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Valuation Report of the lmmovable Property

Details of the prooertv under consideration:

Name o{ Owner : Shri. Satish Shankar Mhaske

Latitude Lonqitude : l9'13'48.4'N 72'59'3.5"E

lntended User:

Bank Of Maharashtra
Ghodbunder Road Branch

Shop No. 8 & 9, Pride Park, Near R'Mall, Ghodbunder Road, Thane 400 607
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Residential Flat N0.404,4' Floor, Building No 21, Wing - A, "Y Square', Village - Dhokali, Taluka -

Thane, District - Thane, Thane (West), PIN Code - 400 607, State - Maharashfa, lndia'
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VALUATION OPINION REPORT

Considering various parameteE recorded, existing economic scenario, and $e information that is available with

reference to the development of neighboufiood and mehod selected for vduation, we are of the opinion that, the

property prcmises can be assessed for this partiodar purpce at t 58,O"O0,00 (Rupees Fifty Eight Lakh Eighty

Two Thousand Four Hundred Only) Aftcr completion of conrbuctlon works. 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 into considerations while preparing his rcpott

Hence cerfified

For VASIUKALA CONSULIANTS (l) PVL LID
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ManoJ Challkwar

Govt. Reg. Valuer

Chartered Engineer (lndia)

Reg. No. lBBl/RV/07/2018/1 0366

Bank Of Maharashtra Empanelment No,: AX33 /CREMON/Valuer/EmpanelmeflUsr N0.55/2019-20

Encl.: Valuation report
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Boundaries Building Flat

North Badminton Court Marginal Spac€

South Kolshet Road Passage

Blossom English High School Flat No. 405East

lntemal Road Flat N0.403West
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This is to certify that the under construction propeny bearing Residential Flat No. 404, 4s Floor, Building No 21,

Wing - A, "Y Square", Village - Dhokali, Taluka - Thane, District - Thane, Thane (West), PIN Code - 400 607, State

- Maharashtra, lndia belongs to Shri. Satlsh Shankar ltlhaske.



Valuation Reporti BOM i Ghodbunder Road Branch/ Shi. Satish Shankar Mhaske(o11196/2308,110)

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

To,

The Brench Manager,

Bank 0f Maharashtra

Ghodbunder Road Branch

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

Thane 400 607

VALUATTON REPORT (lN RESPECT OF FLAT)

Since 1989
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General

1 Puryose for which the valuation is made To assess Fair ltla*et Vdue of he property for Housing

Loan Purpose.

2 a) Date of inspection 26.09.2024

b) Date o, which the valuatron is made 27.09.2024

3 List of documents produced for perusal:

l) Copy of Agreement for sale No.57l0/2024 Dated 29.07.2024 between Shree Mallinath Enterprise LLP(The

Promoter) And Shri. Satish Shankar Mhaske(The purchaser).

ll) Copy of RERA Certificate N0.P51700015652 Dated 2'1.05.2024 issued by Maharashtra Real Estate

Regulatory Authority.

lll) Copy of Amended Commencement Certilicate V.P. No. .S05 / 0105 / l6 / TMC / TDD 1 0112 1 (PIC\ 1 2024 I

Auto DCR Dated 08.04.2024 issued by Thane Municipal Corporation.

lV) Copy ofApproved Building Plan V.P. No. .S05 / 0105 / 16 / TMC / TD - DP / TPS 101121(PlC\ l2024Dated
08.U.2024 issued by Thane Municipal Corporation.

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)

Shri. Satish Shankar Mhaske

Residential Flat No. 404, 4t Floor, Building No 21, Wing - A,

"Y Square", Village - Dhokali, Taluka - Thane, District -

Thane, Thane (West), PIN Code - 400 607, State -

Maharashta, lndia.

Contacl Person :

Miss. Naina Chiplunkar (Owner)

Mobile No. 9699767607

sole ownership

5 Brief description of the property (lncluding

Leasehold / freehold etc.)
The property is a Residential Flat located on 4'n Floor. The

composition of Residential Flat is 1 Bedroom + Living Room
+ Kitchen + 2 Toilet. (l BHK) The property is at 5.2 Km

distance fiom Thane Railway Station.

At the time of inspection building was under
constiuction.

Stage of Construction

VASTUl(ALA An ISO 9O0l : 2015 Certified Compony

Vostukolo Consultonts (l) A/t. Ltd.



Valuation Repon: BOM / Ghodbundor Road Branclr/ Shri. Satjsh Shankar Mhasfe(o114962308i110)
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lf under construnction, extent of completion

RCC Footino/Foundation Complete RCC Plinth Complete

Total 10% work completed

6

a) Plot No. / Survey No. New Survey No - 37/10 & 38/'l

Residential Flat No. 404b) Dmr No.

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

d) Ward / Taluka Taluka - Thane

e) Mandal / District District - Thane

0 Date of issue and validity of layout of approved

map / plan

s) Approved map / plan issuing authority

Copy of Approved Building Plan No. S05 / 0105116 / TMC /

TD - DP / TPS / 0112 I (PIC) I 2024 I Auto DCR dated

08.04.02024 issued by Thane Municipal Corporation.

h) Whether genuineness or authentici$ of approved

map/ plan is verified

Yes

Building is under constructioni) Any other comments by our empanelled valuers

on authentic of appmved plan

7 Postal address of the property Residentid Flat No. 404, 4s Floor, Building No 21, Wing - A,

'Y Squarc', Village - Dhokali, Taluka - Thane, District -

Thane, Thane (West), PIN Code - 400 607, State -
Mahilashfa, lndia,

8 City / Tount C[y - Thane (West)

YesResidential area

NoCommercial area

Nolndustrial area

I Classilication of the area

i) High / Middle / Poor Middle Class

Urbanii) Urban i Semi Urban / Rura

Village - Dhokali

Thane Municipal Corporation

10 Coming under Corporation limit / Village

Panchayat / Municipality

tt Whether covered under any State i Central Govt.

enactrnents (e.9., Urban Land Ceiling Act) or
notitied under agency areal scheduled area /

cantonment area

As per site As per Document12 Boundaries of the property

PodiumBadminton CourtNorth

40 Mt. DP RoadKolshet RoadSouth

II
III

III
II

Vostukolo Consultonts (l)PW. Ltd.
VASTUKALA An ISO 900,I : 20'15 Certified Compony

Location of property

tlu



Valuation Reportr BOM / Ghodbunder Road Branct/ Shri. Satish Shankar Mhaske{o114962308410)

Since 1989
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East Blossom English High School Blossom School

West lntemal Road Private Property

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

a building.

North Details not available Marginal Space

South Details not available Passage

East Details not available Flat No. 405

n^r-it. ^^t ar,6it^hl6 trt^r 
^t^ 

,tn2

14 Extent of the site

14.1 Latitude, Longitude & Coordinates of Flat 19"13',48.4'N 72"59'3.5'E

15 Extent of the site considered for Valuation Carpet Area in Sq. Ft = 387.00

( Area As Per Agreement for sale)

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

received per monh.

Building Under Construction

il APARTMENT BUILDING

1 Nature of the Apartment Residential

2 Locatron

C.T.S. No.

Block No

Ward No

Village / Municipality / Corporation Viilage - Dhokali,

Thane Municipal Corporation

Dmr No., Street or Road (Pin Code) Residential Flat No. 404, 4h Floor, Building No 21, Wing - A,

'Y Square", Village - Dhokali, Taluka - Thane, District -

Thane, Thane (West), PIN Code - 400 607, State -

Maharashtra, lndia

3 Description of the localrty Residential /
Commercial / Mixed

Residential

V^^. ^a ^^-^r-,^.i^-I EOt Ut UU S UUtlU|I E,UllUttg 15 ut(lqt t l./ tuuluuit

Number of Floors Stitt + 2 Podium + 23 Upper Floors

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

7 Number ol Dwelling units in the building Proposed 19 Flats on 4 Floor

Vostukolo Consultonts (l) A/t. Ltd
VASTUKALA An ISO 9O0l : 2015 Certified Compony

Caryet tuea in Sq. Ft. = 387.00

(Area As Per Agreerent for sah)

Buih Up Area in Sq. Ft = 425.70

(Carpet Arca + 10%)

5.
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What is the plinth area of the Flat?

D..it,lt-- r t-r^. 
^^F^aF.^.1^-eunwii,y e,,vEr

Proposed 4 Lifts

Built Up Area in Sq. Ft. = 426.00

(Carpet Area + 10Yo)

I

I

{r Since '1989

o Appearance ol lhe Building Building Under Construction

10. Maintenance of the Building Building Under Construction

11 Facilities Available

Protected Water Supdy Proposed [4unicipal Water Supp]y

Underground Sewerage Poposed Connected to Municipal Sewerage System

C pa/i/,ing - open/C,overed Pm@sed Stilt Parking

ls Compound wall existing? Proposed, Yes

ls pavement laid around the Building Proposed, Yes

!t! Residential Flat

1 The floor in which the Flat is situated 4t Fbor

a Door No. of fie Flat Residenlal Flat No. 404

3 Specifications of the Flat

Roof Propced RCC SLS

Floodng Propced \Ittified fles flmring

Doors Prcposed Ted( uood door ft'ame witr llush doors

\a/indows Proposed Powder coated aluminium sliding windolt s

Fittings Pmpossd C@rcealed plumbing wih C.P. fiaings. Conceded

rYifng

Finishing Pmposed Cement Plastering

House Tax

Assessment No. Details not avaalable

Details not available

Tax amount Details not available

5 Details not available

Meter Card is in the name of Details not available

How is the maintenance of lhe Flat? Gnnd

Sale Deed executed in the name of Shri. Satish Shankar Mhaske

Details not available

As per TltlC normsWhat is the floor space index (app.)'10

VASTUKALA An ISO 9001 :2015 Certilied Compony

Vostukolo Consultonts 0) PvJ. Ltd.

4.

Tax paid in the name of

Electricity Seryice connection No.

7

What is the undivided area of land as per Sale

Deed?

8.



What is the Carpet area of he Flat? Carpet Area ln Sq. Ft. = 387,00
(As Per Area Agreement for sale)

RERA Carpet tuea in Sq Ft = 3t7.fiI
Enclosed Balcorry in Sq. Ft. = 4,l.00

Appurtenant Open Balcony ln Sq. Ft. = 29.00

ls it Posh / I Class / Medium / Ordinary? t\redium

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

Residential Purpose

ls it Owner-occupied or let out? Building Under Construction

15. lf rented, what is the monthly rent? t 12,3001 (Expected rental income per month after

completlon of construction works) after completion

IV MARKETABILfi

1 How is he marketability? Good

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

Located in developed area

3 Any negative frctors are observed whhh aftcl
the markel value in general?

No

Rate

Afler analyzing the omparabb sale inslances,

what is the composite rate for a similar Fh wilh
same specifications in the adjoining locd'rty? -

(Along with details / reference of at - least tyuo

latest deals / lransactions with respect to adiaoent
pmperties in fn areas)

{ 11672- to t 1m211- per Sq. Ft. on Carpet Area

{ ,3339/- b t 145651 per Sq. Ft. on Built Up Area

2 Assuming il is a new consfuction, what is he
adopted basic composite rate of the Flat under
valuation after corpadng wih Sle specifications
and other tactors wrlh the Flat under compaison
(give details).

{ ,l5,2001per 
Sq. Ft.

3 Break - up for ttE rate

l. Building + $sruice5 t 2,5001 per Sq. Ft

ll. Land + othe{s t 12,7001per Sq. Ft.

4 Guideline rate obtained from the Regista/s Office
for new pmperty (an evidence ttrereof to be

enclosed)

{ 1,16,3004perSq. M.

i.e. t 10,8051 per Sq. Ft.

Gurdeline rate(an evidence thereofto be
enclosed)

N.A. Age of Property below 5 year

Valuation R€port BOM / Ghodbunder Road Branct/ Shri. Satish Shankar Mhask€{o11496n308110)

Since 1989

PaEe 7 of 25
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11.

12.

14.

1

Vostukolo Consultonts (l) Pvt. Ltd.



Valuation Report: BOt / Ghodbunder Road Branch/ Shri. Sathh Shankar Mhaske(o1 1496/2308410)

Details of Valuation:

Page 8 of 25

I

fr Since 1989

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

notification or lncome Tax Gazette justifcation on

variation has to be given

It is a foregone conclusion that market value is always more
than the RR pric€. 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
nor co ac avidant fram th6 {.^t th.n av6n QP Qatac hanirlarl

by Govemment Differs.

VI COMPOSITE RATE ADOPTED AFTER

DEPRECIATIOI{

a Depreciated building rate

Replac€ment cost of Flat with Services (v(3)i) { 2,5001 per Sq. Ft.

Age of the building Building is under construction

Life of the buiHing estimated 60 years (After Completion) Subiect to proper, preventive

perilic Mdnbnarce & SfrJct,Ie repahs.

Depcciation percentage 6uming the sd\,age
value as 10%

N.A. BuiHing is under consfudion

Depreciation Ratio of the building

b Total composite rale anived lor Vduation

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

Rate for Land & other V (3) ii { 12,700,'- per Sq. Ft.

t 15,200/. per Sq. Ft.Total Composite Rate

Rema*s

II

IIII

Vostukolo Consultonts (l) A/t' Ltd

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

58,82,400.0015,200.00387.00 Sq. Ft.Present value of the Flat

Wardmbes

a Showcases

4 Kitchen arangements

5 Superfine fnish

6 lntenor Decorations

Electricity ,Jeposits i electrical littings, etc.

Extra collapsible gates / gdll works, etc.8

I Potential value, if any

Othec10

58,82,400.00Fair market value of the property After completion

52,94,160.00
Realizable value of the ProPerty

EEa

VASTUKALA Pn tSO SOO] : 2Ol5 Certified ComPonY



Valuation Rsport; BOi, / Ghodbundor Road Branch/ Shri. Satish Shankar Mhaske{o1 1195/2308110) Paoe g of 25

The Market Value of the property is based on iacts of markets discovered by us dunng our enquines, however the 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 of the subject property is caried out. As far as lvlad(et Vaiue ht lndex ll is mncemed, it is not possible to

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

values change every monfi.

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 r$rich is conect refleclion of actual transaction value inespective of any

factors in market.

Method of Valuation / Approach

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

valuation in ttris method is done by comparing a prcperty to ofter simihr properties ftat have been re*nfly sold. Comparable

properties, also known as comparables, or comps, must share cerlain featules sith the property in question. Some of these

include physical features such as square {ootage, number of rooms, condition, and age of the building; however, the most

important factor is no doubt fre localion of he property. Adjusfrrcrls arc usualry ne€ded to account for difierences as no two

properties are exactly the same. To make proper adiusfnents wiren comparing rcperties, real estate appraisers must know the

diflerences between the comparable properties and how to value these difhrences. 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 Appoach lilehod for the purpose of valuation .The Price for similar type of

properly in the nearby vicinity is in the range of t 14672.00 to { 16021.00 per Sq. Ft. on Carpet Area / { 13339.00 to t
14565.00 per Sq. Ft. on BuiltUp Area. Considering the rate wilh attached report , current ma*et conditions , demand and

supply position, Flat size, location, upswing in rcalestde pdces, $rstained demand for Residential Fht, all mund derrelopment

of Residential and Commercial application in the locality etc. We estimate t15,200.00 per Sq. Ft. on Carpet Area for valualion.

{

(,

Srnce 1989

Distress value of the property 47,05,920.00

lnsurable value of the property (425.70 x 2,500.00) 10,64,250.00

Guideline value of the propefty (425.70 X 10,805.00) 45,99,689.00

lmpending threat of acquisition by govemment for road
widening i publics seryice purposes, sub merging E
applicabiftty of CRZ prcvisions (Dstance lrcm seacost / tidal
level must be incoeorated) ard ttreir effect on

Saleability

Likely rental values in future I 12,300/- (Expected rental income per monh after
completion of construction works)

Any likely income it may generate Rental lncome

Vostukolo Consultonts (t)pW. Ltd.
VASTUKALA An ISO 9O0I : 20I5 Certitied Compony

Justification for Price i Rate

Good



Valuation Repo( BOM / Ghodbunder Road Branch/ Shri. Satish Shankar Mhaske(ol,|1962308410)

Actual Site Photoqraphs

Since 1989
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l{ote: The Blue line shows he route to site distance from nearesl Railway station (Thane - 5.2 Km)

{
Since 1989

Vostukolo Consultonts (t) Rd. Ltd
t.-A
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Valuation Repo( BOM / Ghodbunder Road Branch/ Shri. Salish Shankar Mhaske(o1 1496f2308410) Page 12 ol 25

Read Reckoner Rate

i'l'da.rrr. h.&ang h t P*l ^hri Jp

I

g

l{ultl-Storled bulldino wlth Uft
For residential premises / commercial unit / office on above lloor in multistotied buiHing, the rate mentioned in the ready

reckoner will be increased as under

eT

Since 1989

(E

{

Stamp Duty Ready Reckoner Market Value Rate for Flet 116300

Flat Loc€ted on 4n Floor

Slamp ofiy Ready Rectoner arket Value Rate (After
lncr6a6dDecrea6e) (A)

1,16,300.00 Sq. Mtr. 10,805.00 Sq. Ft.

Stamp Duty Ready Rec*oner Market value Rate for L.nd (B) 37500

The difference between land rate and building rate(A-B:C) 78,800.00

Percentage afler Depreciation as per table(D) 100%

Rate to be adopted afier considering depreciation [B + (C X D]l 1,'16,300.00 Sq. i,ltr. 10,805.00 Sq. Ft.

Location of Flat I Commorcial Unh in thG

building
Rate

a) No imrease lor all floors from ground to 4 toors

b) lncrease by syo on units located between 5 to 10 floors

c) 11 Floors to 20 Floors lncrease by 10% on units located between 11 to m fuors

d) 21 Floors to 30 Floors lncrease by 15% on units l@ted bet^reen 21 to 30 f,oors

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

Vslue in parcent afier d€precirtionComploted Ago ot Building in Years

Cossed Building, Hat or S€mi.Pukka
S1ruc{ure & Kaccha Struciule.

R.C.C Structure I other Pukka Structure

100%0 to 2 Years

95%95%Above2&uptoSYears
After initial 5 year for every year 1,5%

depreciation is to be considered. However

maxiurum deduction availeble as per this shall

be 85% of Market Value rate

Alter initial 5 year for every year '1%

depreciation is to be considered. However

maximum deduclion available as per this shall

be 70% of lvarket Value rate

Above 5 Years

Vostukolo ConsultorLts (t) Pvt- Ltd-

VASTUKALA An ISO gOO l : 2Ol5 Certified Compony

qlloarYlrar:rrctr
iLffi tj hqn L ar{ n!. ro-5 lEEh rqrt

I

On Ground to 4 Floors

5 Floors to 10 Floors

100%



Vslualion Report: B0[/ / Ghodbunder Road Branch/ Shi. Satish shankar Mhaske(o11496/2308110)

Price lndicators

Since 1989
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Residential FlalProperty

https://www.99acres.com/Source

l- loor

SaleableCarpet Built Up

425.70387.00Area

10o/oPercentage

t'16,021.00 {14,564.00Rate Per Sq. Ft.
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Property Residential Flat

DUUt!C htps :i/w,ma.39acres.comi

Floor

Carpet Built Up Saleable

Area s50.00

1lYo

{13,864.00Rate Per Sq. Ft. {15,251.00

r83.88 - 84.17'.."

I

I

E

0 Places ncarby

I oE

Valualion Reportr BoM / Ghodbunder Road Branch/ Shd. Satish Shanlar MhaEke(o114952308410)
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Property Residential Flat

Floor

Carpet Built Up Saleable

Area 387.00 425.70

Percentage 100/o

114,672.00Rate Per Sq. Ft. {13,338.00

tr*o.z

VASTUKALA

Since 1989
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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 t58,E2,i(,0,00 (Rupees Fifty Eight Lakh Elgh$ Two Thousand Four Hundred

Only) after completion of the property.The Realizable Value of the above property is t52,9t1,'t60,00 (Rupees Flfty TrYo

Lakh Nlnety Four Thourand One Hundred Slxty Only). The Distresc Value is 147,05,920.00 (Rupees Forty Seven Lakh

Five Thousand Nlne Hundred Twenty Only). As per Site lnspection 10% Construction Work is Completed.

Place :Thane

Dale :27 .09.2024

For VASTUKALA CONSULTANTS (l) PW. LID.
os.r, de.r.d b, x..-j oi&t .
Dr.o IEnq orrrr, e vdlrr.

Manot LnaltKwar cdB'6o?, L!d-d-tt.,nhr
- rr.I-En r6rllri.!.( N

o.c 2o2{ot:, I a!1r 1 rda:c

Direclor Auth. Sign

Manoj Chalikwar

Govt. Reg. Valuer

Chartered Engineer (lndia)

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

Bank O( Maharashtra Empanelment No.: AX33 /CREMONli/aluer/EmpanelmenUSr l,lo.55/201$20

The undersigned has inspected the property detailed in the Valuation Report daled

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

{ (Rupees

only).

Date

Countersigned

(BRANCH MANAGER)

Enclosures

Declaratio+curn-undertaking frorn the valuer (Annexur*lV) Attached

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

Since 1989
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(Annexure-lV)

DECLARATION.G UM.U NDERTAKING

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

a. The information fumished in my valuation report dated 27.09.2024 is true and correct to the best of my

knowledge and belief and I have made an imoartial and true valuation ofthe propertv.

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

c. llMy authorized representative has personally inspected the property on 26.A9.2A24. The work is not sub -

contracted to any olher valuer and canied out by myself.

d, I have not been convicted of any ofience and sentenced to a term of imprisonmenl

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

f. lhaveread the Handbook on Policy, Standards and procedure for Real Estate Valuation, 201'l of

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

handbook to the best of my ability.

g. I have read the Intemational Valuation Standards (lVS) and the rcpqt submitted to lhe Bank for the respective

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

'Asset Standards' as applicable. The valuation repwt is submitbd in fte prescribed format of the bank.

h. labidebytheModel CodeofConductforempanelmentofvduerintheBank.(Annexure V-Asignedcopyof

same lo be taken and kept along with ttis dedaration)

i. I am valuer registered with lnsolvency & Bankruptcy Boad d lndia(lBBl)

j. I am Director of the company, who is competeflt to sign his valuation report.

k, Further, I hereby provide he following information.

Sinc€ 1989

@

{r Vostukolo Consultonts (l) Pvt' Ltd'

VASTUKALA An ISO 9001 : 2015 Certif ied ComponY
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No. Particulars Valuer comment

background information of the asset being
valued;

The property under consideration is purchased by Shri. Satish

Shankar Mhaske ftom Shree Mallinath Enterprise LLP vide Agreement

for sale dated 25.07.2024.

2 purpose of valuation and appointing authority As per the request from Bank Of Maharashtra, Ghodbunder Road

Branch to assess Fair Market Value value ofthe property for Housing

Loan purpose

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

Manoj Chalikwar - Regd. Valuer

Suraj Zore - Valuation Engineer
Rashmi iadhav - Technical Manager

Pratibha Shilvanta - Technical Officer

4 disclosure of valuer inlerest or mnflict, 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 connection with
pmperty owner / applicant directy or indirec{y. Furher to state thal we

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

applicant

date of appointment, valuation date and date

of rcporl;

Date of Appointment - 26.09.2024

Valuation Date - 27.09.2t)24

Date of Report - 27 .09.2024

inspections and/or investigations undertaken; Physical lnspection done on - 26.09.2024

1 nafure and sources of the informatim rced or
relied upon;

lr/talet Suney at the lime of site visit

Ready Reckoner ratss / Orcle rates

Online search for Regisbred Transactions

Online Ptie lndirSols m real estate portals

Enquiries wih Red estate consultants
Exi$ng dab of Vdualftm assignments caried out by us

I Procedures adopted in carrying out the
valuation and valuation slandards follotrcd:

Sales Comparative Method

o restnctions on use of the report, if any; This valuation is for the use of the party to whom it is addressed and
for no otter purpose. No responsibility is accepted to any third party

who may use or rely on the whole or any part of this valuation. The
valuer has no pecuniary interest that would conflict with the proper
valuation of the property.

10 major factors that were taken into account
durino the valuation:

current markel conditions, demand and supply position,
Residential Flat size. localion, uoswing in real estate Drices, sustained
demand for Residential Flat, all round development of commercial and
Crmmercial application in the locality etc.

11 major iactors that were flst 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
valuation report.

t
C

Vostukolo Consultonts (t) pvt. Ltd.
VASTUKALA ISO 900 I : 20 i 5 Certifjed Compony
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Assumptions. Disclaimers.Limitations & Qualifications

Value Subject to ehange

The subject appraisal exercise is based on prevailiog market dynamics as on 27th September ?924 and does nct

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

Our lnvostigations

I{e are not engaged to carry out all possible in',estigations in relation to the sublect property. Where in our report ne

identify certain limitations to our investigations, this is to enable the reliant party to inskuct further investigations where

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

occasioned by a decision not to conduct further investigattons.

Arsumptions

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

valuation advice because some matlers are not capable of accurate calculations or fall outside the scope of our expe se, or

out instructions. The reliant party accepts hat he valuation contains certain specific assumptions and acknowledge and accept

the risk of trat il any of the assumptions adopted in he vdualion are incofled, then this may have an efiect on he valuation.

lnformation Supplied by Others

The appraisal is based on the information provided by the client The same has been assumed to be conect 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 responsibility if this should prove not to be so.

Future Matters

To the extent that the valuation includes any statement as to a {uture matter, lhat stalement is provided as an

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

such statements are accurate or conecl.

trp and Phnr

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

responsibility in conneclion wilh such matters.

Site Details

Based on inpuls received from Client's represertative and site visit conducted, we undectand that the subject

property is Residential Flat, admeasuring 387.00 Sq. Ft, Carpet Area in the name of Shri. Satish Shankar Mhaske. Further,

VCIpL has assumed fiat the subjecl pmperty is frce from any encmachment and is available as on the date of he appraisal.

Property Title

Based on our discussion with the client, we undersland that the subiecl property ts owned by Shri. satlsh shankat

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

{
Since 1989

(,

Vostukolo Consultonts (l) PYt. Ltd.
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any encumbranc,es, disputes and claims. VCIPL has made no further enquiries with the relevant local authorities in this regard

arrd does not certify the ploperty as having a clear and nrarketable title. Further, no legal advice regarding the title a d

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

tide deeds are clear and marketable.

Environmental Conditions

We have assumed that the subject propeny is not contaminated and is not adversely atfected by any existing or

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

and are properly licensed by the appropriate authoritles.

Area

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

admeasuring 387.00 Sq. Ft Carfi Area.

Condition & Repair

ln the absence oI any information to tho contrary, we have assumed that there are no abnormal ground conditions,

nor archaeological remains presenl which might adversely affect the cunent or fufure occupation, development or value of the

prcperty. The property is free fiom rat, infestation, structuBl or latent defect. No curently known deleterious or hazadous

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

mmments made in tle poperty details do nd ptl?dt to expGss ar opinion about, or advise upon, the condilion of uninspected

parts and should not be traken as making an imdisd rcpresentalbn or staHnent about such parh.

Valuation Methodology

For the purpose of this valuation exercise, fie vduation mehodology used is Direct Comparison Approach irethod

and proposed Highest and Best Use model is used for adydng devebprcnt potential.

The Direct Comparison Approach involves a compadson of$e pmpe$ being valued to similar prcpeilies $at have

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

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

particularly useful in eslimating the value of the Flat and properties that are typically faded on a unit basis.

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

older transactions. Subs€queflty, the appraiser would analyse rental / capital value trends in the subiect micrGmarket in order

to calculate the percentage increase / decrease in values since the date of the identilied tnnsactions. 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

othemise specifically instructed by Client and/or stated in the valuation, VCIPL has not independendy verified that informalion
and VCIPL does not advise nor accept it as reliable. The person or entty to whom the report is addressed acknowledges and
accepts the risk that it any of the unverified information in the valuation is incorect, then this may have an efiEcl on lhe
valuation.

Not a Structural Survey

Since 1989fi Vostukolo Consultonts (t) Rrt. Ltd.
VASTUKALA An ISO 9O0l : 2015 Certifaed Compony
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We state that this is a valuation report and not a structural survey

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

Legal

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

realizafion of he sale value of lhe sub.ject property. VCIPL is not required to give testimony or to appear in court by reason of

this appIaisal report, with reference to the property in question, unless arangement has been made thereof. Further, no legal

advice 0n any aspects has been obtained tor the purpose ol this appraisal exercise.

Property specilic assumptions

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

R*idential Flat, admeasudng 3$t.ltlt Sq. Ft Caryet Area.

ASSUMPTIONS. CAVEATS. LIMITATION AND DISCLAIMERS

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

render our opinion as to the tide, rttrttich is assumed to be good and maketable.

2. The propefty is valued as though under responsible owner$ip.

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

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 factors.

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

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

Since 1989{r Vostukolo Consultonts (l) H/t. Ltd'
VASTUKALA An ISO 9O0l : 2015 Certified Compony
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(Annexure.V)

MODEI- CODE OF CONDUCT FOR V,ALUERS

lntegrity and Faimess

1. A valuer shall, in the conduct of his/its business, follow high standards o{ integrily and fairness in all his/its

dealings with his/ib clients and other valuers.

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

3. A valuer shall andeavour lo ensure that he/it provides true and adequate information and shall not misrepresent

any facts or situations.

4. A valuer shall rcfrain fom being involved in any action ttrat would bring disrepute to he profession.

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

Professional Competence and Due Care

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

exercise independent pofessiond iud$Ent.

7. A valuer shall cany out professiond servkxs in accrydare wi0r tlre relevant technical and professional standards

that may be specified from time to time.

8. A valuer shall continuously maintain professbnal knorhdge ad skfll Io provide compelent professional sewice

based on uptodate developments in pradi=, Uevailiq regdalkxts / guidelines and techniques.

9. ln the preparation of a valuation rcport, the v*rer #l nd disddm liability for hiSG expefiise or deny hi$tb duty

of care, except to tre extent $at the assumplirns atB b66d otl slatemenb of fact proviled by the ompany or its

auditors or consultants or information available in p.6lic domain and not generated by he valuer.

'10, A valuer shall not cany out any instructron of he client insofar as hey are inmmpatible wih the requirements of

integnty, obleclivity and independence.

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

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

anangement with other valuen.

lndependence and Disclosure of lnterest

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

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

connected to the valuation assignment or not.

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

terms of associalion to the company.

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

valuation independent of extemai influences.

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

while providing unbiased services

16. A valuer shall not deal in securilies of any subiect company afier any time when he/it first becomes aware of the

possibility of his / its association with he valuation, and in accordance wih he Securities and Exchange Board of

lndia (Prohibition of lnsider Trding)Regulations,2015 or till the time the valuation report becomes public,

whichever is earlier.

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

company or clients needs.

18. As an independent valuer, the valuer shall not chaEe success fte.

'19. ln any faimess opinion or independer expert opinion submitted by a valuer, if therB has been a pnor engagement

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

yeaE.

Confidentiality

lnformation Mana gement

21. A valuer shall ensure that he/ it maintains wrifreo cortemporaneous records for any decision taken, the reasons

for taking the decision, and the information and evidence in support of such decision. This shall be maintained so

as to sufriciently enable a reasonable person to take a view on fte 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 heiit is

registered or any other statutory regulatory body.

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

Tri[runal, the registered valuers organisation wilh which helit is registered, oI any othel statutory regulatorybody

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

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

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

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

Since 1989
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company, which has come to his / itsknowledge without proper and specific authonty or unless there is a legal or

professional right or duty to disclose.
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Gifts and hospitality:

25. A valuer or his 1 its relative shall not accepl gifts or hospitality which undermines or afiec,ts his independence as a

valuer.Explanation: For the purposes of this code the term 'relative' shall have the same meaning as defined in

clause (77) o, Seclion 2 ol the Companies Act, 2013 (18 o{ 2013).

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

person wih a view to obtain or retain work lor himself / itsell, or to obtain or retain an advantage in he conduc{ of

profession for himself i itself.

Remuneration and Costs.

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

reflection of the wo* necessarily and pmpaly undertaken, and is not inconsistent wih the applicable rubs-

28. A valuer shall not accepl any hes or charges ottrerhan those which are disclosed in a written contract with the

person to whom he uould be rendering service.

Occupation, Employability and restrictions

29. A valuer shall refrain from accepting too many assignmenls, if he/it is unlikely to be able to devote adequate time

to each of his/ its assignments.

30. A valuer shall nol conduct business which in the opinion of lhe auhority or the registered valuer organisation

discredits the profession.

Miscellaneous

31. A valuer shall refrain from undertaking to review tre work of another valuer of the same client except under

wriften orders from the bank or housing finance insffiIirs and with knowledge of te concemed valuer.

32. A valuer shall follow this mde m amended or revised from tirne to time.

For VASTUKALA CONSULTANTS (l) PW. LTD.

Manoj
Chalikwar
Director Auth. Sign

ilanol Chalihxar
Govt. Reg. Valuer

Chanered Engineer (lndia)

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

Bank Of Maharashtra Empanelment No.: AX33 /CREMONl/aluer/EmpanelmenUsr No.55/201$20
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