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Date: 09.08.2024

VALUATION OPINION REPORT

This is to certify that the under construction property bearing Residential Flat No. B - 2103, 21' Floor, "Tower G

Solir", Atmosphere 02 Tower - G, Mulund Goregaon Link Road, Near Fortis Hospital , Village - Nahur, Taluka -

Kurla, District - Mumbai Suburban, Mulund (West), PIN Code - 400 080, State - [,laharashtra, lndia belongs to Mrs.

Leena Laxman Prabhu .

Considering various paramelers recorded, exisling economic scenario, and the information that is available with

reference to the development of neighboufiood and mehod selec{ed for valuation, we are of the opinion that, lhe

property premises can be assessed for this panicular purpose at t 1,7,52,000,00 (Rupees one Crore Seventy

Sevei Lakh Fifty Two Thourand Only) Afiar completlon of com&uction rvorks. As per Site lnspection 17%

Construction Work is Completed.

The valualion ofthe property is based on the documenb produced by lhe concem. Legal aspects have not been

taken into considerations while pcparing lhis repod.

Hence certified

FOT VASTUKALA CONSULTANTS (I) PVT, LTD.

Manoj
Chalikwar
Direc lor

anoj Challkwer

Govt. Reg. Valuer

Chartered Engineer (lndia)

Reg. No. lBBl/RV/07/20'18/1 0366

Bank Of Maharashtra Empanelment No.: AX33 /CREMoN/r'aluerlEmpanelment/Sr N0.55/201$20

Encl.i Valuation report
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Boundaries Flat

North Laxmi Narayan Enclave Building is under construction

Sauth F Wng of Tower - G Building is under construciion

East Railway Line Building is under construction

West Under Construction BuiHing Building is under construclion
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Valuatcn Report BoM / GhodbunderRo6d Branci/ Mrs. Leefla Laxman Prdbhu (0101712307618)

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

To,

The Branch Manager,

Bank O ltlaharashtra

Ghodbunder Road Branch

Shop No. 8 & 9, Pride Park, Near R-Mall, Ghodbunder Road,

Thane 400 607

VALUATION REPORT (IN RESPECT OF FLAT)

Since 1989

Page 3 of 24

(i

{

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

Loan Purpose.

2 a) 08,08.2024

b) Date of which the valuatron is made 09.08.2024

3 List of documents produced lor perusal:

l) Copy of Agreement for sale N0.1754612023 Daled 29.08.2023 between Atmosphere Realty Private

Limited(The Developers) And Mn. Leena Laxman Prabhu(The purchaser).

ll) Copy of RERA Certificate N0.P51800033845 Dated '14.03.2022 issued by Maharashtra Real Estate

Regulatory Authority.

lll) Copy of Commencement Certificate No.CHE/ES/1321 /T/337 (New) /FCC /4 /Amend Dated 18.02.2022

issued by Municipal Corporation of Greater Mumbai.

lV) Copy of Approved Building Plan No.CHE/ES/1321 /T/337 (New) Dated 30.12.2021 issued by Municipal

Corporation ol 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)

Mrs. Leena Larman Prabhu

Residenlial Flat No. B - 2103,21" Floor, "Tower G Solie",
Almosphere 02 Tower - G, Mulund Goregaon Link Road,

Near Fortis Hospital , Mllage - Nahur, Taluka - Kuda, Distric,t -

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

State - Maharashtra, lndia.

sole ownership

5 Brief description of the property (lncluding

Leasehold / freehold etc.)
The property is a Residential Flat located on 21" Floor. The

composition of Residential Flat is 2 Bedroom + Living Room
+ Kitchen + 2 Toilet + Passage. (2 BHK) The property is at
750M distance from Nahur Railway Station.

At tho tlme of inspection building wa3 und.r
conltruclion.

Stage of Construction

VASTUKALA An ISO 9O0i : 2015 Certified Compony

Vostukolo Consultonts (l) Pvt. Ltd.

General

Dale of inspection

Contact Person :

Ms. Srushti Sandge (Sales Person)

Mobile N0.9757345207
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lf under construnction, ertent of completion

RCC Footing/Foundation Complete RCC Plinth

Full Building Rcc Completed upto gth floor

Total l7% work completed

6

a) Plot No. / Survey No New Survey No - 784I1,785,786,787,788, 790,791,792A,
793,848

b) Door No Residential Flat No. B - 2103

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

Ward / Taluka Taluka - Kurla

Mandal / Districl District - Mumbai Suburban

0 Date of issue and validity of layout of approved

map / plan

s) Approved map / plan issuing authority

Copy of Approved Building Plan No. CHE / ES / 1321 / T /
337 (NEW) dated 19.08.2021 issued by Municipal

Corporation of Greater Mumbai (Downloaded from RERA)

h) Whether genuineness or authenticity of approved

map/ plan is verifed
Yes

D Any other comments by our empanelled vduers
on aulhenlic of approved plan

No

7 Postal address of the property

I City / Town Cfi - Mulund (Wesl)

Residentialarea Yes

Commercial area No

lndustrial area

I Classification of the area

i) High / Middle / Poor Middle Class

ii) Urban / Semi Urban / Rura Urban

10 Coming under Corporation limit / Village

Panchayat / Municipality

Village - Nahur

l\,lunicipal Corporation of Greater Mumbai (MCGM)

No

12 Boundarie! of the property As per site As per Document

I
T
T

I

T
TI

VASTUKALA An ISO 9O0l : mI5 Cerlified Compony

Vostukolo Consultonts (l) A/t. Ltd.

Complele

Location of property

d)

e)

Residential Flat No. B - 2103, 21'Floor,'Tower G Solis',
Atmosdlere 02 Tower - G, Mulund Goregaon Link Road,

Near Foilb Hospital , Village - Nahur, Taluka - Kurla, District -

Mumbai Suburban, Mulund (West), PIN Code - 400 080,
$ale - M*arahEa, lndia.

No

11 Whether mvered under any State / Central Govt.

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

notified under agency area/ scheduled area /
cantonment area
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North Laxmi Narayan Endave Panchkamal CHS Ltd

South F' Wing of Tower - G Natraj cHS Ltd

East Railway Line Central Railway Line

West Under Construction Building Mulund Goregaon Link Road

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

a building.

North Flat No. 2102 Building is under construction

South Flat No. 2104 Building is under construclion

East lVarginal Space Building is under construction

West Lobby Building is under construction

14 Extent of the site

Carpet Area in Sq Ft. = 634.00
(fuea As Per Ageernent for sale)

Bult Up tuE n Sq. Ft = 607.4t)
(Carpe( Area + 10%)

14.1 Latitude, Longitude & Co{rdinates d Flal 19'934.$N 72"56's2.7E

Extent of the site comiJered for Va&nlin C.rp.r Are, h S+ Ft = 4i400
( Area As Per Agreement for sale)

16 Whether ocarpied by the owner / tmant? lf
occuFied by tenanl since how long? Rent

received per month.

Bulding Under Construclion

il APARTMENT BUILDING

1 Nature of the Apartment Residential

2 Location

C,T,S. NO.

Ward No

Village / lVunicipality / Corporation Village - Nahur,

Municipal Corporation of Greater Mumbai (MCGM)

Door No., Street or Road (Pin Code) Residential Flat No. B - 2103,21" Floor, "Tower G Solir",
Atmosphere 02 Tower - G, l\,lulund Goregaon Link Road,

Near Fortis Hosprtal , Mllage - Nahur, Taluka - Kuda, District -
Mumbai Suburban, Mulund (West), PIN Code - 400 080,

State - Maharashtra, lndia

3 Description of the locality Residential /
Commercial / Mixed

Residential

4 Building is under construction

@

{
Since 1989

Vostukolo Consultonts 0) hd. Ltd.
VASTUKALA An ISO 9001 : 2015 Certified Compony

'13

Block No.

Year of Construction
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5 Number of Floors 2 Basements + Ground + 47 Upper Floors

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

7 Number of Dwelling units in the building Proposed 5 Flats on 21r Floor

8 Quality of Construction Building Under Construction

I Appearance of the Building Building Under Construction

10 Maintenance of the Building Building Under Construction

11 Facilities Available

Lifi Proposed 5 Lifts

Prolected Water Supply

Undeqround Sewerage Prcposed Conneded to Municipal S€werage System

Car parking - Open / Covered ftoposed Along with On Car Parking Space

ls Compound wall exisling? Propose{, Yes

ls pavement laid around the Building Proposed, Yes

ilt

1 The floor in which the Flat is situated 21r Floor

2 Door No. of the Flat

? Specifications of the FIat

Roof ftoposed RCC SLab

Proposed Viffied tiles flooring

Doors Proposed Teak wood door frame with flush doors

Windows Proposed Powder coated aluminium sliding windows

Fittings Prcposed Concealed plumbing with C.P. fittings. Proposed
Electdcal wiring with Concealed.

Finishing Proposed Cement Plastering

4 House Tax

Assessment No.

Tax paid in the name of Details not available

Tax amount Details not available

Electricity Service connection No, Details not avaiiable

Meter Card is in the name of Details not available

6. How is the maintenance of the Flat? Building is under mnstruction

Sale Deed executed in the name of Mrs. Leena Laxman Prabhu

III TI

TI
TI
TI
T

I
T

Vostukolo Consultonts (l) A/t. Ltd.
VASTUXALA An ISO 9001 : mls Cerlified Com@ny

Proposed Municipal Water Supply

Residential Flat

Residential Fld No. B - 2103

Flooring

Details not available

7.
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I What is the undivided area or land as per Sale

Deed?

Deteils not available

I What is the plinth area of the Flat?

10. What is the floor space index (app,) As per MCGI\4 norms

What is the Carpet area of the Flat? Carpet Area in Sq. Ft. = 534.00
(As Per Area Agreemont for sale)

12. [Mediumls it Posh / I Class / lvledium / Ordinary?

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

Residen{ial Purpose

14 ls il Owneroccupred or let ouP Building Under Construclion

'15. lf rented, what is the monthly rent? { 37,000L (Expected rental income per month after

mmpletion of construction works) after completion

lv MARKETABILITY

1 How is the marketability? Good

What are the factors favoring {or an extra
Potential Value?

Located in developed area

No3. Any negative faclors are observed wtrich affect

the market value in general?

Rate

After analyzing the comparable sale instances,

what is the c-omposite rate for a similar Flat with

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

latest deals / hansactions with respect to adjacent
propenies in the areas)

{ 26066/- to { 309741 per Sq. Ft. on Carpet Area

t 23697/- to t 28158/- per Sq. Ft. on Built Up Area

1

t 28,0001per Sq. Ft.2 Assuming it is a new construction, what is the

adopted basic composite rate of the Flat under

valuation after comparing with the specifications

and other tactoE with lhe Flat under omparison
(give details),

Break - up for the rate

{ 3,000/- per Sq. Ft.

ll. Land + otheB

t 1,85,610/- per Sq. M.

i.e.1 17,2441- 7er Sq. Ft.
4 Guideline rate obtained from the Registra/s ffice

tor new properly (an evidence thereof to be

enclosed)

N.A. Age of Property below 5 yearGuideline rate(an evidence thereof to be

enclosed)

I
TI

I

Vostukolo Consultonts (l) Pvt. Ltd
VASTUKALA An ISO 9001 : 201 5 Certified Compony

Built Up Area in Sq. Ft. = 697.00
(Carpet Area + 10%)

11.

3.

l. Building + Services

{ 25,0001per Sq. Ft.
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Details of Valuation:

Since 1989
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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.

notiflcalion or lncome Tax Gazette justmcation on

variation has to be given

It is a foregone conclusion that markel value is always more

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

Slate Government for computing Stamp Duty / Rgstn. Fees.

Thus the difiers from placr to place and Location, Amenities
per se as evident from the facl than even RR Rates Decided
by Govemment Differs.

COMPOSITE RATE ADOPTED AFTER
DEPRECIATION

a Depreciated building rate

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

Age of the building Building is under construction

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

oepreciation percentage assuming lhe safuage

value as 1006

N.A. Building is under construction

Deprecration Ratio of the buildi0g

b Total composite rate anived for Vduatftrn

Depreciated building rate Vl (a) t 3,000/- per Sq. Ft.

Rate for Land & olher V (3) ii { 25,0001per Sq, Ft.

Total Composite Rate t 2E,0001per Sq. Ft.

Remarkg

I

Sr.

No.
Description atv.

Rate per unit
(r) Estimated Value ({)

1 Present value of the Flal 631.m Sq. Ft. 28,000.00 1,77,52,000.00

2 Wardrobes

3 Showcases

4 Kitchen anangements

( Superfine linish

Interior Decorations

7 Electricity deposits / electrical fittings, etc.

8

I Potential value, if any

10 0thers

1,77,52,000.00

Realizable value of the property 1,59,76,800.00

VASTUKALA An ISO 900 I : 20 I 5 Certified Compony

vl

6

Extra collapsrble gates / grill works, etc.

Fair market value of the property After completion

Vostukolo Consultonts (l) P!.t. Ltd.



0islrecs value ofthe property 1,t12,01,500.00

20,92,200.00lnsurable value of tho property (697.110 X 3,000.00)

Guideline value of the property (697./O X 17,2i14.00) 1,20,25,965.00

rII
Vatuaton Report BOM / Ghodbunder Road &ancH Mrs. Leena Lax an Pr.bhu (0101711307518) Pag€ I of 21

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

rate value rn this case is less than the market value anived by us. We are ol the opinion that the value anive by us will prove to

be correct if an Auction of the subject property is canied out. As far as Market Value in lndex ll is concerned, il is nol possible to

comment on same, may be government rates are {ixed by sampling during same point of time in part and lr{hereas, Market

values change every month.

ln most of the cases the actual deal amount or Transaction value is not rellected in lndex ll because of various Markel
practices. As Valuer, we always try to give a value whictr is corect retlection of actual transaclion value irespeclive of any

factoB in market.

Method of Valuation / Approach

The sales comparison approach uses lhe ma.ket data of sale prices to estimate the yalue of a rcal estate pmperty. Property

valuation in this melhod is done by compaing a poperty to other similar propedies hat have been recently sold. Comparable

properties, also known as comparaUes, or comps, must sharc ce ain featuras wilh the property in question. Some of these

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

important factor is no doubt the location of the property. Adjustments are usually needed to account for differences as no two
properties are exactly the same. To make proper adiustments wlEn compadng properties, real estate appraisers must know the

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

commonly used for Residenlial Flat, where there arc typically many comprables available to analyze. As the pmperty is a

Residential Flat, we have adopted Sale Comparison Approadr ttletrd for tte pupose of valuation .The Price for similar type of

properly in the nearby vicinity is in the range of { 26066.$ to { 30974.00 per Sq. Ft. on Carpet Area / I 23697.00 to {
28158.00 per Sq. Ft. on Buihup Area. Considering the rate wih attached report , curenl market mnditions , demand and

supply position, Flat size, location, upswing in realestale pdces, sustained demand for Residential Flat, allround development

of Residential and Commercial application in the locality etc. We estimate {28,000.00 per Sq. Ft. on Carpel Area for valuation.

lmpending threat of acquisition by government for road

widening / publics service purposes, sub merging &

appiicability of CRZ provisions (Dstance from seaost / tidal

level must be incorporated) and theh efiect on

Saleability Good

Likely rental values in future t 37,0001 (Expected rental income pel month after

completion of construction works)

Any likely income it may generate Rental lncome

Since 1989

at

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

Justification for Price / Rate
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Vostukolo Consultqnts (l)Pvt. Ltd
VASTUKALA An ISO 9001 : 20 15 Certified Compony

Actual Site Photoqraphs
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Valuation Report BO[,.] / Ghodbunder Road Branch/ Mrs. Leena Laxman Prabhu (0104742307618)

Route Mao of the propertv

Note: Red marks shows the exacl lsation of lhe troperty
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Lonoitudc Lltltudr: 19"9'34.0'l{ 72'56 52.7'E

llde: The Blue lire shows the mute t0 site distance from nearesl Railway Station (Nahur - 750M)
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Ready Reckoner Rate

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

reckoner will be increased as under:

Since 1989

Pqe 12 d 21

o

{

-'lilv?i < -_<iGf>ar, rr- :.Ea

r.. **

Stamp Duty Ready Redooer Matet Vdie Rde h Fld 16'1400

lncrease by '15% on Flat Located on 21o Flmr 21210

$anp Duty Ready Reckfieffiket \ldue Rrte (AItEr

lncrca3erDeciea3e) 6)
1,85,610.00 Sq. tt. 17,21,!-.00 Sq. Ft.

Stamp Duty Ready Recloner Malet vdue Rde b lrad (B) 7128o

The difference betrveen land rate and building tde(A€:C) 114,i(8.00

Percentage after Depreciatiofl as per taue(D) 100%

Rate to be adopted after con3idering depreciation [B + (C X D)l 1,85,6r0.00 Sq. Mtr. 17,214.00 Sq. Ft.

Locslion of Flat I Commercial Unit in the
building

Rate

a) On Ground to 4 FlooB No increase lor d floffs lrom ground to 4 fooc

b) 5 Floors to 1 0 Floors lncrease by 596 m unib localed betseen 5 to 10 flooc

c) 11 Floors to 20 Floors lnoease by 1016 m unib located betv€en 11 b m {oors

d) 21 Floors to 30 Floors ln€re6e by 1596 dl units located bet*Een 2'l to 3() EmIs

e) 31 Flods ad abot€ hxrease by 2(If, m tnG hc&d ql 31 ad abovs lho.s

Conpleted Agc of Building in Yeal3 VCue in Fcent after dcArccidion

RC.C Stsnctun I dlc' fuHre Stutture CesE€d &rildng. HS or S€mi.Pukka
Stsucfure & Xaccta Structure.

0 to ? Years 1001o 100%

Above2&uptoSYea(s 95% 950/o

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

depreciation is to be considered. However
maximum deduclion available as per this shall
be 70% ol Market Value rate

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 Mafiet Value rate

VASTUKALA An ISO 9001 : 201 5 Certilied Compony

Vostukolo Consultonts (l) Pvt. Ltd.



Property Residential Flat

Source magic bricks

Floor

Carpet Buih Up

Area 678.00 745.80

Percentage '10%

Rate Per Sq. Ft. {30,973.00 {28,158.00

T

More Details

I

I

rnogrcbrcks qt- Li- ll-

Valualio.r Report 80tJ / Ghodbunder Road BIanc.h/ lrrs. Leena Laxma0 Prabhu (0101712307618)
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Property Residential Flat

Source httpsJ/www.99acres.com/

Floor

Carpcf Buih Up Saleable

Area 620.00 682.00

Percentage 10o/o

Rate Per Sq. Ft {29,m2.00 {26,393.m

o
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Property Residential Flat

Source lndex no,2

Floor

Carpet Buih Up Saleable

Area 762.00 838.20

Percentage 10%

Rate Per Sq. Ft. {26,066.00 {23,696.00

qSu.z

tt-.- :-!--- --:-: a-a'.-:----!-

t

Valuatjor Repod: BOd / GMbunder Road Braoctl/ Mls. Leena Laxman Prabhu (01 017{2307618}

Sale lnstances

Since .1989

Page 15 d 24

@

{
VASTUKALA An ISO 9001 : 2015 Certified Compony

Vostukolo Consultonts (l) Pvt. Ltd.



Valuation Report 8OM / Ghodbunder Road Eranch/ Mrs. Leena Laxman Prdbhu (0104742307618) Page 16 of 24

Place :Thane

Date : 09.08.2024

For VASIUKALA CONSULIANIS (l) PW. LID

Manoj
Chalikwar
D irec lor

ManoJ Challkwar

Govt. Reg. Valuer

Chartered Engineer (lndia)

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

Bank Of Maharastrtra Empanelment No.: AX33 /CREMON/ValuerlEmpanelmerdsr N0.55/201920

The undersigned has inspected the pmperty detail€d in the Vdudion Repod dated

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

Date-
S;igndrfe

(Name & Designation of lhe lnspecting Official/s)

Countersigned

(BRANCH MANAGER)

Enclosures

Declaralion{um-undertaking from the valuer (Annexure-lV) Attached

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

Since 1989

Dlgh.Iy ng*d b, i'lanol Ch.lkv
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Aulh. Sign
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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

condilion with aforesaid specifications is t1,77,52,000.00 (Rupeer One Crore Seventy Seven Lakh Fifty Two Thousand

Only) after completion ol the prop€ny.The Reallzable Value of the above property is tl,59,76,800.00 (Rupees one Crore

Fifty Nino Lakh Seventy Slx Thousand Elght Hundred Only). The Dlstrese Value is t1,42,01,600.00 (Rupees One Crore

Forty Two Lakh One Thousand Slx Hundred only), As per Site lnspection 17% Construction Work is Completed.

(Rupees

-onlY).

Vostukolo Consultonts (l)Ad. Ltd.
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(Annexure.lV)

DECLARATION.CU M.UNDERTAKING

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

a. The information furnished in my valuation report dated 09.08.2024 is true and conect to the best of my

knowledge and belief and lhave made an impartial and true valuation ofhe property.

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

c. l/My authodzed representa$ve has personally inspected the property on 0$.08.2024. The uo* is not sub -

contracted to any other valuer and canied out I myself.

d. I have not been convicted of any dfence and sentenced to a tem of imprisurment

e. I have not been furnd guilty of misconduct in my profussiond capacity.

f. lhave read the Handbook on Policy, Standards and procedure for Real Estate Valuation, 201l of
the IBA and this report is in conformity to lhe 'Standards' en$rined hr mluation in the Part - B of the above

handbook to the best of my abilily.

g. I have read he lntemational Vahalkm Standads (lVS) andte repori submitted b the Bank br $e respective

asset class is in conformity to the 'Slandads' re enskhed for v*ldirn in the IVS in 'Generd Standards' and

'Asset Standards' as applicable. The wluath reput b subnftbd h he prescdbed format of the bank.

h. I abide by he Model Code of Conducl br empaneknent of vduer in tre Bank. (Annexure V - A signed copy of

same to be taken and kept along wittr tris dedaration)

i. I am valuer registercd with lnsolvency & Bariolpby Boad 0t lndia(lBBl)

j. I am Director of the mmpany, wtro is competent b sign this valuation report.

k. Further, I hereby provide the following information.

Since '1989

@
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No Particulars Valuer comment

1 background jnformation of the asset being
valued;

The property under consideration is purchased by from vide dated

2 purpose o{ valuation and appointing authorily As per the request {rom Bank Of Maharashtra, Ghodbunder Road

Branch lo assess Fair Market Value value of the property for Housing

Loan purpose

3 identity of the valuer end any other experts
involved in the vafuation;

Manoj Chalikwar - Regd. Valuer

Ba*at Hodekar - Valuation Enginer
Rashmi Jadhav - Technical Manager

Pratibha Shilvantha - Technical fficer

4 disclosure of valuer inlerest or conflict, if any; We have no interest, either dircc1 or indirect, in the property valued.

Further to state that we do not have relation or any connection with
property owner / apdicent directly or iMirectly. Further to state that

we are an independent Valuer and in no way related to property

owner / applicant

E date of appointmenl, valuation date and date of
report;

Date of Appointment - 08.08.2024

Valuation Date - 09.08.2024

Date of Report- 09.08.2024

6 inspections and/or investigatiom undedaken; Ptrysical lnqectim done on - 08.08.D2,1

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

Market Suoey et the tirne of site visit

Rdy Redoner lailes I he rates

Odne sead furRegilshmd Traractbns
Odne Rioe lnffis ffi real estate podab

Enqdries wih Red e€lale comullants
Existing dala d Vahation assignments canied out by us

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

Sales Comparative Method

9 restrictions on use of the reporl, if any; This valuation is for the use of lhe party to whom il is addressed and

for no otha purpose. No responsibility is accepted to any third parly

who may use or rely on the whole or any pa( of lhis valuation. The

valuer has no pecunhry interest that would conflict with the proper

valuation of lhe property.

major factors that were taken into account
during the valuation;

currenl markel conditions, demand and supply position,
Residential Flat size, localion, upswing in real estate prices,

sustained demand for Residenlial Flat, all round development of
clmmercial and Commercial application in the locality etc.

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

1Z Caveats, limitations and drsclaimers to the
extent they explain or elucidate the limitations
faced by valuer, which shall not be for the
purpose of limiting his responsibility for the
valuation report.

Attached

Vostukolo Consultonts (l) Pvt. Ltd.
VASTUKALA

t0

An ISO 9O0l : 201 5 Cerlified Compony



Valuatioi Report BOM / Ghodbunder Road Branch/ [trs. Leena Laxman PGbhu (010ti42307618) Page 19 ol 24

Assurnpfi ons. Disclaimers. Limitations & Qualifications

Value Subiect to Change

The subjecl appraisal exercise is based on prevailing markel dynamics as on 9th August 2024 and does nol lake into

accounl any unforeseeable developments which could impact the same in the future,

Our lnvestigations

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

identify certain limitations to our investigations, this is lo enable the reliant party to inslruct furlher investigations where

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

occasioned by a decision not to onducl further investigations.

Asrumptions

Assumptions are a necessary part of undertaking valuations. VCIPL adopts assumptions for the purpose of providing

valuation advice because some maners are not capable of accurate calculations or fall outside the scope of our expettise, or

out instruclions. The reliant party accepb thd the valuation contains certain spocific assurnplions and acknowledge and accept

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

lnformation Supplied by Oherc

The appraisal is based on the information pmvirJed by the dient. Tho same has been assumed to be conect and has

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

information is believed to be reliaUe hrt VCIPL can mpt no t€spomibili$ if hb slnuld prove not to be so.

Fufure tatter:

To the exteot het the valuatioo indrds ary rt rled r b a fiJtu]e matler, thd statement is provided r an

estimate and/or ofinim baed on te infumalin lorun b VCFL d he dde ol hb dcrflterlt VCFI- does not wanant 0st

such statements are ffirrale or corec{.

tap and Phnr

Any sketdr, flan or map in this rcport is indrded lo assist tle rader while visualising te poperty and assume no

responsibility in connec{ion wilh sudr matlers.

Site Details

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

property is Residential Flat, admeasuring 631.00 Sq. Ft. Carprt Arua in the name of Mrr. Lecna Laxman Prabhu . Further,

VCIPL has assumed that tho subiect prope tA is frce hom any encrcachrnent and is available as on lhe date of the appraisal.

Property Title

Based on our discussion with the Client, we undersland that the subiect property is owned by Mrs. Losna Larman

Prabhu . For the purpose of this appraisal exercise, we have assumed that the subject property has a clear title and is free from

Since 1989
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Environmental Conditions

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

proposed environmental law and any processes which are carried out on the property are regulated by environmental legrslation

and are properly licensed by the appropriate authorities.

Area

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

admeasuring 63{00 Sq, Ft Carpcl Area.

Valuation l{ethodology

For the purpose of this valuation exercise, the va&rtion melhodology used is Direct Comparison Approach Method

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

The Dhect Comparison Approach involves a comparison of the property being valued to similar prop€rties that have

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

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

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

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

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

to calculate the percentage increase / deffease ifl values sin6e the date of the identified transactions. This percentage would

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

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

othenvise specifically instructed by Client and/or stated in the valuation, VCIPL has not independently verilied that information

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

ac,cepts the risk that if any o{ the unverified information in the valuation is inconect, then this may have an effect on the

valuation.

Not a Structural Survey

o

Since 1989
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any encumbrances, disputes and claims. VCIPL has made no further enquiries wilh the relevant local authorities in this regard

and does flot certify the property as having a clear and marketable title. Further, no legal advice regarding the title and

ownership of the subject property has been obtained for the purpose of this appraisal exercise. lt has been assumed that the

title deeds are clear and marketable.

Condition & Repair

ln the absence of any information to tc conFary, we have assumed hd tse are no ahnrmal ground conditions,

nor archaeological remains present whir$ mlght adrrercely afiect he cureri crfriue occrpation, developmenl or value of the

property. The property is lree from rat, infestation, stwtrral or latent defecl No orendy known deleterious or hazardous

materials or suspect techniques will be used in the constw{ion d or subsquent deration or additions to the property and

commenb made in the prcperty details & nol B,lpod to e)erecs ar opinion ab(xlt 0r advise upon, the condition of uninspected

parts and should not be taken as making an implied tepesemafin or stde[Ent dout sudr parts.
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We state that this is a valuatron report and not a structural survey.

0ther

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

Legal

We have nol made any aflowances wrlt respect to any exr'stmg or proposed local legslatbn relathg to taxation on

realizaton of the sale value o, the sub,ecl property. VCIPL is not requked to give testimony or to appear in coud by reason of

this appraisal report, with reference to the property in question, unless arrangement has besn made thereof. Fudher, no legal

advlce on any aspecls has been obtained for the purpose of this appraisal exercise.

Prop€rty spocific alrumpliona

Based on inputs received ftun the dient and site visit conducted, we understand lhat the subiec{ pmpfiy is

Relidential Fld" dmeanfiA m'fo Sq ft. Crpd Arcr

ASS UMPTIOITIS. CAVEATS. LIMITATION AND DISCLAffiERS

1. We assume no responsibility for maners of legd naturc affucling fre prope{ty appraised or he life thereto, nor do rve

render our opinion as to the title, whidr b assumed to be good ad ma*daUe.

2. The properly is valued as though under responside ownership.

3. lt is assumed that the property is free of fiens and encumhances

4. lt is assumed that there are no hidden or unapparent condillons ofthe subsoil or structure that would render it more or

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

such factors.

5. There is no direcu indirecl interest in the property yalued.

6. The rates for valualion of the property are in accordance with the Govt. approved rates and prevailing market rates.

o

{
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(Annexure-V)

MODEL CODE OF CONDUCT FOR VALUERS

lntegrity and Fairness

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

deatings with his/its clients and other vafuers.

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

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

any facls or situations.

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

5. A valuer shall keep public interest loremost while delivering his servrces.

Professional Competence and Due Care

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

exercise independent professional pdgment.

7. A valuer shafl cany out pofessiond senices in accodanca wifrr tho rdevat technical and professional standards

that may be specified from time to tinc.

8. A valuer shall mnlinuously maintain polesfunat tnodaage md skil to provide competent professional service

. based on uptodate developments in pradie, pevailing regtdafiorc /guidelines and techniques.

9. tn the p.eparation of a valualion reporl, the vduershall not dbclaim ltability fot hiMts expertise or deny hisiits duty

of cale, except to the extent that the assumpti:ns ae basad on statemefits of fad provid€d by the company or its

auditors or consultants or infomalion availaUe in public domain and nol generated by the valuer.

10. A valuer shafi not c"ry out any inslruc,tion of the dient insofar as they are incompatible lvith the requhem€nls of

integrity, objeclivity and independence.

11. A valuer shall clearty state to his c{ient the s€rvices that he wouH be competenl to provide and the services for

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

a[angement with other valuers.

lndependence and Disclosure of lnterest

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

without the presence of any bias, conflicl of interest, mercion, or undue influence of any party, whether directly

connected to the vduation assignment or not

13. A valuer shall not take up an assignment if he/it or any of hislits relatives or associates is not independenl in

tenns o{ associatkm to the company.

Since 1989
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'14. A valuer shall mainlain complete independence in his/its professional relationships and shall conduct the

valudion independenl of eiemal infuenes

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

while ofi{ring untias€d services

16. A valuer shall not deal in securiliss of any subjecl company after any time when he/it lint bemmes aware of the

possibility o{ his / its association with the valuation, and in accordance with the Securities and Exchango Boatd of

lndia (Prohibition of lnsider Trading)Regulations,20ls or till the time the valuation reporl becomes publb,

whichever is earlier.

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

company or dients needs.

18. As an independent valuer, the valuer shdl not darge success fee.

'19. ln any faimess opinion or independent expen opinion submitted by a valuer, if frere has b€€n a pdor engagemenl

in an uncrnnected tansaclion, the valuer shall declare the association with the company during the lasl five

yeaB.

Confidentiality

20. A valuer shall nol use or diwlge to o$er clienls orany other party any confrential iflformation about the sublect

company, which has come to his / itsknowledge witlnut Foper and specific authority or unless there is a legal or

professional right or duty to disclose.

lnformation ltlanagement

2'1. A valuer shall ensure that he/ it maintains vlilEn cmlempdrrEousi records for any decision taken, the reasons

for taking $e decision, and he informalion and eihrrein support of suc'h decision. This shall be maintained so

as to sufficiently enabb a reasonaue person lo tC(s a $ew on lh€ approp,iateness of his fG decbions and

aclions.

22. A valuer shall appear, co-operate ard be available for inspectiofls afld irwestigations cafiied out by the

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

registered or any olher statutory regutatory body.

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

Tribunal, the registered valuers organisation with which helit is registered, or any other statutory regulatorybody.

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

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

cortracl tor a specific valuation, for production before a regulatory authority or for a peer review. ln the eyent of a

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

eg Since 1989
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Gifts and hospitality:

25. A valuer or his / its relative shall nol 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 (i./) of Section 2 of the Companies Act, 2013 (18 of 2013).

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

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

pofession for himself / itself.

Remuneration and Costs.

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

reflection of the wo* necessarily and prcperly undedaken, and is nol inconsbter( wih the aflicable rules.

28. A valuer shall not accept any fees or ctarges otherthan those which are disciosed in a wntten conkact with the

penon to whom he would be rendering sewicr.

Occupation, employability and rstriciions

29. A valuer shall refrain from accepling loo many msignmenb, if helil is unlikely lo be able to devote adequate time

to each of hiv rts assignments.

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

discredits the profession.

Miscellaneous

31. A valuer shall refrain from underlaking to reyierv he rvork of another valuer of the same client except under

written orders from the bank or housing finance institutbns and with knowledge of the concemed valuer.

32. A valuer shallfollow this code as amended or revised fmm time to time.

For VASTUKATA CONSULIANTS (l) PW. LID.
Manoi ffi.x.*ffi \

' t-.,r**tipr Lra -o-t r \\ - tChalikwar gp*ff:*m1 hnnq
Director Aulh. Sign.

Manoj Challkffir
Govl. Reg. Valuer

Charlered Engineer (lndia)

Reg. No. lBBllRV/07,l201 8/1 0366

Bank Of Maharashtra Empanelment No.: AX33 /CREM0N/Valuer/EmpanelmenUsr N0.55/201920
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