ft = S4.00
(Area as per Site measurement)

Ward No.
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Since 1989
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{

Door No., Street or Road (Pin Cod6) Residential Flat No. 102A & 102B, 1" Floor, Building No 6,

'BPS Aastha", Devidayal Road, Plot No, 1184, '1185, 1206

& 1207, Village - Mulund , Taluka - Kurla, District - Mumbai

Suburban, Mulund (West), Mumbai, PIN Code - 400 080,
State - Maharashtra, lndia

3 Description of the locality Residential /
Commercial / Mixed

Residential

4 Year of Construction 20Ol (As per commencement certificate)

5 Number of Floors Stilt + 14 Upper Floors

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

7 Number of Dwelling units in the building 1o Floor is having 3 Flats

I Quality of Construction Good

Appearance of the Building Good

10 Maintenance of the Building Good

11 Facilities Available

Lifr 2 Lifls

Protected Water Supply Municipal Water Supply

Underground Sewerage Connected to Municrpal Sewerage System

Car parking - Open / Covered Open Parking

ls Compound wall exisling? Yes

ls pavement laid around the Building Yes

Residential Flat

I The floor in which the Flat is situated 1" Floor

Door No. of the Flat Residential Flat No. 102A & 1028

Specifications of the Flat

Roof R. C. C. Slab

Flooring Partly Marble Flooring Partly Vitrified

Doors Teak Wood Door frame with Solid door with safety door

Windows Powder coated Aluminum sliding windows

Fiftings Concealed plumbing with C.P. fiftings, Electrical wiring with
concealed

Finishing Cement Plastering with POP false Celling

4 House Tax

Assessment No. Details not available

Tax paid in the name of Details not avarlable

III

T
T

II
T
T
TI

Vostukolo Consultonts (l) Pvt. Ltd.
VASTUKALA An ISO 9001 :2015 Certified Compony

9.

lI

2.

3.
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Since 1989
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{

Tax amount Details not available

5 Electricity Service connection No. Details not available

Meter Card is in the name of Details not available

6 How is lhe maintenance of the Flat? Good

Sale Deed executed in the name of Mrs. Jayrhree Balasaheb Lokhande & Mr. Balasaheb
Sopanrao Lokhande

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

Details not available

Whal is the plinth area of the Flat? Built Up Area in Sq. Ft. = 914.00
(Carpet Area + 20%)

10. Whal is the lloor space index (app.) As per MCGM norms

What is the Carpet area of the Flat? Carpet Area in Sq. Ft. = 85t1.00

(As per Area actual sit6 measurement)
Carpet Area in Sq. Ft. = 790.00

Dry Balcony Area in Sq. Ft = 21.00

Balcony Aea in Sq, Ft. = 43.00

Carpd Area in Sq. Ft = 762.00

(As Per Area Agreement for sale)

Carpet Area in Sq. Ft = 310.00 Sq. Ft - Flat t{o. l02A
Carpet Area in Sq. Ft. = 452.00 Sq. Ft. - Flat No. l02B
(lnclusive of balconies area)

12. ls it Posh / I Class / Medium / Ordinary? Middle Class

ls il being used for Residential or Commercial
purpose?

Residential Purpos€1a

Owner Occupied14. ls it Owneroccupied or let out?

t 42,800/- (Expected rental income per month)IE ll rented, what is the monthly renl?

IV MARKETABILITY

Good1 How is the marketability?

Located in developed areaWhat are the faclors favoring for an exlra

Potential Value?

No3 Any negative factorc are observed which affecl

the ma*et value in general?

Rate

I 262421- to \ 300001- per

{ 21868L to { 25000/- per
on Carpet Area

on Built Up Area

Sq. Ft.

Sq. Ft.
After analyzing the comparable sale instances,

what is the composite rate lor a similar Flal with

same specilications in the adjoining locality? -
(Along with details / refercnce of at - least two

latest deals / transaclions with respect to adjacent

properties in the areas)

1

II

Vostukolo Consultonts (l) Pvt. Ltd
VASTUKALA An lSo 9001 : 201 5 certified Compony

7.

9

11.

2.

v



Valuation Reporl: BOM / Kausa lrumbra Branch/ Mls. Jayshree Balasaheb Lokhande (010138/2307460)

Details ol Valuation:

Since 1989
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2 Assuming it is a new construction, what is the

adopted basic composite rate of the Flat under

valuation after comparing wilh the specilications

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

{ 27,800/- per Sq, Ft.

3 Break - up for the rate

t 2,8001 per Sq. Ft.

ll. Land + others { 25,000/- per Sq. Ft.

4 Guideline rate obtained from the Registra/s Office

for new property (an evidence thereof to be

enclosed)

{ 1,32,680/- per Sq. M.

i.e. { 12,326/- per Sq. Ft

t'1,18,992- per Sq. M.

i.e. { 11,0551 per Sq. Ft.

5 ln case of variation of 200/0 or more in the

valuation proposed by the Valuer and the

Guideline value provided in the State Govl.

notilicalion or lnmme Tax Gazette justification on

variatron has to be given

VI COMPOSITE RATE ADOPTED AFTER
DEPRECIATION

a Depreclated building rate

Replacement cost of Flat with Services (v(3)i) { 2,800/- per Sq. Ft.

Age of the building 20 years

Life of the building estimated 40 year Subject to proper, preventive periodic maintenance

& struciural repairs.

Depreciation percentage assuming the salvage
value as 10%

30.00%

Depreciation Ratio of the building

b Total composite rate arrived for Valuation

Depreciated building rate Vl (a) { 1,960/- per Sq. Ft.

Rate for Land & other V (3) ii { 25,000/- per Sq. Fl.

Total Composite Rate t 26,960/- per Sq. Ft.

Remarkg

!r.
No.

Description otv
Rate per unit

(r) Estimated Value (t)

1 Present value of the Flat 762.00 Sq. Ft 26,960.00 2,05,43,520.00

VASTUKALA An ISO 9O0l : 20'15 Certified Compony

l. Building + Services

Guideline rate(an eMdence thereof to be

enclosed)

It is a foregone conclusion that market value is always more

than the RR price. 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 lhe facl than even RR Rates Decided
by Gotrcmment Differs.

Vostukolo Consultonts (l) h/t. Ltd.



Wardrobes

Showcases

4 Kilchen arangements

( Superfine finish

6 lnterior Decorations

7 Electricity deposits / electrical llttings, etc.

8 Extra collapsible gates / grill works, etc

I Potential value, if any

'10 Others

Fair market value ot the property 2,05,tl:},520.00

Realizable value of the property 't ,84,89,'t68.00

Distress value of the property 1,64,34,816.00

Insurable value of the propefty (91440 X 2,800.00) 25,60,320.00

Guideline value of the property (9'l4.tO X 1,l,055.00) 1,01,08,692.00

Valuation Report 8OM / Kausa Mumbc Erdndv Mrs, Jayshree Balasaheb Lokhande (010138/2307460) Page 9 of 27

Justification for Price / Rate

The Market Value of the properly is based on facts of markets disovered by us during our enquiries, however the governmenl

rate value in this case is less than the market value ani,red by us. We are of lhe opinion that the value anive by us will prove to

be conect if an Auctjon of the subject property is canied out. As far as Ma*el 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

values change every monlh.

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 conecl reflection of actual transaction value irrespective of any

factors in market.

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

valuation in this method is done by companng a property to other similar properlies that have been recently sold. Comparable

properties, also known as comparables, or comps, musl share certain feetures 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. Adiustments are usually needed to account for differencts as no two

properties are exactly the same. To make proper ad,ustments when companng properties, real estate appraisers must know the

dif{erences between the comparable properties and how to value lhese 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 Pnce for similar type of
property in the nearby vicinity is in the range of { 26242.00 to t 30000.00 per Sq, Ft. on Carpet Area / { 2'1868.00 to t
25000.00 per Sq. Ft. on BuiltUp Area. Considering the rate with attached report , current market conditions , demand and

supply position, Flat size, location, upswing in real estate prices , sustained demand for Residential Flat, all round development

Since 1989

o

{r
VASTUKALA An ISO 9001 : 2015 Certified Compony

3

Method of Valuation / Approach

Vostukolo Consultonts (l) Pvt. Ltd.



lmpending threat of acquisition by government for road

widening / publics service purposes, sub merging &

applicabilily of CRZ provrsions (Distance from searost / tidal
level must be incorporated) and their effect on

Saleability Good

Likely rental values in future { 42,8001 (Expecled rental income per month)

Any Iikely income it may generate Rental lncome

Valualion Repot 8OM / Kausa MumbB Branch/ Mrs. Jayshree Balasaheb Lokhande (010138/2307160) P4e 10 d 21

of Residential and Commercial application in the locality etc. We estimate {26,960.00 per Sq. Ft. on Carpet Area for valuation.

Since 1989

o

{ Vostukolo Consultonts (l) Pvt. Ltd.
VASTUXATA An ISO 9001 : 201 5 Certitied Compony



Valuation Repo.t BOfil i Kausa Mumbra Erand/ ME. JayshEe Bdasaheb Lokhande (010138n307160)

Actual Site Photoqraphs

Since 1989
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Valuatioi Repod: BOM / Kausa l\,lumbra Branch/ ME. Jayshree Balasaheb Lokhande (010138n307460)

Actual Site Photoqraphs

Since 1989

Pago 12 d 27
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Vostukolo Consultonts (l) Pvt. Ltd.
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Valuatjon Report BOM / Kausa Mumbra Branch/ Mrs. Jayshree Balasaheb Lokhande (010138i2307460)

Route Mao of the propertv

Note: Red marks sho' ,s the exacl location of the property

Page 13 of 27

r

?

e

)_ o

Lonoitud! Lttttude:'19'10'28.5"N 72"5644.8"E

Note: The Blue line shows the route to site distance from nearest Railway Station (Mulund - 2 Km)

Since 1989
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Read Reckoner Rate

Multi-Storied buildinq with Lift
For residential premises / commercial unit / office on above floor in multistoried building, the rate menuoned in the ready

reckoner will be increased as under:

Since 1989

i

I
I

I

D

o

{

E

I

rwGor Il,ltuc:{t$ofi8r
cctlrlt. ,,!.i Lr rgl aa ro :I raGr6lr dll

Stamp Duty Ready Reckoner Market Value Rate for Flat 132680

Flat Located on 1o Floor

Stamp Duty Ready Reckoner I{arlet Value Rate (After
lncrease/oecrease) (A)

1,32,680.00 Sq. ilh, I2,326.00 Sq. Ft.

Stamp Duty Ready Reckoner Market value Rate for Land (B) u240

The difference between land rate and buflding rate(A€=C) 68,140.00

Percentage afrer Depreciation as pertable(D)

Rate to be adopted after considering depreciafon [B + (C X D)l 1,18,992.00 Sq. Mtr. l'l,055.00 Sq. Ft

Location of Flat / Cofl|mercial Unit in the
building Rate

a) On Ground to 4 Floors No increase to. all floas flom ground to 4 floors

b) 5 Floors to 10 Floors lnoease by 5% on units located between 5 to 10 froors

c) 1 1 Floors to 20 Floors 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% ql units located on 31 and abo,,e floors

Completed Age of Building in Years Value in percent after depreciation

R.C.C Structure / other Pukka Structure C6sed Building, Half or Semi.Pukka
Suucture & Kaccha Structure.

0 to 2 Years 100/" 100%

Above2&upto5Years 95% 95%

Above 5 Years Alter initial 5 year for every year 1%
depreciation is to be considered. However
maximum deduc{ion 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 dedudion available as per this shall
be 85% ol Market Value rate

Vostukolo Consultonts (l) Pvt. Ltd
VASTUKALA An ISO 900 1 : 20 I 5 Certified Compony
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Property Flat

Nobroker,com

Floor

Carpet Buih Up Saleable

400.00 480.00

Percentage

{23,958.00
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Simitor Properties

Valuation Repo.t BO[.i / Kausa Mumbrd BBnct/ l\,lrs. Jayshree Bahsaheb Lokhande (010138/2307450)
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Source

Area

Rate Per Sq. Ft. {28,750.00
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Property Flat

Source Nobroker.com

Floor

Carpet Built Up Saleable

Area 700.00 840.00

Percentage 20yo

Rate Per Sq. Ft. {30,000.00 {25,000.00

NO
C'

t

@

e

@ !E

Simil., Propcrtiee

Valualion Report BOM / Kausa Mumbra Branch/ Mrs. Jayshree Bahsaheb Lokhande (0101382307160)

Since 1989
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Property Flal

Source lndex no.2

Floor 9rh

Carpet Buih Up Saleable

Area 3'10.00 372.N

Percentage 20o/o

Rate Per Sq. Ft. {26,255.00 {21,879.00

':-

Valuaton Repot BOM / Kausa Mumbra Branch/ Mls. JaFhree Balasaheb Lolhaide (01 01 38230ru60)

Since '1989

Pqe 17 d 27
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Propeny Flat

Source

Floor 9th

Carpet Buih Up Saleable

Area 452.00 u2.40

Percentage

{26,241.00 {21,868,00

valualion Repodr BOM / Kausa Mumbrd Branct/ Mrs. Jayshree Balasaheb Lokhande (010138/2307460)

Since 1989
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lndex no.2

Rate Per Sq. Ft.
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Place :Thane

Dale :29.07.2024

orlljytlrErltn 4cnJrE
Or*o-rA&lat rE,drdtL

ManOi f halikwaf (orbs(')Nt L!(@{66.r- - -- 6d4--r!6ttB.ri (dr
O& 2ol,$75 r,i4tt ro530

Dareclor Aulh. Sign

Illanoj Chalikwar

Govt. Reg. Valuer

Chartered Engineer (lndia)

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

Bank Of Maharashtra Empanelment No.: AX33 /CREMON/Valuer/EmpanelmenUSr N0.55/201$20

The undersigned has inspecled the property detailed in the Valuation Repon dated

0n We are satislied that the fair and reasonable market value of the property is

(Rupees

0n ltt)

Date_
Signature

(Name & Designation of lhe lnspecting Official/s)

Countersigned

(BRANCH MANAGER)

Enclosures

Attached

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

\.,^{

,

iD

{
Since 1989

Vostukolo Consultonts (l)A/t. Ltd
VASTUKALA An ISO 900 I : 20 I 5 Certified Compony

As a result of my appraisal and analysis, it is my considered opinion that the value of the above propedy in the prevailing

condition with aforesaid speciflcations is t2,05,,13,520.00 (Rupees Two Crore Five Lakh Forty Three Thousand Five

Hundred Twenty Only) .The Realizable Value of the above property is tl,84,89,168.00 (Rupces One Crore Elghty Four

Lakh Elghty Nlne Thoucand One Hundrcd Slxty Eight Only). The Distrecr Value is t1,64,3tt,816.00 (Rupees One Crore

Sixty Four Lakh Thirty Four Thousand Eight Hundred Sixtccn Only).

For VASTUKALA CONSULTANTS (l) PVL tTD.

Declaration+um-undertaking from the valuer (Annexure-lV)
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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 29.07.2024 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 direct or indirect interest in he property valued.

c, liMy authorized representative has personally inspected the property on 25.07 .2024. The work is not sub -

contracted to any other valuer and canied out by myseff.

d. I have not been convicted of any ofience 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 confurmity to $e 'Standards' enshdned for rraluation in he Part - B of the above

handbook to the best of my ability.

g. I have read the lntemational Valuatkm Standards (lVS) and he rcport submitted to the Bank for the respective

asset class is in conformity to the'Shndards'as enshrined for valuation in the IVS in 'General Standards' and

'Asset Standards' as applicable. The valualion report is submified in fte prescribed format of the bank.

h. I abide by the Model Code of Conducl fur empaneknent of wlua in he Bank. (Annexure V - A signed copy of
same to be taken and kept along witr tris declaration)

i. I am valuer registered with lnsolvency & Bankrupky Board of lndia(lBBl)

j. I am Director of the company, who is competenl b sign ttris valuation report.

k. Furfier, I hereby provide Ue following inbrmation.

Since 1989

o

{ Vostukolo Consultonts (l) P!4. Ltd.
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No. Particulars Valuer comment

1 background information of the asset being
valued;

The property under consideration is purchased by Mr, Balasaheb
Sopanrao Lokhande & lVlrs. Jayshree Balasaheb Lokhande from M/s.

APT Builders vide Agreement for sale dated 20.01.2006.

2 purpose of valuation and appointing aulhority As per the request from Bank Of Maharashlra, Kausa Mumbra Branch

lo assess Fair Market Value value of the property for Housing Loan
purpose

3 identity of the valuer and any other experts
involved in the valuationi

Manoj Chalikwar - Regd. Valuer

Earkal Hodekar - Valuafion Engineet
Vaishali Sarmalkar - Technical Manager
Pratibha Shilvantha - Technical fficer

4 disclosure of valuer interest or conflict, il any; We have no intercst, either direct or indirecl, in the property valued.

Further to state that we do not have relation or any connection wilh
property owner / applicanl directly or indirectly. Further to state that we

are an independent Valuer and in no way relaled to property owner /
applicant

5 Date of Appoinlmenl - 24.07 .2024
Valuation Dale - 8.07.2024
Date of Repon - n.07.m24 '

6 inspections and/or invmtigations undertaken; Physical lnspeclion d one on - 25.07 .2024

7 nafure and sqrces d tle iafo.ndin used or
rclied upon;

Ma*et Sur€y d he lime d dte visit

Ready Re*oter ratec / Cirde rales

Online seardt for Registsed Transac{ions

Odine Rhe lndh o.s m rcal estate podals

Enquiri€s wih Red 6tate onsultants
Exiding data of Valualion assignmenls canied out by us

I Procedures adopted in carrying out the
valuation and valuation slandards followed;

Salescomparative Method

I reslriclions on use of the report, it any: This valuation is for the use of the parly to yehom it is addressed and

for no o0rer prrpose. No responsitility is repted 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

valuatix of $e @perty.

10 major faclors that were taken into account

during the valualion;

current markel conditions, demand and supply posilion,

Residential Flat size, location, upswing in leal estate prbes, sustained

demand for Residential Flat, all round development of commercial and

Commercial application in the locality etc.

11 major factors that were not taken into account

during the valuation;

Since 1989

e

{r

Caveals, limitations and disclaimers to lhe
extent they explain or elucidate the limitations

faced by valuer, which shall not be for lhe
purpose of limiting his responsibility for the
valuation report.

Attached

VASTUKALA An ISO 90ol :2015 CerliH Cornpony

Vostukolo Consultonts (l) Pvt. Ltd.

date of appointment, valuation date and date
of repo(;

12
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Assumptions, Disclaimers.Limitations & Qualifications

Value Subject to Change

The subject appraisal exercise is based on prevailing market dynamics as on 29t July 2024 and does not take into

account any unforeseeable developments 
' 
rhich could impacl the same in the future.

Our lnvestigationa

We are not etgaged to cany cxrt all possibb invesligations in relation to the subiect property. Where in our report lye

identify certain limitations lo 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 furlher investigalions.

Assumptions

Assumptions are a necessary part of undenakiflg valuations. VCIPL adopts assrmptions for the purpose of providing

valuation advice because some matters are nol capable of accurate calculations or fall outside the scope of our expertise, or

out instructrons. The reliant party accepb thal tle valuation contains certah specilic assumplions and acknowledge and accepl

the risk of that if any of the assumptions adopted in he valuation are irror€c,t, then this may have an effect on the valuation.

lnformation Supplied by Otherc

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

been used for appraisal exercise. Where il is staled in the report lhet anolher party has supplied informatron to VCIPL, this

information is believed to be reliable but VCIPL can acc€pt no responsibility if this should prove not to be so.

Future ilatters

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

estimate and/or opinion based on the information known to VCIPL at the date of this document. VCIPL does nol warrant that

such statements are accurate or conecl.

ilap and Plans

Any sketch, plan or map h this rcpoi is irduded to assisl the reader cftile vi*alising the property and assume no

responsibility in mnneclion wilh suc+r matters.

Property Title

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

Since 1989

.at

{ Vostukolo Consultonts (l) R/t. Ltd.
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Site Details

Based on inputs received from Client's representative and site visit c,onducted, we understand that the subject

property is Residential Flat, admeasuring 762.00 Sg, Ft. Carpat Arsa in the name of ilrs. Jayrhree Balasaheb Lokhando &

Mr. Balaraheb Sopanrao Lokhande. Further, VCIPL has assumed that the subject property is free from any encroachment

and is available as on the date of the appraisal,
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Btlasthcb Lokhrndc & lth. Balasahob Sopanreo Lokhandc . For the purpose of this appraisal exercrse, we have assumed

that the subject property has a clear tille and is free from any encumbrances, disputes and claims. VCIPL has made no further

enqukies with 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 of the subiect property has been obtained for lhe purpose of lhis

appraisal exercise. lt has been assumed that the title deeds are clear and ma*etable.

Environmentrl Conditions

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

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

and are prope.rly licensed by the appropriate authorities.

Area

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

admeasuring 762.00 Sq. Ft. Garpet Area.

Condition & Repair

ln the absence of any informati.$ to the contrery, we haye assurned.thet there are no abnormal ground conditions,

nor archaeological remains present which might adversely affect the flnent or luture occupation, development or value of the

property. The property is free from rat, infestalion, structural or lalent defecl. No cwrently known deleterious or hazardous

materials or suspect techniques will be used in the construction of or subsequent alleration or addilions to the prope(y and

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

parts and should not be taken as making an implied repEsentatbn or statement about suct parls,

Valuation llethodology

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

and Foposed Hrghest and Best use model b used for @$ry deve@ment potential.

The Dhecl Comparison Approach involves a mmparison of the property heing valued to similar properties that have

actually been sold in arms - lenglh lransactions or are offered for sale. This approach demonstrates whal buyers have

historically been willing to pay (and sellers willing to accept) for similar pmperlies in an open and mmpetitjve markel and is

padicularly use{ul in estimating fte value of the Flat and pmperties that are typically lraded on a unit basis.

ln case of inadequate recent transaction activig in the sutriect micro,market, lhe appraiser would collate details of

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

to calculate the percentage increase / decrease in values since the date of the idenffied transactions. This percentage would

then be adopted to projecl the cvrrent value of the same.

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

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

and VCIPL does not advise nor acc€pt 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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All measurements, areas and ages quoted in our report are approximate

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 o{ the subjecl property. VCIPL is not required to give tegimony 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 aspects has been obtained for the purpose of this appraisal exercise.

Property specific a3sumptions

Based on inpuls received from the clienl and site visit conducted, we understand thal the subject property is

Reddential FIal, admeaswing 7t2.@ Sq. Fl. Carpe[ Arel.

ASSUMPTIONS, CAVEATS. LIMITATION AND DISCLAIMERS

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

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

2. The prope(y is valued as though under responsible ownership.

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

4. lt is assumed lhat there are no hidden or un@parenl coflditions of the subsoil or structure that would render it more or

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

such factors.

5. There is no direcU indirect interest in he property valued.

6. The rates for valuation of the property are in accordance with the Go(. approved rates and prevailing market rates.

{
Since 1989
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Not a Structural Suruey

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

Oher

Vostukolo Consultonts (l) PVt. Ltd.
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(Annexure-V)

MODEL CODE OF CONDUCT FOR VALUERS

hfcgilityard fdrttcss

1. A valuer shall, in the conduct of his/its business, Iollow high slandards 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, straighuonrard, and forthright in all professional relationships.

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

any facts or situations.

4. A valuer shall relrain from being involved in any aclion lhal would bring disrepute to the protession.

5. A valuer shall keep puHb intere$ toremost while delivedrg hb services.

Professional Competence and Due Care

6. A valuer shall rerder at all timcs high starddds o{ seryice, 66rcbe &r dil€enc€, enswe poper care and

exercise independent professional ldgmenl

7. A valuer shall cany oul pmfessional selixs in mrdano vdlh the lllouant technical and profesional standards

thal may be specified fiom time to time.

8. A valuer shall contrnuously maintain professional knowledge and ski! to provide competenl pmfessional service

based on upto-date developments in pmc0ce, pwailing reg0ldoht I guidelines and tedlniques.

9. ln the preparation of a valuation report tte v'*f,r# ni dhcliD li*ilrty for his/frs eryedise or dery hMtts dtxy

of care, except to the extent that the assumptirm atB basad on stalemenls of tact provided by the company or ih

auditors or mnsuftants or infuimation avaiable in ptmc dm?ri and not generated by the rrafuer.

10. A valuer shall not carry out any instruction of the client insofar as they are incompatibb with the reguirements of

integdty, obiectivity and independence.

11. A valuer shall clearly state to his dient the services that he would be compelent to provi{re and lhe services for

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

arangement wilh other valuers.

lndependence and Discloturo of lnterelt

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 of interest, coercion, or undue influence of any party, whether directly

connected lo tn€ valua$on ass€nmenl ol nol.

,!3 A valfler shall nol take lrn en assionmenl if he/it or any of his/its relalives or associates is not lndeoendent in

terms of association to the company.

o

{
Since 1989
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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 clirgnls, possible sources of conflicts of duties and inlerests,

while providing unbiased services

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

possibility of his / its association with the valuation" and in accordance wilh the Securities and Exchange Board of

lndia (Prohibition of lnsider Trading)Regulations,2015 or till the time the valuation r€port becomes public,

whichever is earlier.

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

mmpany or clien{s needs.

18. As an independeflt vafuer, he vdrcr stdl not charge success fee.

19. In any faimess opinion or independent expeft opinion submitted by a valuer, if there has been a prior engagement

in an unconnected 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 orafly other party any cffifidential information about the subject

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

professional nght or duty to disdose.

lnformation lllanagement

21. A valuer shall ensure that hd it maintains writlen coflbnpor-an€ous records for any decision laken, lhe reasons

for taking the decision, and the ifitomalbn and evtleme in srpport of srd decision. This shall be maintained so

as lo sufficiently eflable a reasonable pefson to take a view on the approFiateness ol his /its decisions and

aclions.

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

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

registered or any other slalutory regulatory body.

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

Tribunal, the registered valuers organisalion with whicfi hefit is registered, or any other statutory rcgulatorybody.

24, A valuer while respecting the confidentiality of information aquired during the course of performing professional

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

contract for a specific valuation, for production before 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 maintained till the disposal of the case.

Since 1989
{ Vostukolo Consultonts (l) Pvt. Ltd.
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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 lhe purposes of this code the term 'relative' shall have the same meaning as defined in

clause [I/) of Seclion 2 of the Companies Ac1, 2013 (18 of 2013),

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

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

prolession for himself / itself.

Remuneration and Costs.

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

reflection of the work necessarily and properly undertaken, and is not inconsistenl wilh $e applicable rules.

28. A valuer shall not accept any fees or c-harges otherthan those which are disc'losed in a written contrac{ with the

pecon to whom he would be rendering seoice.

Occupation, em ployabitity and restrictions

29. A valuer shall refrain from acc€p$ng too many assigflments, if he/it is unlikdy lo be a$e to devote adequate time

to each of his/ its assignments.

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

discredits the profession.

Miscellaneous

31 . A valuer shall refrain kom undertaking to revies 6e work of anolher valuer of the same dient axcept under

wntten orders from the bank or housing linance inslifirtions and with knowledge of the concemed valuer.

32. A valuer shall follow this code as amended or revised from tlme lo llme.

For VASTUKAIA CONSULTANIS (l) PVT. LID
rr$*, rgo.d b, ft.q Chdo,t
DtaG rq Ch.L-,, o-vtrrl.L

Manol LnallKwar cderha (, pvr. utl- a}4r,nr!l.
, drra{d.pvarloLdlr .-4r

Dae 2o2a0r, l4t@. {,5 rO
\**{

Direclor Auth. Sign.

ilanoj Chrliklar
Govt. Reg. Valuer

Chartersd Engineer (lndia)

Reg. No. lBBl/RVr07/201 8/1 0366

Bank Of Maharashtra Empanelment No.: /iK33 /CREMONlr'aluer/EmpanelmenUSr N0.55/2019-20
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