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Valuation Report of the lmmovable Property

Details of the DroDeltv under consideration :

Name of owner : Ramchandra Manohar Sehute & Vanmala Ramchandra Satpute

Residential Flat No. 1403, '146 Floor, Building No 2, Wing - A, "Narayani Dham", Village - Bhadwad,

Taluka - Bhiwandi , Districl - Thane, PIN Code - 421 302, State - Maharashtra, lndia.
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VALUATION OPINION REPORT

This is to certify that the under construclion property bearing Residential Flat No. 1403, 14b Floor, Building No 2,

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

Maharashtra, lndia belongs to Ramchrndra llgnohar Sdpnte & Vanrmh Ramchandra Satpute.

Considering various 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 20,02,600.00 (Rupees Twenty Lakh Two

Thousand Six Hundred only) After completion of con!&uction ryorks. As per Site lnspection 110/o Construction

Work is Completed.

The valuation of the properly is based on the documenls produd by the concem. Legal aspects have not been

taken into considerations while preparing this repod

Hence certified

For VASTUKALA CONSULTANTS (l) PVL LTD.
Drdt lly tNd b, r..,Dl atdrB
Dat o-x.id, ctdrB. Evdur*
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Auth. Sign

anoj Chalikwar

Govt. Reg. Valuer

Chartered Engineer (lndia)

Reg. No. lBB|/RV/07/201 8/1 0366

Bank of lndia Empanelment No.: NMZCTMD/SI(/201$2G1'13

Encl.: Valuation report
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Boundaries Building Flat

North Bhadwad Road Building is under construction

South open Plot Building is under construction

East Wing - B Building is under construction

West Chawl Building is under construction
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Valuatioo Report B0l / Katwa (West) Branch/ Ramchand6 lJanohar Sahute (01 14462308351)

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

To,

fhe Brandr anaga,
Bank ol lndia

Kalwa (Wect) Branch

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

Dist Thane, State - Maharashtra, Country - lndia

VALUATION REPORT (lN RESPECT OF FLAT)

Since 1989
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General

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

Loan Purpose.

2 a) Date of inspection 25.09.2024

b) 25.09.2024

3 List of documents produced for perusal:

l) Copy of Agreement for sale No.1375012024 Daled 28.08.2024 between M/s, Maya Developers (The

Promoter) And Ramchandra Manohar Satpute & Vanmala Ramchandra Satpute(The purchaser).

ll) Copy of RERA Certificate No.P51700017958 Dated 08.03.2023 issued by Maharashtra Real Estate

Regulatory Authority.

lll) Copy of Commencement Certificate No.EE/BP/PMAY/A/MHADA/725 I 2022 Daled 27122023 issued

by lr.4aharashtra Housing And Area Development Authority.

lV) Copy of Approved Building Plan No.EE / BP / PMAY / A / MHADA / 651 l2022Daled 07.12.2022 issued by

Maharashtra Housing And Area Development Authority.

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

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

case of ioint ownership)

Ramchrndra lilanohar Satpute & Vanmala Ramchandra

SaQlne

Residential Flal No. 1403, 14$ Floor, Building No 2, Wing - A,

'l{arayani Dham', Village - Bhadwad, Taluka - Bhiwandi ,

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

lndia.

Contacl PeEon :

Mr. William D'Souza (Builder Person)

Mobile N0.8669502453

Joint Ownership

Delails of omership share is not available

5 Brief description of the property (lnduding

Leasehold / freehold etc.)
The property is a Residential Flat located on 14b Floor. The

composition of Residential Flat is l Bedroom + Living Room
+ Kitchen + Toilet. The property is al 5 Km distance lrom
Bhiwandi Road Railway Station.

At the time of inspection building wag under
construclion.

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

Date ol whidr the valuation is made

VASTUKALA



Valua'lion Repon: BOI / Katwa (West) &andi Ramdandra lGnotlar SaBne (01 i,t t62308351 )

Since 1989
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ll under construnction, extent of completion

RCC Footing/Foundation Complete RCC Plinth Complete

Full Building Rcc Complded upto 13t lloor

Total 11% work completed

6 Location of property

a) Plot No. / Survey No. New Survey No -4l111, 41112, 41113, 412, 4811, 41312, 414,

69/1/5

b) Door No Residential Flat No. '1403

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

d) Ward / Taluka Taluka - Bhiwandi

e) Mandal / District District - Thane

0 Date of issue and validity of layout of appmved

map / plan

Copy of Apgoved Building Plan No.EE / BP / PMAY / A /
MHADA / 65'l I N2.Daled 07.12.2022 issued by

Maharashta Housing And Area Development Authonty,
s) Approved map / plan issuing authority

Building is under constructionh) Whether genuineness or authenticity of approved

mad plan is verified

N.A.D Any other clmments by our empanelled vdues
on authentic of approved plan

Resilenlid Flal No. 1403, 146 Floor, Building No 2, Wing -A,
'Nanyarl Dham', Village - Bhadwad, Taluka - Bhiwandi ,

Dislrict - Thane, PIN Code - 421 302, State - Maharashtra,

lndia.

Postal address of the property7

8 City / Town

YesResidential area

NoCommercial area

Nolnduslrial area

o Classiflcation of the area

Middle Classi) High / Middle / Poor

Urbanii) Urban / Semi Urban / Rura

Village - Bhadwad

MHADA
Coming under Corporation limit / Village

Panchayat / l\4uniciPalitY

10

NoWhether covered under any State / Central Govt.

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

notified under agency areal scheduled area /

cantonment area

11

I
T
T
TI
T
T
T
I
T

I
T
TI
III
I
I

Vostukolo Consultonts (l) A/t. Ltd.

VASTUKALA An ISO 9001 : 2015 Certified ComPonY

Stage of Construc{ion



valuatioi Report BOI / Kahva (W6t) &and/ RamcnandB lvanohar SaQute (0111,162308351)

Since 1989
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Ar per DocumentBoundarie3 of the property As per site12

Details not availableBhadwad RoadNorth

Open PlotSoulh

Wing - B Details not availableEast

Details not availableChawlWest

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

a building.

13 Dimensions of the site

As per the Deed As per Actuals

Building is under construclionDelails not availableNo(h

Building is under constructionDetails not availableSouth

Building is under constructionDetails not avarlableEast

Building is under constructionDetails not availableWest

Carpet Area in Sq. Ft. = 323.00

(Area As Per Agreement for sale)

Built Up Area in Sq. Ft. = 355.30

(Carpet Area + 10%)

14 Extent of the site

Latitude, Longitude & Coordinates of FH 19'17',1 0.5'N 73"5'3.3"E14.1

'15 Extent of the site mnsidered for Valuation Carpet Area in Sq. Ft = 323.00
( Area As Pa Agreement for 3ale)

16 Whether occupied by the owner / tenarP lf
occupied by tenant since how long? Rent

received per month.

Building Under Construction

il

1 Nature of the Apartment Residential

2 Location

C.T.S. No

Ward No

Village / Municipality / Corporation Village - Bhadwad,

MHADA

Door No., Street or Road (Pin Code) Residentjal Flat No. 1403, 146 Floor, Building No 2, Wng - A,
'l{arayani Dham', Village - Bhadwad, Taluka - Bhiwandi ,

District - Thane, PIN Code - 421 302, State - Maharashtra,
lndia

Description of the locality Residenlial /
Commercial / Mixed

Residential

T
T

III
T

I
I

I
I
t

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

Details not available

APARTMENT BUILDING

Block No,

3.



Valuation Report BOI / Katwa (West) Brdnch/ Ramchandra Manohar Satprte (0114462308351) Page 6 ol 25

Year of Construction Building is under construction

Number of Floors

Type of Structure Proposed RCC Slab Struclure

Number of Dwelling units in the building Proposed 19 Flats on 14' Floor

Quality of Construction Building Under Constructron

Appearance of the Building Building Under Construction

l\.4ainlenance of the Building Building Under Construction

Facilities Available

Lift

Protected Water Supply Proposed Municipal Water Supply

Underground Sewerage Connected to Municipal Sewerage System

Stitt ParkingCar parking - Open / Covered

ls Compound wall existing?

ls pavement laid around the Building Proposed, Yes

Residential Flat

14n FloorThe floor in which the Flat is situated

Residential Flat No. '1403Door No. of the Flat

Specifications of the Flat

Proposed RCC SLabRoof

Proposed Vltrified tiles floonngFlooring

Pmposed Teak wood door frame with flush doorsDoors

Proposed Powder coated aluminium sliding windowsWindows

Proposed Concealed plumbing with C.P. fittings. Concealed

wiring

Proposed Cement PlasteringFinishing

House Tax4

Details not availableAssessment No,

Details not availableTax paid in the name of

Details not availableTax amount

Details not availableElectrjcity Service connection No5

Details not availableMeter Card is in the name of

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

T
TI
T
T
T
TI
TI
T
T
TI
T
T
TtI
T
TI
T
TI
T

!tEEErEEEIIIIIIrEEEIII

@

{
Since 1989

Vostukolo Consultonts (l) Pvt Ltd.
fied componyAntsosool:2o'l5certiVASTUKALA

Stilt + 23 Upper Floors

Proposed 4 Lifts

Proposed, Yes

Fitlings

6,



valuation Report BOI/ Kahya (West)&and, Ramdandrd iranolr Sapute (011{6/2308351) Page 7 of 25

7 Sale Deed executed in the name of

Details not availableI

Built Up Area in Sq. Ft. = 355.00
(Carpet Area + 10%)

9 What is lhe plinth area of the Flat?

As per MHADA norms10. What is the floor space index (app.)

What is the Carpet area of the Flat?11.

Mediumls it Posh / I Class / Medium / Ordinaq2

Residential Purposels it being used for Residenlial or Commercial

purpose?

Building Under Construclionls it owner-occupied or lel out?14.

{ 4,200/- (Expeclerl rental income per month after completion

of construction norks) after completion
lf rented, what is the monthly rent?15.

MARKETABILITYIV

GoodHow is the marketability?

Located in developed areaWhal are the faclors favoring for an e)Oa

Potential Value?

NoAny negative faclors are observed wttk* afied
the market value in general?

RateV

Affer analyzing the comparable sale instances,

what is the composite rate for a similar Flat wittt

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

latest deals / transactions with respecl to adjacenl
properties in the areas)

{ 6010/- to { 6888/- per Sq. Ft. on Carpet Area

t 54634 to { 6262- per Sq. Fl. on Built Up Area

2 Assuming it is a new mnstruction, what is the
adopted basic composite rate of the Flat under
valuation after comparing with the specifications
and other factors wth the Flat under comparison
(give details).

{ 6,200/- per Sq. Ft.

Break - up for the rate

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

ll. Land + others { 3,7001 per Sq. Ft.

4 Guideline rate obtained from the Registrar,s Ofiice
for new property (an evidence thereof to be
enclosed)

t 47,4101 per Sq. M.

i.e. { 4,405/- per Sq. Ft.

t
T

tI
t
T

TI
Tt
T

T

tI

TI
T

I
(,

{
Since 1989

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

Ramchandra l{anohar Satpute & Vanmala Ramchandra

Satprne

What is the undivided area of land as per Sale

Deed?

Carpd Area in Sq. Ft = 323.00

(A3 Per Area Agreement for sale)

13.

1

2.

3.

1

3.



Valuatjon Report B0l / Kalrya (!Yest) BBndr/ Ramdrandra iranohar Salpute (0111462308351)

Details of Valuation:

Since 1989
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N.A. Age of Property below 5 yearGuideline rate(an evidence thereof to be

endosed)

It is a foregone mnclusion that market value is always more

than the RR p.ice. As the RR Rates area Fixed by respective

State Govemment for computing Stamp Duty / Rgstn. Fees.

Thus the differs from place to place and Location, Amenities

per se as evident from the fact than even RR Rates Decided

by Govemment Difiers.

ln case of variation of 20% or more in the

valuation proposed by the Valuer and the
Guideline value povided in the State Govt.

notification or lnmme Tax Gazette justification on

vanation has to be given

VI COMPOSITE RATE ADOPTED AFTER

DEPRECIATION

a Depreciated building rate

Replacement cost of Flat with Services (v(3)i)

Building is under constructionAge of the building

60 years (After Completion) Subject to proper, prevenlive

penotic Maintenance & Structure repairs.
Life of the building estimated

N.A. Building is under constructionDepreciation percentage assumirB lhe salvage

value as l0%

Depreciation Ratio of the building

b Total composile rate anived for Valuation

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

t 3,7001 per Sq. Ft.Rate for Land & other V (3) ii

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

Remarks

TI
T
T
T
T

II
Estimated Value (t)otv. Rate per unit (t)Description

20,02,600.00323.00 Sq. Ft. 6,200.00Present value of the Flat

Wardrobes

Showcases

Krtchen anangements4

Superfine linish5

6 lntenor Decoralions

Electricity deposits / eleclrical flttings, etc.

Extra collapsible gates / grill works, etc8

o Potential value, if any

'10 Others / Car Parking

20,02,600.00Total value of the propeity After compldion

rEaE

Vostukolo Consultonts (l) h/t' Ltd
VASTUKALA An ISO gool :2o'l5 Certified ComPonY

t 2,500/- per Sq. Ft.

7



Valuatjon Rerortr BOI / Kaka (West)Branch/ Ramctandra Manohar S4ute (0114452308351) Page I of 25

The lvlarket Value of the property is based on facts of markets discovered by us dunng our enquiries, however the govemmenl

rate value in this case is less than the ma*et value anived by us. We are of the opinion that he value anive by us will prove to

be conect if an Auction of the subject property is caried out. As far as Market Value in lndex ll is concemed, it is not possible to

comment on same, may be govemment rates are fixed by samding during same point of time in part and whereas, Market

values change every month.

ln most of lhe 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 corect refleclion of actual transaction value inespective of any

factors in market.

Method of Valuation / Approach

The sales c,omparison approach uses the ma*et data of sale pric6 to estimab the value of a real estate property. Property

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

properties, also known as mmparables, or comps, must share certain featurcs rith the property in question. Some of these

include physical tealures such as square footage, number d mqns, condition, and age of the building; however, the most

imporlant factor is no doubt the location of the property. Adjustnents aro ugraly needed to accounl for differences as no two

properlies are exactly the same. To make proper adiustnslb wtnn compaig pmpe ies, real estate appraisers must know lhe
differences between the comparable properties and how to value these differences. The sales comparison approach is

commonly used for Residential Flat, where there are ffically many comparables available to analyze. As the property is a
Residential Flat, we have adopted Sale Comparison Approad Uefiod for the purpose of valuation .The Price for similar type of
property in the nearby vicinity is in the range of { 6010.m b t 6888.00 per Sq. Ft. on Carpet Area / { 5463.00 to { 6262.00
per Sq, Ft. on BuiltUp Area. Considering the rate with attactnd repo{t , cunenl market conditions , demand and supply position,

Flat size, location, upswing in real estate prices , sustained demand for Residential Flat, all round developmenl of Residential

and Commercial application in the locality etc. We estimate {6,200.00 per Sq. Ft. on Carpet Area for valuation.

Since 1989

o

{

Realizable value of the propeity ,l8,02,3/O.00

Distress value of the property 16,02,080.00

lnsurable value of the property (355.30 X 2,500.00) 8,88,250.00

Guideline value of the property (355.30 X 4,tm5.00) 15,65,097.00

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

Saleability Good

Likely rental values in future { 4,2001 (Expected rental income per month after completion
of construc{ion works)

Any likely income it may generate Rental lncome

Vostukolo Consultonts (t) A/t. Ltd.
VASTUKALA An ISO 9O0 I : 20 I 5 Certified Compony

Justification for Price / Rate



Valualion Repot BOI / Kaka (West) Brdrd/ Ramdar la Marchar SaFde (011{,152308351)

Actual Site Photoqraphs

{
Since 1989

@

VASTUKALA An lso 90ol :2015 Certified ComPonY

Page 10 of 25

1--1
:'-ti*

I
I &-lffi

:

I
,,] .'

lBs
rF -.,E

; :.r!

I
JtiL./

rll_ET

Vostukolo Consultonts (l) h/t. Ltd.



Valuatjm Report BOI / Kalwa (West) Brand/ Ramchandra Manohar SaDute (01 11462308351 )

Note: Red marks shows the exact location of the property

Page '11 d 25
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Note: The Elue line shows the route to site distance fmm nearest Railway station (Bhiwandi Road - 5 Km)

Since 1989
{ Vostukolo Consultonts (t) A/t. Ltd.

VASTUKALA An ISO 900I ;2015 Cerlified Compony

Route Map of the propertv

Lonqitude Latitude: 19.,l7'.l0.5"N 73.5'3.3"E
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Valuatjm Repot BOI / Kahva (West) Brandy' RamdlandB iranohar SaQute (0l ll{6/230&51)

Rea!vXeckooeLRate

ai?EE|t r *tris-f,!-*rrr .eSlr

Slamp Duty Ready Redoner Mafiet Vdue R& tor Fkt 43100

lnuease by 10% oo Flat Located on t4n Floo. 43'10

Stamp Duty Ready Reckoner l.d(et Valuc Rrte (Alter
lncreaselDecrease) (A)

47,410.00 Sq. ltltr. /1,405.00 Sq. Ft

Stamp Duty Ready Reckoner Marftet value Rate lor Land (B) 8000

The difference between land rate and building rate(A€=C) 39,410.00

Percentage alter Depreciation as per table(D) 100%

Rate lo be adopted after considering depreciation [B + (c x D)l 47,410.00 Sq. I{tr. 4,405.00 Sq. Ft.

Multi-Storied buildinq with Lift

For residenlial premises / commercial unit / office on above floor in multistoried building, the rate mentioned in the ready

reckoner will be increased as under:

Location of Flat I Commercial lJnit in the
building

Rate

a) 0n Gmund to 4 Floors No increase for dlfloors from ground to 4 floors

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

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

d) 21 Floors to 30 Floors lncresse by 15% on units located bethleen 21 to 30 floors

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

Since 1989{r

Value in percent after depteciationCompleted Age ot Building in Years

Ces3ed Building, Half or Semi.Puk*a

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

100%100%0 to 2 Years

95%95%Above2&upto5Years
After initial 5 year for every year 1.5%

depreciation is to be considered. However

maximum deduclion available as per this shall

be 85% of Martet Value rate

Alter initial 5 year {or every year 'l%

deprecialion is to be considered. However

maximum deduclion available as per this shall

be 70% ol Market Value rate

Above 5 Years

Vostukolo Consultonts (l) Pvt Ltd

VASTUKALA An ISO gOOl :2O15 Certified compony

Page 12 ol 25
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Valuatioo Report BOI / Kalwa (w€st) Brand/ RamchandB Manohar SaFute (01 1{,162308351)

{
Since 1989

Page 13 d 25

o

Residential Flat

Blox.xyzSource

Floor

SaleableCarpet Built Up

458.70Area

10o/oPercentage

Rate Per Sq. Ft. t6,887.00 t6,261.00

@

,m

lil''

HilTffi
I

C

t2a72L-:D.g4L

Vostukolo Consultonts (t)h/t. Ltd
VASTUKALA An ISO 9O0I :2015 Certified Compony

Price lndicators

Property
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Valuatm Repot BO / Katu a (West) Brdlcrv Ramdrandra ilatoatar Sasile (0111,1612}()8:]51)

Sale Instances

Page 11d25

Property Residential Flat

Source lndex no.2

Floor

Built Up Saleable

Area 355.30

Percentage 100k

Rate Per Sq. Ft. {5,463.00

l2t258r
t(!47-2t)2r
iLla 4a{t..nid lhalsgh as}rdr Lloi.rafo,
ort iul ltpori pb..a c..!.c! ccrrc. SRO.fio+

{ffo.2 ilEriEr E.F. Flrf$ l
aav'iw 12125t2O24
:ii!o.
R.a. 6!n

rnari qra. r{r{Cg

i _lI
I

__ I.l$twriwtrt E.g.{Wnkr I

clb ii: +si:vai r. 'n{rs d,rr&irr i

iia'ri uc'-so; ra .tifz i: .ru,i rqr.*il 'ru: ..rrlEr lrs'i,::r fufuc"r

I
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Property Residential Flat

lndex no.2Sou rce
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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 t20,02,600.00 (Rupees Twenty Lakh Two Thousand Six Hundred Only) after

completion of the property.The Realizable Value of lhe above property is t18,02,340.00 (Rupees Eighteen Lakh Two

Thousand Three Hundred Forty Only). The Disfress Value is t16,02,080.O (Rupees Sixteen Lakh Tu,o Thousand Eighty

Only). As per Site lnspection '11% Construction Work is Comdeted.

Place :Thane

Date : 25.09.2024

ogrrly r(,d 5, irr.i olet
t,. r,Ei.rE Chtr, Er-ir*

Manoi Chalikwar (6r,6nip*ld"r.,,.,,$..
'-' ' -' .'i.HEE {rd*rg'et

ot ,(o.g,i l 

'l,j,.ofry k(\
\Direclor Aulh. Stgn

ilanoj Chalikwar

Govt. Reg. Valuer

Chartered Engineer (lndia)

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

Bank of lndia Empanelment No.: N MZCTMD/S|(201 920-1 1 3

The undersigned has inspected the property detailed in the Valuation Repod dated

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

{ (Rupees

Date-
Signature

(Name & Designation of the lnspecting Official/s)

Countersigned

(BRANCH MANAQER)

Since '1989

@

{r

Enclosures

Attached
Declaration-cum-undertaking trom the valuer (Annexur+lV)

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

Vostukolo Consultonts (l) Pvt Lrd

VASTUKALA An ISO gOO l : 20'15 certified Compony

For VASTUKALA CONSULTANTS (l) PVI. LTD.

-onlY).
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(Annexure-lV)

DECLARATION.CUM-UNDERTAKING

l, Manoj Chalikwar do hereby solemnly affrm and state that:

a. I am a citizen of lndia.

b. I will not undertake valuation 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 appointrnent as valuer or three years after the valuation

of assets was conducted by me.

c. The information fumished in my valuation report dated 25.09.2024 is true and coffect to the best of my

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

d. My engineer Sameer Parab has personally inspected $e property on 25.09.2024. The work is not sub -

conbacted to any oher valuer and canied out by myself.

e. Valuation report is submitted in he fomat as prescribed by the benk.

f. I have not been depanelled / delisted by any o$er bank and in case any such depanelment by other banks

during my empanelment wih yur, I ril inbrm you wihin 3 days d aldi depanelment.

g. I have not been removed / dismissed from service / emCoyment eater.

h. I have not been convicted of any ofience and senbnoed to a bfln of imprisonment

i. I have not been found guilty of miscondud in my profrssiod c4acig.

j. I have not been declared to be unsound mind

k. I am not an undischarged bankrupt, or has nd apru b be adjudicabd as a bankrupt;

l. I am not an undischarged insolvenL

m. lhave not been levied a penalty under section 271J of lncom+tax Act, 1961 (43 of 1961)and time limit for
filing appeal before Commissioner of lncometax (Appeals) or lncornetax Appellate Tribunal, as tre case may
be has expired, or such penalty has been confirmed by lnmmehx Appellate Tribunal, and five years have not
elapsed after levy of such penalty

n. I have not been convicted of an offence connected wift any proceeding under the lncome Tax Act 1g6.1,
Wealh Tax Act 1957 or Gifr Tax Act 1958 and

o. My PAN Card number as applicable is AERpCg0g6p

p l undertake 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 mataial information, facts aM records and I have made a complete
and full disclosure

Since '1989

{ Vostukolo Consultonts (l) pvt. Ltd
VASTUKALA An ISO 9O0 t :2015 Certified Commny
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r. lhave readthe Handbook on Policy, Standads and procedure for Real Estate Valuation, 2011 of

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

handbook to the best of my ability.

s. I have read the lntemational 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 he prescribed format of the 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 tris declaralion)

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

v. I am a Valuer, who is competent to sign this valuaton report.

w I will undertake he valuation vuork on receipt of Letter of Engagement generated from the system (i.e. LLMS /
LOS) only.

x. Further, I hereby provide the following information.

@

\r
VASTUKALA

Since 1989

An ISO 9001 :2015 Certified ComPonY
Vostukolo Consultonts (l) Pvt. Ltd.
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Valuer commentNo Particulars

The property under consideration is purchased by Ramchandra

Manohar Satpute & Vanmala Ramchandra Satpute from M/s. Maya

Developers vide Agreement for sale dated 28.08.2024.

background information of the asset being

valued;

As per the request from Bank oI lndia, Kalwa (Wesl) Branch lo assess

Fair Ma*et Value value of the property for Housing Loan purpose
2 purpose of valualion and appointing authority

Manoj Chalikwar - Regd. Valuer

Sameer Parab - Valualion Engineer

Rashmi Jadhav - Technical Manager

Pralibha Shilvanta - Technical fficer

identity of the valuer and any other experls

involved in the valuation;
3

We have no interest, either direct or indirect, in the property valued.

Further to state that we do not have relation or any connection with

property owner / apdicant directly or indirectly. Further to state that we

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

4 disclosure of valuer interest or mnllicl, if any;

Date of Appointmenl - 24.N.2024
Valuation Date - 25.09.2024

Date of Report - X.W.ZJI{

5 date of appointment, valuation date and date

of report;

Physical lnspeclion done on - 25.09.20246 inspections and/or investigations undertaken;

Martet Survey at the time of site visit

Ready Reckoner rates / Cirde rates

Online seardr for Registered Transactions

Online Price lndicatots on real estate portals

Enquiries with Real estate consultants

Exisling data of Valualion assignments canied out by us

7

Sales ComparatiYe MethodI Procedures adopled in carrying out the
valualion and valuation standads followed;

0 restriclions on use of the report, if any; This vduation is for the use of the pany to whom it is addressed and

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

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

valuer has no pecuniary interest that would conflict with the proper

valuation oI lhe poperty.

10 current market conditions, demand and supply position,
Residential Flat size, location, upswing in real eslale prices, 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;

12 Caveats, limitations and disclaimers to the
extent they explain or elucidate the limitations
faced by valuer, which shall not be for the
purpose of limiting his responsibility for the
valuatron report.

Attached

Vostukolo Consultonts (l) A/t. Ltd
VASTUKALA An ISO 9O0l :2Ot 5 Certified Compony

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

major factors lhal were taken into account
during the valualion;
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Assumptions, Disclaimers,Limitations & Qualifications

Value Subject to Change

The subject appraisal exercise is based on prevailing market dynamics as on 25th Septcmber 202tf and does not

take into account any unforeseeable developments whidr could impact lhe same in the future.

Assumptions

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

valuation advice because some matlers are not capable oI accurate calculalions or fall outside the scope of our experlise, or

out instructions. The reliant pa(y accepb that the vduation contains certah specific assumptions and acknowledge and accept

the risk of that ,f any ol the assumptions adopted in tte valuation are irrcortct, then lhis may have an effect on the valuatjon.

lnformation Supplied by Otherc

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

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

information is believed to be reliable but VCIPL can accept no responsibflity if ftis should prove not to be so,

Future tlatters

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

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

such statements are accurate or conect.

fap and Plans

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

responsibility in connec{ion with sudt matters.

Site Details

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

property is Residential Flat, admeasuring 323.00 Sq. Ft. Ca;pet Area in the name of Ramchandra l$anohar Satpute &

Vanmala Ramchanda Satpute. . Further, VCIPL has assumed that the subiect property is free from any encroachmenl and is

available as on the date of the appraisel.

Property Tith

Based on our discussion with the Cltent, we undeEtand that the subiect pmperty is owned by Ramchandra ltanohar

Since 1989

.9

{ Vostukolo Consultonts (l) Pvt' Ltd

VASTUKALA P. tSO SOOI : 20'15 certitied ComPonY

0ur lnvestigations

We are not engaged to cany out all possible investigations in relalion lo the subjecl pmperty. Where in our report we

identify certain limitations to our investigations, this is to enable the reliant pany to instruct furlher investigations where

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

occasioned by a decision not to mnduct fufther investigations.
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Satpute & Venmala Ramchandra Sstpute. For the purpose of this appraisal exercise, we have assumed that the subject

property has a clear title and is free from any encumbrances, disputes and claims. VCIPL has made no further enquiries with

the relevant local authorities in this regard and does not certify the property as having a dear and ma*etable titb. Further, no

legal advice regarding the title and ownership of the subiect property has been obtained for the purpose of this appraisal

exercise. lt has been assumed that the litle deeds are dear and marketable.

Environmental Conditions

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

proposed environmental law and any processes wtridr are caried oul on the property arc regulated by environmental legislation

and are propedy licensed by the appropriate auhorities.

Area

Based on the information provided by the Client's represenlative, we understand thal the Residential Flat,

admeasuring 323.00 Sq. Ft Carpet Area.

Condition & Repair

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

nor archaeological remains present which mbht advenely afiec1 the c1lrrent or firture occupation, development or value of the

property. The properly is lree from rat, infestalion, structural or lalenl defect, No (xlrently known deleterious or hazardous

materials or suspect techniques will be used in lhe construction of or subsequent alteration or additions to the property and

comments made in the propery details do not prJDort to exprBs an opinim &ut, or advise upon, the condition of uninspected

pa(s and should not be taken as making an im@ representdion or stabment about such parts.

Valuation tethodology

For the purpose of lhis valuation exercise, thr vtdm m€&odology used is Direcl Comparison Appfoadi Method

and proposed Highest and Best Use model is used for an{rhS darclopnent potential.

The Direct Comparison Approach involves a compabon of the property being valued to similar properlies hat have

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

historically been willing lo pay (and sellen wrlling to accept) for similar propedes in an op€n and competitive market and is

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

ln case of inadequate recenl lransaction aclivity in the subiec,t micro{a*et, the appraiser would collate details of

older lransaclions. Subsequently, the appraiser would analyse rental / capital value trends in the subjecl micrGmarket in order

to calculate the percentage increase / decrease in values since the dale of the identified transaclions. This percentage would

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

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

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

and VCIPL does not advise nor accepl il as reliable. The person or entity to whom the repod is addressed acknowledges and
accepts the risk that if any of the unverified information in the valuation is inconecl, lhen this may have an effecl on the
valuation.

Since 1989

VASTUXALA
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Valratjon R€po.t BOI / Kahta (West) B€ncr/ Ramcfiaodra Uadlsr S4ub (011a,16t2t()8351]

Not a S-ttrc{ural Suruey

We state lhat this is a valuation report and not a struclural survey

other

P?{e 22 ol25

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

Legal

We have not made any allowances with respecl to any existing or proposed local legislation relating to taxation on

realization of the sale value of the subjecl property. VCIPL is not requircd lo give testimony or to appear in clurt by reason of

this appraisal repo(, 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.

ASSUMPTIONS. CAVEATS. LIMITA TION AND DISCLAIME RS

o

{i Since '1989

Vostukolo Consultonts (l) A/t. Ltd

VASTUKALA
p. iso soot : 2015 cerlified compony

Propefi specific assumptions

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

Reridential Flat, admeasuring 3?3.00 Sq. Ft Caryc[ Area.

1 . We assume no responsibilily for matlers of legal nature affec'ting the property appraised or the title thereto, nor do we

render our opinion as to lhe title, which is assumed to be good and ma*etable.

2. The property is valued as though under esponsiUe ownership.

3. lt is assumed that the propefty is free of liens and encrmbrances

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

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

such lactors.

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

6, The rates for valuation of the property are in accordance with the Govt. approved rates and prevailing market rates.
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(Annexurev)

lntegrlg and Faimer

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

dealings with his/its dients and other valuec.

2. A valuer shall maintain integrity by being hone$, sfaightforwad, ard forthrfuht in all pofessional rclationships.

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

any facls or situalions.

4. A valuer shall refrain from being invohcd in any ac{ion that rvould bring dlsrepute to the profession.

5. A valuer shall keep puUic interest fuiemost ryhile delirrerirg his services.

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,udgment.

7. A valuer shall carry out professional services in accordarrce wilh the relevanl technical and professional standards

that may be specrfied from time to time.

8. A valuer shall continuously maintain professional knowledge and skifl to provide competent professional service

based on uptMate developments in prac{ice, prevailiq reguHbns / guidelines and tedrniques.

L In the preparation of a valualion report, the valuer $all not discldm liabilily for his/lts expertise or deny hisfiB duty

of care, except to the extent that lhe assumptions ale based on statements of fact provided by the company or rts

auditors or consultants or informalion available in pblb domain and not generated by lhe valuer,

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

integrity, objectivity and independence.

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

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

anangement with other valuers.

lndependence and Disclosure of lnterest

12 A valuer shall act with obiectivity in hisfits professional dealings by ensuring that his/ils decisions are made

without the presence of any bias, conflict of interest, mercion, or undue influence of any party, whether direclly
connecled to the valuation assignment or not.

13 A valuer shall not take up an assignment if he/it or any of his/its relatives or associates is nol independent in
terms of associalion lo the company.

Since 1989
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MODEL CODE OF CONDUCT FOR VALUERS

Vostukolo Consultonts (t) A/t. Ltd.
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14. A valuer shall maintain complete independence in his/its professional relationships and shall conduct the

valuation independent of extemal inlluences.

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

while providing unbiased services

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

possibility of his / its association with tte vdualion, and in accotdance nith the Securiths and Exchange Board of

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

whichever is earlier.

17. A valuer shall nol indulge in 'mandate snatching'or offering 'convenience valuations' in order to cater to a

mmpany or clienfs needs.

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

19. ln any faimess opinion or independent expert opinion submitted by a vaker, if there has been a prior engagement

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

yeaE.

Confidentialig

20. A valuer shall not use or divulge lo other c'lients orany other party any confdential information about the subiect

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

professional nght or duty to disc,iose.

lnformation Management

21. A valuer shall ensure that he/ it maintains wlinon cor[empo]aneous recods for any decision taken, the reasons

for taking the decision, and the information and evidonco h s,upport of such decision. This shall be maintained so

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

actions.

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

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

registered or any other statutory regulatory body.

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

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

24, A valuer while respecting the clnlidentiality of information aquired dunng the course of performing prolessional

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

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

pending case before the Tnbunal or Appellde Tribunal, the record shall be maintained till the disposal of the case.

ac

{
Since '! 989

Vostukolo Consultonts (l) h/t. Ltd
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Gifts and hospitality:

25. A valuer or his / its relative shall not accept gifts or hospitality whicir 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 (7) of Seclion 2 of the Companies Act, 201 3 (1 8 of 201 3).

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

pe6on with a view to obtain or retain mrk for himself / ihelf, or to obtain or retain an advantage in the conducl oi

prolession for himself / itself.

Remuneration and Costs.

27. A valuer shall provide services {or remuneration whic,h is charged in a transparent manna, is a reasonable

reflection of the r,york necessarily and properly undertaken, and is not inconsistenl with the apdicable rules.

28. A valuer shall not accept any fees or drarges otherthan those whict are disclosed in a written contract with the

person to wttom he would be rendering service.

Occupation, employability and restrictions

29. A valuer shall refrain from accepting tm many assignments, if he/rt is unlikely to be able to devote adequate tame

to each of his/ its assignments.

30, A valuer shall not conduct business which in the opinkrn ol the authority or the regtstered valuer organisalion

discredits the profession,

Miscellaneous

31. A valuer shall refrain from undertaking to revieu fie m* of another valuer of the same clienl except under

written orders fiom the bank or housing finance insfihrlilrs md wilh knowledge of the mncemed valuer.

32, A valuer shall follow this mde as amended or revised from time to time.

For VASIUKATA CONSUTTANTS (D PW. LTD

Manoj Chalikwar
\ irn

Director Auth. Sign

Itlanoj Chdikmr
Govt. Reg. Valuer

Chartered Engineer (lndia)

Reg. No. lBBl/RV/07/Al Ul 0it66
Bank of lndia Empanelment No.: NMZCTMD/S1(201$2G1 13
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