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VALUATION OPINION REPORT

This is to certify that the under construction property bearing Residential Flat No. 2202, 22^d Floot, Building No 2,

Wing - A, 'Narayani Dham", Village - Bhadwad, Taluka - Bhiwandi, District - Thane, PIN Code - 421 302, State -

Maharashtra, lndia belongs to Ramchandra Manohar Satpute & Vanmala Rrmchandra Satpute.

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

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

property premises can be assessed for this particular purpose at t '19,53,000.00 (Rupees Nineteen Lakh Fifty

Three Thousand Only) After completion ot construction wo*s, As per Site lnspection '10% Construction Work

is Completed.

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

taken inlo considerations while preparing this report.

Hence certified

For VASTUKATA CONSULIANIS (l) PVT. LTD

Manoj
Chalikwar
Direclor

Manoj Challkwar

Govt. Reg. Valuer

Chartered Engineer (lndia)

Reg. No. lBBl/RV/07/201 8/1 0366

Bank of lndia Empanelment No. : NMZCTt\,tD/Sl(/201 9-20-1 1 3

Encl.: Valuation report

Dlgltalt rign€d hy r,L.oJ Ch.llhrar
Dta rn=f,lrmj CtElltu.r FvrttuirL
Conr{k s 0) A/t Ltd- dr.{untii,
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Valuation R€porlr B0l/ Kalwa (West) Branch/ Ramchandra Manohar Salpute (010401/2307610)

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

To,

The Branch Manager,

Bank of lndia

Kalwa (West) Branch
Navjivan Appartment, 1st floor, Station Road, Kalwa(West),

Dist Thane, State - Maharashta, Country - lndia

VALUATTON REPORT (tN RESPECT OF FLAT)
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J

General

1 Purpose for which the valuation is mde To assess Fai t arket Vdue ol the pmperty br Housirg
Loan Rrpose.

2 a) Date of inspection 07.08.2024

b) Date of which the valuaton ts made 08 08 2024

J List of documents produced for perusal:

l) Copy of Draft Agreement for sale Dated 06.05.2021 belween MlS. Maya Developers(The Promoter) And
Ramchandra Manohar S@ute & Vanmda Ramchadra SaQrn{The purchaser).

ll) Copy of RERA Certificate Document No.P517fit017958 D#d 08.03.2023 issued by Maharashtra Real
Estate Regulatory Auhodty (Dounload frun RERA Sile).

lll) Copy of Commencement Certifrcate No.EE / BP / PtvlAY / A / MHADA / 651 I 2022 Dated 07 .12.2022 issued
by Maharashtra Housing And Arca Devdopmnt Aufrodty (Dornload fom RERA Site).

lV) Copy of Appmved Building Plan tlo.EE / BP / PMAY / A / MHADA / 65 1 I 2022 Dated 07 .12.2022 issued by
Maharashha Housing And Area Devehpment Auhodty.

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

with Phone no. (details of share of each owner in
case of .loint orlmership)

Ramchandra l$anohar Satpute & Vanmala Ramchandra
Satpute

Residential Flat No .2202,22& Fl[[,t, Building No 2, Wng - A,
"Narayani Dham", Village - Bhadwad, Taluka - Bhiwandi,
District - Thane, PIN Code - 421 302, State - Maharashtra,
lndia.

Cmtact Penon :

Mr. William D'Souza (Builder Person)

Mobile No. 8669502453

Joint Ownenhip
Details of ownership share is not available

5 Brief description of the propefi (lncluding

Leasehold / freehold etc.)
The property is a Residential Flat located on 22"d Floor. The
composition of Residential Flat is I Bedroom + Living Room
+ Kitchen + Toilet. (1 BHK) The propeny is at 5 Km distance
from Bhiwandi Road Railway Station.

At the time of inspection building was under
construction.

G

Since 1989 /.f,\
(1$+#

E
d7

VASTUKALA An tSO 9O0I :2015 Certified Co.rp{lny Ng.

t

Vostukolo Consultonts (l) A/t. Ltd.



Valualion Report B0l/ Katwa (West) Branch/ Ramchandra Manohar Satpute (010401/2307610)

Since 1989
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Stage of Construction

lf under construnc{ion, extent of completion

RCC Footing/Foundation Complete RCC Plinth Complete

Total 10% work completed

6 Location of pmperty

New Survey No - 4/1 11, 41 1 12, 41 1 13, 412, 4131 1, 41312, 414,

69/1/5

a)

b) Door No Residential Flat No. 2202

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

d) Ward / Taluka Taluka - Bhiwandi

e) Mandal / District

0 Date of issue and validity of layout of approved

map / plan
Copy of Approved Building Plan No.EE / BP / PMAY / A /
MHADA / 651 I 2022Datd07.12.2022 issued by

Maharashta llousing And Area Development Authority
(MHADA).s) Approved map / plan issuing auhority

Whether genuineness or authenticity of appmved

map/ plan is verified

Building is under constuctionh)

N,A.r) Any other comments by our empanelled valuers

on authentic of appmved plan

Residentjal Fht No. 2202,22^o Floot, Building No 2, Wing - A,

'l{arayrnl Dham", Village - Bhadwad, Taluka - Bhiwandi,

District - thane, PIN Code - 421 302, State - Maharashtra,

lndia.

7 Postal address of the property

8 City / Town

YesResidential area

NoCommercial area

Nolndustnal area

I Classification of the area

Middle Classi) High / Middle i Poor

U rbanii) Urban / Semi Urban / Rura

Village - Bhadwad

Mumbai Housing & Area Development Board (MHADA)
10 Coming under Corporation limit / Village

Panchayat / Municipality

No11 Whether covered under any State / Central Govt.

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

notified under agency area/ scheduled area /
cantonment area

As per site As per Document12 Boundaries of the property

II

I
T

T

Vostukolo Consultonts (l) Pvt. Ltd.
VASTUKALA An lso 9001 : 2015 certified Compony

Plot No. / Survey No.

District - Thane



Valualion Report: BOI / Kalwa (West) Branchi Ramchandra Ma0ohar Satpute (010401/2307610)

Since 1989
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North Bhadwad Road

South open Plot Details not available

East Wing - B

West Chawl Details not available

IJ Dimensions ofthe site N. A. as property under consideration is a Residential Flat in

a building.

As per the Deed As per Actuals

North Details not available Details not available

South Details not available Details not available

East Details not available Details not available

West Delails not available Details not available

14 Extent of the site

Carpet Area in Sq. Ft. = 315.17
(Area As Per Draft Agreement for sale)

Buih Up Arca in Sq. Ft. = 3,46.69

(Carpd Area + 10Yo)

14.1 Latitude, Longitude & Ccordinates of Flat 19'17'10.s'N 73"5'3.3'E

15 Extent of the site considered for Valuation Carpet Area in Sq. Ft. = 3,l5.17
( Area As Per Draft Agreement for sale)

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

Building Under Conslruction

il APARTMENT BUILOING

1 Nature of the Apartment Residential

2 Location

C.T.S. No

Block No.

Ward No.

Village / Municipality / Corporation Village - Bhadwad,

Mumbai Housing & Area Development Board (MHADA)

Door No., Street or Road (Pin Code) Residential Flat No. 2202,22'd Floot, Building No 2, Wing - A,
"Narayanl Dham", Village - Bhadwad, Taluka - Bhiwandi,
oistrict - Thane, PIN Code - 421 302, State - Maharashtra,
lndia

3 Description of the locality Residential /
Commercial / Mixed

Residential

4 Year of Construction Building is under mnstruction

IIII
tI

I
I
T

IIII
r
T

Vosfukolo Consultonts (l) Art. Ltd
VASTUKALA An ISO 9O0'l : 2015 Certified Compony

Details not available

Details not available



valuatioo Report B0l/ Kalwa (W€st)Branct Ramctandra Manohar Salputs (010401/2307610)

Since 1989

Page 6 of 25

@

{r

5 Number of Floors Stilt + 23 Upper Floors

Type of Structure Proposed R.C.C Framed Structure6

7 Number of Dwelling units in the building Proposed 19 Flats on 22"d Floor

8 Quality of Construction Building Under Construction

Building Under ConstructionI Appearance of the Building

Building Under Construction10. Maintenance of the Building

Facilities Available11.

Poposed 4 LrftsLift

Protected Water Supply Proposed Municipal Water Supply

Pmposed Connected to Municipal Sewerage SystemUnderground Sewerage

Stih ParkingCar parking - Open / Covered

ls Compound wall existing? Proposed, Yes

Pmposed, Yesls pavement laid around the Building

ilt Residential Flat

22^d Flcr,t1 The 1loor in which the Flat is situated

Residential Flat No. 22022 Door No. of the Flat

3 Specilications of the Flat

Proposed RCC SLabRoof

Vitrifred Tile FlooringFlooring

Proposed Teak wood door frame with flush doorsDoors

Prwsed Powder coated aluminium sliding wrndowsWindows

Pmposed Concealed plumbing with C.P. flttings. Pmposed

Electical wiring with Concealed.
Fittings

Proposed Cement PlasteringFinishing

4 House Tax

Details not availableAssessment No

Details not availableTax paid in the name of

Tax amount

Details not available5 Electricrty Service connectton No.

Meter Card is in the name of

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

Ramchandra Manohar Satpute & Vanmala Ramchandra

Satpute
7 Sale Deed executed in the name of

TI

II

II
TII
T
T

VASTUKALA An lso 9O0l : 2015 certilied Compony

Details not available

Details not available

Vostukolo Consultonts (l) h/t. Ltd.



Valuation R€port BOI/ Kaha (West)Branch/ Ramchandra Manohar Satpute (010401/230761 0)

Since 1989
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What is the undivided arca of land as per Sale

Deed ?

Details not available

I What is the plinth area of the Flat? Built Up Area in Sq. Ft. = 347.00
(Carpet Area + '10%)

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

11. What is the Carpet area of the Flat? Carpet Area in Sq. Ft. = 315.17
(As Per Area Draft Agreement for sale)

ls it Posh / I Class / Medium / Ordinary? Medium

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

Residential Purpose

14 ls it Owner-occupied or let out? Building Under Constructim

rc lf rented, what is tle ronhly rcnt? t a, I 00/- (Etpeced rcfid income per rnon0r &r completim
of construction works) afier completion

IV MARKETABILITY

1 How is the marketability? Good

2 What are the facloG larcring for an extsa

Potential Value?
Located in developed area

3 Any negative factors are observed wtridt afiect
the market value in general?

No

Rate

1 After anatyzing he comparable sale instarrces,

what is he composite rate for a similar Flat witl
same specilications in the adjoining localffi -
(Along with details / reference of at - least ho
latest deals / transactions with res@t to adlacent
properties in the areas)

{ 6010/- b t 6888/- per Sq. Ft. on Carpet Area
t 5163/- to t 6262- per Sq. Ft. on Built Up Area

Assuming it is a new construclion, what is the
adopted basic composite rate of the Flat under
valuation after comparing with the specifications
and other faclors witr the Flat under mmparison
(give details).

t 6,2001 per Sq. Ft.

J Break - up for the rate

l. Building + Services { 2,5001 per Sq. Ft.

ll. Land + ohers t 3,700/- per Sq. Ft.

4 Guideline rate obtained from the Registra/s ffice
for new property (an evidence hereof to be
enclosed)

{ 49,565/- per Sq. M.

i.e. { 4,6051 per Sq. Ft.

Guideline rate(an evidence thereof to be
endosed)

N.A. Age o{ Property below 5 year

T
T

Vostukolo Consultonts (l)PW. Ltd.
VASTUKALA An ISO 9001 : 20 15 Certitied Compony

8.

12.

2.



Valuation Reporti BOI / Katwa (West) Branch/ Ramctandra Manohar Sahut€ (010401/230761 0)

Details of Valuation:

Since 1989
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5 ln case of vanation of 200/0 or more in the
valuation proposed by the Valuer and the
Guideline value prcvided in the State Govt.

notmcaton or Income Tax Gazette justifcation on

variation has to be given

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 compuling Stamp Duty / Rgstn. Fees.

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

by Govemment Differs.

VI COMPOSITE RATE ADOPTED AFTER
DEPRECIATION

a Depreciated building rate

Replacement cost of Flat with Services (v(3)i) t 2,500/- per Sq. Ft.

Age ofthe building Building is under consfuction

Life of the building estimated 60 years (After Completion) Subject to proper, preventive

periotic Maintenance & Struclure repairs.

Depreciation percentage assuming the salvage

value as l0%
N.A. Building is under construction

Depreciation Ratio of the building

b Tolal composite rate anived for Valuation

{ 2,5001 per Sq. Ft.Depreciated building rate Vl (a)

{ 3,700/- per Sq. FtRate for Land & other V (3) ii

t 6,200/. per Sq. Ft.Total Composite Rate

Remarks

II
IIII

No. Description Qtv Rate per unit (t) Estimated Value ({}

1 Present value of the Flat 315.00 Sq. Ft. 6,200.00 19,53,000.00

2 Wardrobes

3 Showcases

4 Kitchen anangements

Superfne fnish

7 Electricity deposits / electrical fittings, etc.

8 Extra collapsible gates / grill works, etc.

I Potential value, if any

10 others / Car Parking

Total value of the property After completion 19,53,000.00

Realizable value of the propedy 17,57,700.00

VASTUKALA An lso 900] : 2015 Certitied Compony

Page I of 25

5

6 lntenor Decorations

Vostukolo Consultonts (l) Art. Ltd.



Dlstress value of the property 15,62,400.00

lnsurable value of the property (346.69 X 2,500.00) 8,56,725.00

Guldeline value of the property (346.69 X 4,605,00) ,l5,96,507.00

III

Valuation Repon: BOI / Kalwa (Wesl) Branchi Ranchandra Manohar Satpute (01010i23076i0) Page I ol 25

Justification for Price / Rate

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

rate value in this case is less than the market value anived by us. We are of the opinion that the value anive by us will prove to
be mnect if an Auction ofthe subject property is canied out. As far as Market Value in lndex ll is concemed, it is not possible to

commenl on same, may be govemment rates are fixed by sampling during same point of time in part and whereas, Market
values change every mon$.

ln most of the cases the actual deal amount or Transaction value is not cflected in lndex ll because of various Market
practices. As Valuer, we always try to give a value which is conect rellection of acfual transaction value inespective of any
lactors in market

Method of Valuation / Aooroach

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 comparing a prcperty to olher similar pmperties lhat have been recently sold. Comparable
properties, also known as comparables, or comps, must share cerlain 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. Adiustnents arc usually needed to account for differences as no two
properties are exacfly the same. To make proper adlustments when comparing properties, real estate appraiseB must know the
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 have adopted Sale Comparison Approach Method for lhe purpose of valuation .The Price for similar type of
property in the nearby vicinity is in the range of { 6010.00 to t 6888.00 per Sq. Ft. on Carpet Area / { 5463.00 to I 6262.00
per Sq. Ft. on BuittUp Area. Considering the rate with attached report , cunent market conditions , demand and supply position,

Flat size, locatton, upswing in real estate prices , sustained demand for Residential Flat, all round development of Residential
and Commercial application in the localrty etc. We estimate 16,200.00 per Sq. Ft. on Carpet Area for valuation.

Sance 1989

G)

{r

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

Saleability Good

Likely rental values in future { 4,1001 (Expected rental income per month afier completion
of construction works)

Any likely income it may gener e Rental lncome

Vostukolo Consultonts (l) Art. Ltd.
VASTUKALA An ISO 9001 : 20'15 Certified Compony



Valuation RepoIt; BOI i Katwa {West) Brdnd, Ramchandra Manohaf Sahute (010401i 2307610)

Actual Site Photoqraphs

Since '1989
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Valuation RepolT: BO / Kalwa (Wes0 &ardl RamdEndra Mandtat EaEle {010401D3076101

Route Map of the propertv

Note: Red marks shows the exad location of the property

P,{.e 11 ol25

o

I J
tr

A
\//

e

Lonoitude Latitude: 19"1 7'1 0.5"N 73"5'3.3"E

Note: The Blue line shows the route to site distance from nearest Railway Station (Bhiwandi Road - 5 Km)

Since 1989

@

{ Vostukolo Consultonts (l) hrt. Ltd.
VASTUKALA Al) ISO 9O0l :20'15 Certilied Compony
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Vatuatim ReM: BOI / Kahra (West) Brard, Rar|dtadla Manotrar S&rte (0101012307610) Pags 12 of 25

Ready Reckoner Rate

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

reckoner will be increased as under:

Since '1989

{

D-?--.'.--a ot
!i-aaa-ar-aa-6 - -rt-hlD- le:=r1

i,'
II

Stamp Duty Ready Reckoner Ma*et Vdue Rate ficr Flat 43100

lncrease by 15yo on Flat Located on 22d Floor 6465

Stamp Duty Roady Reckoner ltartot Value Rate (Afiet
lncrease/Decrease) (A)

49,565.00 Sq. llrltr. 4,605.00 Sq. Ft.

Stamp Duty Ready Reckoner i,larket value Rate for Land (B) 8000

The difference between land rate and building rate(A-B=C) 41,565.00

Percentage alter Depreciation as p€, table(D) 100%

Rate to be adopted after considering depreciation [B + (C X D]l 49,565.00 Sq. Mk. 4,605.00 Sq. Ft.

Location of Flat / Commorclal Unit in the
building

Rate

a) On Ground to 4 Floors No increase lor allffoors from ground to 4 ffoors

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

c) '11 FlmG to 20 FlooIs lnclease by 10% on units located between 11 lo 20 floors

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

e) 31 Floors and above lncrease by 20% on units located on 3'l and above floors

completed Age ot Buildlng in Years Value in percent afier depreciation

Cessed Building, Half or Semi-Pukka
Structur€ & Kaccha Struc{ure.

R.C.C Structure I other Pukka Structure

100%0 to 2 Years

95v,Above2&upto5Years 950/"

After initial 5 year for every year 1.5%

depreciation is to be considered, However
maximum deduction available as per this shall

be 85% of lvarket Value rate

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

depreciation is to be considered. However
maximum deduction available as per this shall

be 70% of Market Value rate

VASTUKALA An ISO 9001 : 2015 certiried Compony

Vostukolo Consultonts (l) PW. Ltd.
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100%



Property Residential Flat

Source Blox.xyz

Floor

Carpet Saleable

Area 4'17.00 458.70

Percentage 10o/o

Rate Per Sq. FL {6,887.00 {6,261.00

@
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Property Residential Flat

Source lndex no.2

Floor

Carpet Buift Up Saleable

Area 323.00 355.30

Percentage 10%

Rate Per Sq. Ft. 16,009.00 {5,463.00

!:r258t
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Property Residential Flat

Source lndex no.2

Floor

Carpet Euih Up Saleable

Area 323.00 355.30

Percentage 10%

Rate Per Sq. Ft {6,00s.00 {5.463.00
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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 specifications is t,l9,53,000.00 (Rupees Nineteen Lakh Flfty Three Thousand Only) after

completion ofthe property.The Realizable Value of the above pmperty is t17,57,700.00 (Rupees Seventeen Lakh Fifty

Seven Thousand Seven Hundred Only), The Distress Value is tl5,62,4110.00 (Rupees Fifteen Lakh Sixty Two Thousand

Four Hundred Only). As per Site lnspection 100/o Construction Wo* is Completed.

Place : Thane

Date :08.08.2024

For VASTUKALA CONSULIANIS (l) PVT. LTD
D{giblt t€..d b, rbq o'l'lr.
st d-rll,E, Our*fr, o-vdur.L

Manol LnallKWaf .dBdLc0rrrtH-@-r ,nt i.
.r{ffilor.$*.1,'9 6tr
DrE 1014,0.,6 r lmo5 .otlo \ \

on

t\\
Direclor

Manoj Chalikwar

Govt. Reg. Valuer

Chartered Engineer (lndia)

Reg. No. lBBl/RV/07/201 8/1 0366

Bank of lndia Empanelment No.: NMZCTMD/SI(/201$2&113

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

We are satisfied that fte fair and rcasonable market value of the property is

(Rupees

Date-
Signature

(Name & Designation of the lnspecting Officialis)

Countersigned

(BRANCH MANAGER)

Enclosures

Declaration-cum-undertaking from the valuer (AnnexurelV) Attached

Atached

@

{
Since 1989
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Auth. Sign.

only).

Model code of conduct for valuer - (Annexure V)

Vostukolo Consultonts (l) Pvf. Ltd.
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(Annexur+lV)

DECLARATION.CUM.UNDERTAKlNG

a. I am a citizen of lndia

b. I will not undertake valualion of any assets in which I have a direct or indirect interest or become so interested

at any time during a period of three years prior to my appointment as valuer or three years after the valuation

of assets was conducted by me.

c. The information furnished in my valuation report dated 08.08.2024 is true and correct to the best of my

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

d. My engineer Sameer Parab has personally inspected the property on 07.08.2024. The work is not sub -

conkacted to any other valuer and canied out by myself.

e. Valuation reporl is submitted in ttre format as prescribed by the bank.

f. I have nol been depanelled / delisted by any other bank and in case any such depanelment by other banks

during my empanelment with you, I will inform you within 3 days of such depanelment.

g, I have not been removed / dismissed from service / employment eadier.

h, I have not been convicted of any offence and sentenced to a term of imprisonment

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

j. I have not been declared to be unsound mind

k. I am not an undischarged bankrupt, or has not applied to be adjudicated as a bankrupt;

l, I am not an undischarged insolvent.

m. I have not been levied a penalty under section 271J of lncome-tax Act, 1961 (43 of 1961) and time limit for
filing appeal before Commissioner of lncome.tax (Appeals) or lncometax Appellate Tribunal, as the case may

be has expired, or such penalty has been confirmed by lncometax Appellate Tribunal, and five years have not

elapsed after levy of such penalty

n. I have not been convicted of an offence connected with any proceeding under the lncome Tax Act 1961,
Wealth Tax Act 1957 or Gift Tax Act 1958 and

o. My PAN Card number as applicable is AERPC9086P

p. I underlake to keep you informed of any events or happenings which would make me ineligible for
empanelment as a valuer

q. I have not concealed or suppressed any material information, facts and records and I have made a complete
and full disclosure

{
Since 1989

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

l, Manoj Chalikwar do hereby solemnly affirm and state that:
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r. lhavereadthe Handbook on Policy, Standards and procedure for Real Estate Valuation, 2011 of

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

handbook to the best of my ability.

s. I have read the lnternational Valuation Standards (lVS) and the report submitted to the Bank for the respective

asset class is in conformity to the 'Standards' as enshrined for valuation in the IVS in'General Standards'and
'Asset Standards'as applicable. The valuation report is submitted in the prescribed format ofthe bank.

t. I abide by the Model Code of Conduct for empanelment of valuer in the Bank. (Annexure V - A signed copy of

same to be taken and kept along with this declaration)

u. My CIBIL Score and credit worthiness is as per Bank's guidelines.

v. I am a Vduer, who is compehnt to sign this valuation report.

w. I will undertake he valuation work on receipt of Letter of Eng4ement generated fiom he system (i.e. LLMS /
LOS) only.

x. Further, I hereby provide he following information

Since 1989

fo
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11 major factors that were not taken into account
during the valuaton;

Page 1g of 25

Attached

No. Valuer commentParticulars

1 background information of the asset being
valued;

The property under consideration is purchased by Ramchandra

lvlanohar Satpute & Vanmala Ramchandra Satpute from MlS. Maya

Developers vide &aft Agreement for sale dated 06.05.2024.

purpose of valuation and appointing authority As per the request from Bank of lndia, Kalwa (West) Branch to assess

Fair Mad(etvaLe value of the grogerty for Housing Loan pupose

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

Manoj Chalikwar - Regd. Valuer

Sameer Parab - Valuation Engineer

Rashmi Jadhav - Technical Manager

Pratibha Shilvantha - Technical Officer

disclosure o{ valuer interesl or conflicl, if any; We have no interest, either direct or indirect, in the property valued.

Further to state that we do not have relation or any connec{ion with
pmperty owner / applicant direcdy or indirccty. Further to state hat we

are an independeflt Valuer and in no yray related to prcperty owner /
appficart

5 date of appointment, vduatim date and date
of repo(

Date of Appdrtment - 06.08.2024

Valuation Date - 08.08.2024

Dale of Repod - {8.08.m21

6 inspections and/or investigatbns undertaken; Phnicd lnspectim done on - 07.08.2024

7 nature and sources o{ fie inlormdin used or
rclied upon;

Llalat Surrey d the time ddb visit

Redy Redser res / Clde rdes
Ofine sa$ for Reg&led Transations
Onlirn Price lndixbts on rcal e$ate poftals

Erquiries wih Red eshb consu[anb
Exi$ing fua of V*tdim assignmenb caried out by us

8 Procedures adopted in carrying out the
valuation and valuatron standads followed;

Sdes Comparative Method

I restrictions on use of the report, if any; This valuation is for the use of the party to lvhom it is addressed and

for no dher 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

mluation ol the poperty.

10 maior factors that were taken into account
during he vdudion;

current market conditions, demand and supply position,
Residenlid Flat size, location, upswing in real estate prices, sustained

demand for Residential Flat, all round developrnent of commercial and

Commercial application in the locality etc.

Vfrt, Since .1989
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12 Caveats, limitations and disclaimers to the
extent they explain or elucrdate the limitations
faced by valuer, which shall not be for the

PUrpusg ut lr tu g flrs ttsSpurstu lty tut Utc

valuation report,

4

Vostukolo Consultonts (l) P\rt. Ltd.

x
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Assumptions, Disclaimers. Limitations & Qualifications

Value Subject to Change

The subject appraisal exercise is based on prevailing market dynamics as on 8th August 2024 and does not take into

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

Our lnYestigations

We are nol engaged to cany out all possible investigations in relation to the subiect 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

occasioned by a decision not to mnduct furuler investigdions.

Aesumptions

Assumptions are a necessary part of undenaking vatuations. VCIPL adopb assumfli:ns for he purpose of providing

valuation advice because some matles are not capable of accurate cahulations or fall outside the scope of our expertise, or

out instruclions. The rcliant party acce$ ttat the ydidion cofitains certain specfic asumpliom and acknowledge and accept

tre risk of that if any of tre assumptims adopbd in te vdudbn are incdtE( ttrcn his may hare an eftct on he valuation.

lnformation Supplied by Othec

The appraisd is based on fie infomdim povited by fie dent T}l satE has been mumed b be conect and has

been used lor appraisal exercise. Where it is stalsd in tte mpod trd atdnr pany h6 supdied information to VCIPL, this

information is beliercd to be reliable but VCIPL car *ceg no eryr*bitty if 0tb should pmve not to be so.

Futurc tatter

To tre extent fiat the yaluation irddes arf sirhtrlrt 6 to a fuhrrc matter, that statement is provided as an

estimate and/or opinion based on tre infumalbn knom b \EIPL * $e dde of ftis document VCIPL does not warant that

such stahnEnb ae accrrrdg or mmd.

Map and Plans

Any sketch, plan or map in tris report is induded b asist he rcads uhile visudising the poperty and assume no

respoNibility in cmneclim uih srch maters.

Site Details

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

property is Residential Flat, admeasuring 315.00 Sq. Ft. Carpot Arca in the name of Ramchandra ilanohar Satpute &

Vanmala Ramchandra Satpute. . Furttrer, VCIPL has assumed that the subject property is free from any encroachment and is

available as on tn date of he appraisal.

Property Tith

Based on our discussion with the Client, we understand trat the subiect property is omed by Ramchandra Manohar

Since 1989

o
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Satpute & Vanmala Ramchandra Satpute. For the purpose of this appraisal exercise, we have assumed that the subiect

property has a clear tite and is free from any encumbranc€s, disputes and chims. VCIPL has made no further enquiries 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 owneruhip of the subject property has been obtained for the purpose of this appraisal

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

Environmental Conditions

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

proposed envimnmental law and any processes which are canied out on the property are regulated by environmental legislation

and are pmperly licensed by the appropdde authonlies.

Area

Based on the information provided by the Clienfs representative, we undeEtand that the Residential Flat,

admeasuring 315.00 Sq. Ft, Carpct &?a.

Condition & Repair

ln he absence of any infurna(irrt b fr conhary, re hae mmd hd tlpre ae no abnormd gmund conditions,

nor archaeological remains presenl vrhidr m[ht adversely affect &e anrent tr fifrne occupalion, de\elopmenl or value of the

propetty. The pDperty is fee from rat, irftst*rn, strucfird or lffi defed lb erenfy known delebrious or hazadous

materials or suspect techniques will be used in tp conshrclion dq suboogl8nt alterdion or additions to the pmperty and

comments made in fle pmperty debils do rd prfiport b expess ar qirfln *u$ or advise upon, tre condition of uninspected

parts and should not be taken as making a im$ed mgrsertaliot or siabmor{ about suct parb.

Valuation lilebodology

For ttre purpose of this valuation exercise, he vatuatirn medrodology used is Direct Compadson Aprproach l\lethod

and proposed Hi$est ard Besf tbe modd b rrsed br arffig d@nent potsntid.

The Direct Comparison Approach involves a compaisor of the property being valued to similar pmperties that have

actually been sold in arms - length transactions o[ are offered tor sale. This approach demonstrates what buyers have

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

particularly useful in eslimating he value of tE Flat and properti* hat arc qpically faded on a unil basis.

ln case of inadequate recenl transaction aclivity in tfE subrecl micromartet, the appraiser would collate details of

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

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

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

Where reliance has been placed upon extemal sources of information in applying ttre valuation mehodologies, unless

otherwise specifically instructed by Client and/or stated in the valuation, VCIPL has nol independently verilied that information

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

accepts the risk that if any of the unverifted in{ormation in the valuation is incorrect, then this may have an effect on the

valuation.

Since 1989
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Not a Structural Survey

We state hat this is a valuation rcporl and not a suuctural survey

Oher

Legal

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

realization of the sale value of the subject 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 thercof. Further, no legal

advice on any aspects has been obtained for the purpose of ttis appraisal exercise.

ASSUMPTIONS. CAVEATS, LIMITATION AND DISCLAIMERS

1. We assume no responsibility br matters of legal nature afiec{ing the pmperty appraised or the title thereto, nor do we

render our opinion as to tte tiSe, wtricir is asvmed to be good and reffile.
2. The property is vdued as thangh unda rcspondHe ovmership.

3. lt is assumed ftat the poperty is free ot liens ad encumkances

4. lt is assumed that there are no hidden or unapparcnt condfions of lhe subsoil or structure that would render it more or

less valuab.le. No respomibility is assumed for such conditions or for engineenng that might be required to discover

such factors.

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

6. The rales for valuation of the property are in accodanc€ wift the Govt. approved rates and prevailing ma*et rates.

{
Since '1989

Vqstukolo Consultonts (l) Pvt- Ltd.
VASTUKALA An ISO 9@.1 : 201 5 C€rtified Compony

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

Prcpefi specifi c assumdions

Based on inpts received ftom the dient and site visit conducted, ue understand that the subiect property is

Residentid Rat, adreaurtuq 315.00 Sq. Ft Capet ArE.
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(Annexure-V)

MODEL CODE OF CONDUCT FOR VALUERS

lntegrit-v and Fairness

1. A valuer shafl, in lhe conducl of hisrl'ts business, follow high standards of integnly and faimess in all hivlts

dealings r$h his/ib clienb and other vduers-

2. A vals shd maintain inteEity by being honesl, straighffuwad, ad fortnighl in d protessidd retatimst*ps-

3. A valuer shall endeavour to ensure that he/it provides lrue and adequate information and shall nol misrepresenl

any lads or situdbns.

4. A vduer shatr rcfrain fom beirq inrrohnd h any ac,tim hd rcuH Uing (lislepute b fte profession-

5. A valuer shafi keep puHic inHest foenosl while ddfuedng his services.

ProfesEional Competence and Due Care

6. A vduer $a[ Ender d C ttncs ldgh rte$ads d savice. o*itt d* d[ftWsrce, eflflre troper cafie and

exercise independanl Eofussitlnalirrdgnefit.

7. A vduer shd cary out pr*siqdscnixs h Mae$r Bpltbiltffi and polessiond sadads
that may be specilied lrom Ume b ltne.

8. A valuer shall continuously maintaln ptoftssind krr*dge and 6ldfl to $ovide competent profassional service

based on r&to-date developrnents in pracli:e, pre-afi,rg r"gfu tgu&ftfrles ard tsdlnlllles.

9. ln $e prepardion of a vduation rEpdt, tle u*,rl# rEf &*h lidrfity fr his/ib expertise o deny trisfb dliy
of carc, except lo tlE extent hat the assumptlni {6 based o.l itdements of fact govided by tc cornpany or [s
audibs or coflsulms or infirmdion arrailable hpft dofldn ard mt gererded { tre vdJer.

10. A valuer shall not cany out any iflstruction of tre c$ent insdar as they are incornpatitle wih the rcquirenrents of

integrity, obiectivity and independence.

1 1. A valuer shaf cleady stde to his diat ttre services thd tre sould be comp€*H( b Froride and he ser\rbes lor

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

anangement wih other valuers.

lndependence and Disclosure of lnterest

12 A mtuer shall mt silh oqethvtty in his/its pmfessbnd dedings by emurhg thet his/"rts decisiolrs are made

without the presence of any bias, conflfct of interesl, coercion, or undue influence of any party, whether direcdy

connecled to fie valuation assffiert or na.

13, A vaius shall not take up an assignment ii helit or any of hislits reiatives or associates is not independent in

terms of association to lhe company.

,q Since 1989 A
VASTUKALA \€ryVostukolo Consultonts (l) A/t r-H
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14. A valuer shall maintain complete independence in his/its professional relationships and shall conducl the

valuation independent ol extemal influerrces.

15. A valuer shat ttherever rccessary disc,lose to the clierts, possible sources of c,onflicts of duties and interests,

while providing unbiased services

16. A vduer sha{ not deat in secwities of ary sublect comFery frer afiy Erme whefl heAt first becomes aflae of the

possibf,ity of his / ib associati:n wih tle valuation, and in accodance wih the Secudties and Exchange Board of

lndia (Prohibition of lnsider Trading)Regulations,20f5 or till the time the valuation report becomes public,

whichewr is eadier.

17. A valuer shall not indulge in 'mandate snatching'or offedflg 'convenience valualions' in order to cater to a

company or clienl's needs.

18. As ar ldependert v*ter, ttp va*rcr ** not drarge $rccess be.

'19. ln sny fakress opinion or independent exped opinion submi[ed by a vduer, if Ulere 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 otha clients orany ofier party any confdential information about the subject

company, which has come to his / itsknorHg€ withod Foper ad specific authority or unless there is a legal or

professional right or duty to disclose.

lnformation Management

21. A valuer shall ensure that he/ it mainlains Mithn corfremporaneous records for any decision taken, the reasons

for taking trc decision, and he inlormathn and a*hrre in *ppon of such decision. This shau be mainEined so

as to suffcienUy enable a reasonable person to take a view on he appropdateness of his /its decisions and

actions.

22. A valuer shall appear, cGoperate and be available for inspections and investigdions canied out hy the

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

registered or any otter $aMory regdaory My.

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

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

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

services, shdl maintain Foper ryorking pepers for a period of three years or such longa period as nquired in its

contraa for a specifc valudion, for floduction belore a regutatory autt'ority or for a peer rwia . In tlle et/erfl of a

pending case before the T bunal or Appellate Tribunal, the record shall be maintained till lhe disposal of the case.

Since 1989
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Gifts and hospitality:

25. A mluer or his / its relative shall not acept gifb or hospitality whbh undermines or afhcts his irdependence as a

ualuer.Explanation: For the purposes of this code the term 'relalive' shall have the same meaning as defrned in

clause (77) of Section 2 of tlrc Cornparres Acl 2013 (18 of 2013).

26. valuer shall nol offer gifts or hospitality or a financial or any other advantage to a public servant or any other

person with a view to obtain or retain vror{r for himself / itself, or to obtain or retain an advantage ln the conduct of

profession for himsetl / itself.

Remuneration and Costs.

27. A valuer shall provide services tor renruneration which is charyed in a hansparert manner, is a reaonabh

reflec{ion of the rvo* recessatity ad fopedy undertaken, and is rd incon*sbnt witr tre @dicable ruhs.

28. A valuer shdl nd accept arry fues or chages otHrar tme rhidr ae dischsed in a rriten conffi wfi tre
persofl to whom he would be rendering sewice.

Occupation, employability and restrictions

29. A valuer shdl refain from accepting bo rsly asignmenls, if he/it is rsrl&ely to be able b devote adequde time

to each of hig its assignrnenB.

30. A valuer shall rpt coaducf busineis trd&b fu &e qt&u of te afrodty or the regrstered vduer organisdion

discredits tn pGssim-

Miscellaneous

31. A valuer shall rc&dn from mde.taldng b re{ier 0B md( d ande( vduer ol tre ssne di€fit e)Gpt ufider

witten orders from the bank or housiru finanoe inffiiins and wih knowHge ol the concemed valuer.

32. A Eluer shd bloi 0*s ode e amended a evised frorn Bre b ftp.

For VASTUK?LA CONSUUANTS (l) PW. UD.
Manoi ffi#&*ffi. \

' <-*cdr'tr*-* l\ tChalikwar giffi,g: t\nrnq
Direclor Aulh. Sign.

Manol Challkwar

Govt. Reg. Valuer
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