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Name of Owner : Mr. Abdulkader Rashid Shaikh & Mrs. Shaziya Abdulkader Shaikh
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VALUATION OPINION REPORT

lntemal Road

lntemal Road

Open Plot

Goodluck Heights Apartment

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

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

prope(y premises can be assessed for this particular purpose at t 70,26,750.00 (Rupees Seventy Lakh Twenty

Six Thousand Seven Hundred Fifty Only).

The valuation of lhe property is based on the documents produced by the concern. Legal aspects have nol been

taken into considerations while prepanng this repod.

Hence certified

For VASTUKALA CONSULTANTS (l) PVT. LTD
Ogn.ly !rr'.d b, Iroj Ch.&'c

Gri.E, o'.1{r, o=vdll.
Manot LnaltKwar (6.,D.u o p( Lrd-@ ui,r.r

@anfrr.Lrl!. Frl

Direclor Auth. Sign.

Manoj Chalikwar

Govt. Reg. Valuer

Chartered Engineer (lndia)

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

Bank Of Baroda Empanelment No.: ZO:MZ:ADV:44:620

Encl.: Valuation repo(

\,^il.

Vastukala Consultants (l) Pvt. Ltd.

www.vostukolo.co.in

I

thdl.: lol, t6l fbor, Both sholom, troor cMlHospnol,Ihon€ (w) - 40060l. (M.s),lNDA

Emoll thon€@vostukoloco.in lrd:8097882970 / 90218 05621

Our Pan lndia Presence at:
Nonded 9 Thone Ahm€dobod I OolhiNcR

gl.1umboi I Noshlk Rolkot Rolpur

r Aurongottod I Flne lndore r Jolpur

Regd. oftice
8l-OOl, U/B Floor, BooMERANG, chondivoli Form Rood,
Powoi, Andheri Eost Mumbol:-400072, (M.S), lndio
I .91z2a7a05eE
g mumbol€rvo.lukola.co.ln

& wl,rv.voatukqlo,co.lh

This is to certify that the property bearing Residential Flat No. 502, 5b Floor, "Ammar R$idency", Taloja, Plot No.

21 , Sector 9, Village - Taloja Pachnand, Taluka - Panvel, District - Raigad, Navi Mumbai, PIN Code - 410 208, State

- Maharashtra, lndia belongs to Mr. Abdulkader Rashid Shaikh & Mrs. Shaiya Abdulkader Shaikh.
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Vastukala Consultants lndia fut. Ltd.
101 , 1st Floor, B Wing, Beth Shalom, Near Civil Hospital, Thane (W) - 400 601

To,

The Branch Manager,

Bank Of Baroda

E Vijaya Dombivali Ea3t Eianch

Vaishampayan Building Babasahev Joshi Road, Off Phadke

Road Dombivali Easl - 421201

o

VALUATION REPORT (lN RESPECT OF FLAT)

Since 1989

{

General

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

Loan Purpose.

2 a) Date of inspection '18.01.2025

b) Date of which the valualion is made 18.01.2025

3 List of documents produced for perusal:

l) Copy of Agreement for sale N0.1089/2021 Dated 19.01 .2021 between Mr. Mohsin Abdul [.4alik Dongre(The

Seller) And [,,lr. Abdulkader Rashid Shaikh & Mrs. Shaziya Abdulkader Shaikh(The purchaser).

ll) Copy of Commencement Certilicate No.CIDCO / ATPO (BP-10809)/2012 / 308 Dated 29,05.2012 issued by

City and lndustrial Develop€ment Corp Of Maharashtra ltd..

lll) Copy of Occupancy Certificate No.CIDCO / BP /'10809 / TPO (N[4 &K) I 2015 I 1350 / Unique Code No.

201 1 03021021 1 1001 Daled 27 .12.2015 issued by City and lndustrial Developement Corp Of Maharashtra

Itd..

lV) Copy of Electricity Bill Consumer N0.028611074591 Oal..ed 15.12.2024.

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

with Phone no, (details of share of each owner in

case of joint ownership)

Mr. Abdulkader Rashid Shaikh & iilrs. Shaziya
Abdulkader Shaikh

Joint Ownership

Details of ownership share is not available

5 Brief description of the property (lncluding

Leasehold / freehold etc.)
The propeny is a Residential Flat located on 5n Floor. The

composition of Residential Flat is 2 Bedroom + Living Room
+ Kilchen + Passage + 2 Toilet + 5 Balcony. (2 BHK) The
propedy is at 900 M distance from Taloja Railway Station.

Total Lease Period & remaining period (if

leasehold)

VASTUKALA An ISO 9001 : 2015 Certified Compony

Vostukolo Consultonts (l) R/t. Ltd.

4

Residential Flat No. 502, 5' Floor, "Ammar Residency",
Taloja, Plot No. 21, Sector 9, Village - Taloja Pachnand,

Taluka - Panvel, District - Raigad, Navi [,lumbai, PIN Code -

410 208, State - l/aharashtra, lndia.

Contact Person :

Mr. Mohammad Azhar (Tenant)

Mobile No. 9987462687

5a.
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Since 1989
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It

b Location of property

a) Plot No. / Survey No. Plot No - 21

b) Door No Residential FIat No, 502

c) C.T.S. No. / Village Village - Taloja Pachnand

d) Ward / Taluka Taluka - Panvel

e) Mandal / District District - Raigad

0 Date of issue and validity of layout of approved

map / plan

As Occupancy Certificate is received may be assumed that

the construction is as per sanctioned plan.

s) Approved map / plan issuing authority

Whether genuineness or authenticity of approved

map/ plan is verified

N,A,

N,A,i) Any other comments by our empanelled valuers

on authentic of approved plan

7 Postal address of the property Residential Flat No. 502, 56 Floor, "Ammar Residency",
Taloja, Plot No.21, Sector 9, Village - Taloja Pachnand,

Taluka - Panvel, Disfict - Raigad, Navi Mumbai, PIN Code -

410 208, State - Maharashtra, lndia.

8 City - Navl lVumbai

Residential area Yes

Commercial area No

lndustrial area No

I Classificalion of the area

Middle Classi) High / Middle i Poor

Urbanii) tJrban / Semi Urban / Rura

Village - Taloja Pachnand

City lndustrial Development frrporation ol Maharashtra
10 Coming under Corporation limit / Village

Panchayat / Municipality

No11

As per DocumentEoundaries of the property As per sitett

lnternal Road Plot No. 19 & 23+24North

11 .00 Mtrs. Wide RoadSouth lnternal Road

Plot No. 22East

Goodluck Heights ApartmentWest

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

a building.
Dimensions of the site'13

TII
T

II
T

III

An ISO 9001 : 2015 Certitied Compony

Vostukolo Consultonts (l) h/t. Ltd.

h)

City / Town

Whether covered under any State / Central Govt.

enactments (e,9., Urban Land Ceiling Act)or
notified under agency areal scheduled area /
cantonment area

0pen PIot

Plot No. 20

VASTUKALA
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Since 1989
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{

As per the Deed As per Actuals

North Details not available Building Marginal Space

South Details not available Flat No, 501

East Details not available Staircase

West Details not available Building Marginal Space

13.2 Latitude, Longitude & Coordinates of Flat 1 9'4',41.3'N 73'5'38.4"E

14 Extent of the site Carpet Area in Sq. Ft. = 655.00
(Area as per Site measurement)

Carpet Area in Sq, Ft. = 694.00
(Area As Per Agreement for sale)

Built Up Area in Sq. Ft. = 832.80
(Carpet Area + 20%)

15 Extent of the site considered for Valuation Carpet Area in Sq. Ft. = 69t1.00

( Area As Per Agreement for sale)

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

received per month.

Tenant Occupied

Tenant Name: Mr. l\4ohammad Azhar

il APARTMENT BUILOING

1 Nature of the Apartment Residential

2 Location

C.T.S. No

Block No

Ward No

Village / lvlunicipality / Corporation Village - Taloja Pachnand,

City lndustrial Development Corporation of Maharashtra

Door No., Street or Road (Pin Code) Residential Flat No, 502, 5s Floor, "Ammar Reridency',
Taloja, Plot No. 2'1, Sector 9, Village - Taloja Pachnand,

Taluka - Panvel, District - Raigad, Navi Mumbai, PIN Code -

410 208, State - Maharashtra, lndia

3 Description of the locality Residential /
Commercial / Mixed

Residential

4 Year of Construction 2015 (As per occupancy certificate)

5 Number of Floors Part Ground + Part Stilt + 7 Upper Floors

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

7 Number of Dwelling units in the building 56 Floor is having 8 Flats

8 Quality of Construction

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

Normal
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Municipal Water Supply

Since 1989
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Appearance ol the Building

l$aintenance of the Building

Facilities Available11,

Protected Water Supply

Connected to Murrrcipal Sewerage System

Car parking - Open / Covered Open Parking

Yesls Compound wall existing?

ls pavement lard around the Buildlng Yes

il Residential Flat

1 The floor in which the FIat is situated 5* Floor

2. Door No. of the Flat Residential Flat lio. 502

3. Specifications of the Flat

R. C. C. SlabRoo{

Vitrified Tile FlooringFlooring

Teak Wood Door frame with Solid flush doorDoors

Windows

Conceahd plumbing with C.P. {ittings. Electncal wiring with

conceded.
Fittings

C€meflt Phtering + PoP FinishFinishing

4 House Tax

Delails not availableAssessment No

Tax pakl in the name of Deta s nol aYailable

Deiails nol availa$eTax amount

Eleclricity Bill Consumer No. 0286110745915. Electric'rty Service connection No

Abdulkader Rashid ShaikhMeter Card is in the name of

Good6 How is the maintenance of the Flat?

Mr. Abdulkader Rashid Shaikh & Mrs. Shaziya
AMulkader Shaifth

Sale Deed executed in the name of7

Details not availableo What is the undivided area of land as per Sale

Deed?

What is the plinth area of the Flat?9

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

I
I
I

Vostukolo Consultonts (l) Pvt. Ltd.
VASTUKALA An rSO 9OOl :2015 Certitied Compony

a Normal

'10,

Litt 2 Lifts

Underground Sewerage

Powder co# Afuminum sliding windows

Buih Up Area in Sq. Ft. = 833,00
(Carpet Area + 20%)
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lt What is the Carpet area of the Flat? Carpet Area in Sq. Ft = 655.00

(Area As per aclual slte measurement)

Carpet Area in Sq. Ft = 519.00

Balcony Area in Sq. Ft.= 136.00

Carp8t Ar€a ln Sq. FL = 69i.0i)
(Area As Per Agreement lor eale)

All the above areas are within 6010 of the Agreement for
Sale Area. The above calculations and detailed
measurements takefl by us prove that the Agreoment for
Sale area is not ero6itantly inflated. Hence, valuation is
prepared based on the Agteement for Sale area

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

'13 ls il being used for Residenlial or Commercial
purpose?

Residential Purpose

l{. ls it Owner@rded q let out? Tenant Occupied

15 lf rented, ,ryhat is the monthly r€nt?

MARKETABILITY

1 How is the marketability? C,ood

Whal are the fadors favoring for an o(fa
Potenlid Value?

Leded in developed area

Any negative faclors are observed whidt dbci
the marlet vdue in general?

No

v Rde

1 After analyzing trc cornparabh sah instrnces,
ldlat is the composib mte for a similar Flal witlt

same specifical'ons in the adloiniry locality? -
(Ahng with details / reference of at - leasl two

latesl deals I transactiofls with res?ec{ lo adjacenl
properties in the areas)

t 51 1 /- to < 1 C73gl per Sq. Ft sn Catpet tuea

t 7926/- to I 89191 per Sq. Ft. on Built Up AIea

2 Assuming it is a new construdjon, what is lhe

adopted basic composite rate of the Flat under

valuation after comparing with the specifications

and olher factors wlth the Flat under mmparison
(give detaits) .

I 10,500/- per Sq. Ft.

3 Break - up for the rate

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

ll, Land + others

4 Guideline rate obtained from the Registrar's Office
for new property (an evidence thereof to be

enclosed)

t 68,7751per Sq, lV.

i.e. t 6,3891 per Sq. Ft.

(..i

{r Since 1989

VASTUKALA An ISO 90O l : 2015 C€rtified Compony

Vostukolo Consultonts (l) Pvt. Ltd.

{ 14,500/- Ptesent rental inmme per rnonth

IV

2.

,1

{ 8,000/- per Sq. Ft.
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Details of Valuation:

Since '1989

Pag€ I qf 28

{r

Guideline rate(an evidence thereof to be

enclosed)

Registered Value(if available) N.A.

VI COMPOSITE RATE ADOPTED AFTER
DEPRECIATION

a Depreciated building rate

Replacement mst of Flat with Services (v(3)i) { 2,5001 per Sq. Ft

Age of the building 10 years

Life of the building estimated 50 years Subiect to proper, preventive periodic maintenance

& slructural repairs,

Depreciation percentage assuming fte sdvage
v-alue as 10%

15.0006

Depreciation Ratio o{ the building

b Total composite rate anived for Valuation

Depreciated building rate Vl (a) { 2,125/- per Sq. Fl.

Rate for Land & other V (3) ii t 8,0@A per Sq. Ft.

t 10,121- per Sq. Ft.

Remarks Al fte time ol visit external painting work is in progre3s.

No. Description qy Rate per unit (t) Estimated Value (t)

1 Present value of the Flat 634.00 Sq. Ft. 10,125.00 70,26.750.00

2 Wardrobes

3 Showcases

4 Kitchefl anangements

5 Superfine frnish

lnterior Decorations

7 Ebcl/icity deposits I electrical fitlings, etc.

I Extra collapsible gates / grill works, etc.

I Potential value, if any

10 Others / Car Parking

Total value of the property 70,26,750.00

Realizable value of the property 53,24,075.00

Dbtre3e value of the property 56,21,400,00

lnsurable value of the property (832.80 X 2,500.00) 20,82,000.00

VASTUKALA An ISO 9SI : 201 5 C€rtified Compony

Vostukolo Consultonts (l) Pvt. Ltd.

t 63,628/- per Sq. M.

i.e. { 5,9111 per ft. Fl.

5.

Total Composite Rate

6
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Guideline value of the property (832.80 X 5,911.00) 49,22,58'1.00

e

{
VASTUKALA An ISO 9OOl : 2015 C,ertified Cornpony

Vostukolo Consultonts (l) Pvt. Ltd.
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Justification for Price / Rate

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

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

be correct if an Auclion of the subiect property is carried out, As far as l\,larket Value in lndex ll is concerned, it is not possible lo
comment on same, may be government rates are flxed by sampling during same point of time in part and whereas, Market

values change every month.

ln most of the cases lhe actual deal amount or Transaction value is not reflected in lndex Il because of various Market

practices. As Valuer, we always try to give a value which is conect reflection of actual transaction value irrespective of any

factors in market.

Method of Valuatiqn / Approach

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

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

properlies, also known as comparables, or comps, must share certain features with the property in queslion. Some of these

include physical features such as square footage, number o{ rooms, condition, and age ol 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 adiustnents when mmparing pmpenies, real estate appraisers must know the

differences between the comparable properties and how to value these differences. The sales comparison approach is

commonly used for Residential Flat, where there are typically many comparables available to analyze. As the property is a

Residential Flat, we have adopted Sale Comparison Approach Method for the puryose of valuation .The Price for similar type of

property in the nearby vicinity is in the range of { 9511.00 to t 10739.00 per Sq. Fl. on Carpet Area / { 7926.00 to { 8%9.00

per Sq, Ft. on BuiltUp Area. Considering the rale with attached report, curent market conditions , demand and supply position,

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

and Commercial application in the locality etc. We estimate {10,125.00 per Sq. Ft. on Carpet Area for valuation.

Since .,989

@

fi

Saleability Good

Likely rental values in future { 14,5001 Present rental inmme per month

Any likely income it may generate Renlal lncome

VASTUKALA An ISO 9OO'l : 20l5 Certified Compony

Vostukolo Consultonts (l) Pvt. Ltd.

lmpending threat of acquisition by government for road

widening / publics service purposes, sub merging &

applicability of CRZ provisions (Distance from seacost / tidal

level must be incorporated) and their effect on
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Actual Site Photoqraphs

Since 1989
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Actual Site Photoqraphs

Since 1989
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Valuatioi Report BOB / E Viiaya oombivali East Brandr/ Mr. Abdulkader Rashid Shaikh (0137392310112)

Route Mao of the proDertv

Note: Red Place mark shows the exact location of the property

..-ttdttl' ztf,'*..'

Lonoitude Lditude:'19'4"1,l.3"N 73'5'38,4"E

Note: The Blue line shows the route to site dislance from nearest Railway Station (Taloja - 900 M).

Since '1989

Page 13 of 28
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Readv Reckoner Rate

tocotEdy hr
EE

TEFFEIE
E EI

Stamp Duty Ready Rectoner Market Value Rate Ior Flat 65500

lncrease by 5% on Flat Located on 56 Floor

Stamp Duty Ready Reckoner llarket Value Ratc (Afrer

lncreas€lDecrea.€) (A)
68,775.00 Sq. Mtr. 6,389.00 Sq. Ft.

Stamp Duty Ready Rec*ofld Market vdue Rate h Lmd Fl 17300

The difference between land rdte and building rate(A3=C) 51,475.00

Percentage afrer Depreciation as per table(D)

Rate to be adopted after considering depreciatioa [B + (C X D]l 63,628.00 Sq. Mtr. Sq. Ft.

Itluhi-Storied buildinq with Lift

For residential premises I commercial unit / office on above floor in muttistoded building, the rate mentroned in the ready

reckoner will be increased as under:

Since 1989

T

@

{

Location of Flat I Commercial Unit in he
building

Rate

a) 0n Ground to 4 Floors No increase lor a[ floors from ground to 4 floors

b) 5 Floors to 10 Floors lnc-rease by 5% on units located betu/een 5 to 10 floors

c) 11 Floors to 20 Floors lncrease [ l(]96 on units located bet!rcen 11 to 20 lloors

d) 21 Floors to 30 Floors lncrease by 15% m units located betx,e€fl 21 to 30 floors

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

Value in percent atter depreciationCompleted Age of Building in Years

Cessed Building, Hall or S€mi-Pukka
Structure & Kaccha Structure.

R.C.C Struc{ure / other Pukka Slructure

1000/00 to 2 Years

95% 95%Above2&upto5Years

After injtial 5 year for every year 1.5%

depreciation is to be considered. However

maximum deduction available as per this shall

Above 5 Years After initial 5 year for euety yeat 10k

depreciation is to be considered. However

maximum deduclion available as per this shall

VASTUKALA An ISO 9ool :2015 C€rtiried ComPonY

--,jlrsnxJtlllcf trrar.E trrlcl.rrlrlrr
CdrIIsD f rdr lta afal 2otra Io :ll!t irdch 2CE

ritd@tliiiE

5,911.00



Residential Flat

Floor

Area 833.33 1,000.00

Percentage 20Yo

Rate Per Sq. Ft. {9,600 00 {8,000.00

.t
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Price lndicators

Property

Source Nobroker.com

Carpel Built Up Saleable
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Since 1989
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eE
{

Property Residential Flat

Source magic bricks

Floor

Carpet Built Up Saleable

Area 745.00 894.00

Percentage

Rate Per Sq. Ft. 110,738.00 {8.949.00

iSOO L.c Cohtact Ov/n€r

il' ffiTE
@
More Details

tm t.c
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Property Residential Flat

Source lndex no,2

Floor

Carpet Built Up Saleable

Area 349.00 418.80

Percentage

Rate Per Sq. Ft. 110,02s.00 {8,357.00
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Property Residential Flat

Source lndex no.2

Floor

Carpet Built Up Saleable

Area 347.00 416.40

Percentage 20Yo

Rate Per Sq. Ft. 19,510.00 {7,925.00
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As a result of my appraisal and analysis, it is my c'onsidered opinion that the value of the above property in the prevailing

condition with aforesaid specif,cations is t70,26,750.00 (Rupeec Seventy Lakh Twenty Six Thousand Seven Hundred Fifty

Only) .The Ra.llzsble Vatue of the above prop€rty is t63,24,075"00 (Rupe€r Skty Three Lakh Tv{cnty Four Thourand

Sevcnty Flve Only). The Dirtress Vaiue is t56,21,it00.00 (Rupres Fifty Slx Lakh Twenty Ona Thousand Four Hundrcd

only).

Place :Thane

Date : 18.01.2025

For VASTUKALA CCI'.,|SULTAI{TS (l) PVT. LTD

Manoj
Chalikwar
Direclor Aulh. Sign

tlanoj Challkwar

Govt. Reg. Valuer

Chartered Engineer (lndia)

Reg. No. lBB|/RV/07/2018/1 0366

Bank 0f Baroda Empanelment No.: ZO:MZ:i\DV:tl4:620

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

We are satistied that the fair and reasonable market value o, the property is

(Rupees

only)

Date_
Signature

(Name & Designation of the lnspecting fficiaUs)

Countersigned

(BRANCH MANAGER)

Enclosures

Declaration-cum-undertaking from the valuer (Annexure-lV) Attached

l\,4odel code of conduct for valuer - (Annexure V) Attached

Since 1989
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(Annexure-lV)

DECLARATION.CU M.U N DERTAKING

l, fvlanoj Chalikwar do hcreby solemnly affirm and state that:

a. lam a citizen of lndia.

b. t will net undedake valuaticn cf any assets in which I have a direct or indirect interest or become so interested

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

of assets was conducted by me.

c. The information furnished in my valuation report dated 18.01.2025 is true and correct to the best of my

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

d. My engineer Vicky Baor has personally inspected the property on 18.01.2025. The work is not sub -

conbacted to any oher rraluer and canied cxrt by mysetf.

e. Valualion reporl is submitted in he fomat as presoibed by the ba*.

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

during my empanelment with you, I will inform you wiftin 3 days d sudt depanelment.

g. I have not been removed / dismissed ftom service / empbyment e*lier.

h. I have not been convicted of any offence and senEnced to a tgfln d imprisonment

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

l. I have not been declared to be unsound mind

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

l. lam not an undischarged insolvent

m. I have not been levied a penalty under section 271J of lncome-tax Act, 1961 (43 of 1 961) and time limit for

filing appeal before Commissioner of lncome-tax (Appeals) or lncome-tax Appellate Tribunal, as the case may

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

elapsed afler levy of such penalty

n. I have nol been convicted of an offence connecled with any proceeding under the lncome Tax Act 1961,

Wealth Tax Act '1957 or Gift Tax Act 1958 and

o. My PAN Card number as applicable is AERPC9086P

p. i unriertake to keep you informed of any events or happenings which would make me ineligible ior

empanelmenl as a valuer

q. i have not conceaied or suppressed any material information, facts and records and I have made a complete

and full disclosure

Since 1989
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r. lhave read the Handbook on Policy, Standards and procedure tbr Real Estate Valuation,201l ot

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 aLili$.

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

asset class is in confonn$ to the 'standards' as enshrined for valuation in the IVS in 'General Standards' and

'Asset Siandards as applicable. The vafuation report is zubmitted in the prescribed fcrmat c{ 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 this 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 valualion report

w. I will undertake the valuation work on receipt of Letter of Engagement generated ftom the system (i,e. LLMS /

LOS) only.

x. Further, I hereby provide tre following information.

Since 1989fiI'
VASTUKALA An ISO 9O0l : 2015 Cerlified Compony
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Valrratia[ Repart 8OB / E Vljaya Dombiyali Eas! Brdnr-il f}l' AnddhdE Rashid Shaikh (013739/2-110112)

tz

Since 1989
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No Particulars Valuer comment

udungtuull(.1 [rtr)fllldrrurr ur IE dstEl uErrg

valued;

The property under consideration is purchased by l'4r. Abduikader
Rashid Shaikh & l\4rs. Shaziya Abdulkader Shaikh from Mr. Mohsin

Abdul Malik Dongre vide Agreement for sale dated 19.01.2021.

2 purpose ol valuation and appoiniing authority As per the requesl from Bank Of Baroda, E Vijaya Dombivaii East

Branch to assess Fair Market Value value ot the property for Housing

Loan purpose

? i.ia^t;tv ^f tha vel"ar rnd anv 
^tha. 

.ynartc

involved in the valuation;

iLnni f'helilrwer - Pa^.| Vrl,,a.

Vicky Baor - Valuation Engineer

Shyam Kajvilkar - Technical l\4anager

Pratibha Shilvanta - Technical Officer

4 disclosure of valuer interest or conflict, if anyi We have no interest, either direct or indirect, in the property valued.

Further to state that we do not have relation or any connection $iith
property owner / applicant directly or indirectly. Further to state that we

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

applicant

5 date o, appoir ment, valuation date and date

of reporu

Date of Appointment - 17.U.2425
Valuation Date - 18.01.2025

Date of Report - 18.01.2025

6 inspections and/or invesflgations undertaken; Physrcal lnspection done on - 18.01.2025

7 nature and sources of the information used or

relied upon;

Market Survey al the time of site visit

Ready Reckoner rdes / Orde rates

Online searct for Registered Transactions

Online ftice lndicatorc on real estate portals

Enquiries with Red esde consultants

Efsting data of Valualion assignments canied oul by us

8 Procedures adopted in carrying out the
valuatron and valualion standards followed;

Sales Comparative Method

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

for no other purpose. No responsibility is accepted to any thjrd 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.

l0 malor factors thal were taken into account

during the valuation;

current market conditions, demand and supply position,

Residential Flat size, location, upswing in real estate prices, sustained

demand for Residential Flat, all round development of commercial and

Commercial application in the locality etc.

11 maior factors that were not taken into account

during the valuatron;

Caveats, limitations and disclaimers to the

extent they explain or elucidate the limitations

faced by valuer, which shall not be for the
purpose of limitinq his responsibility for the

valuation report.

Attached

VASTUKALA An lso 9oo'l : 20'15 Certilied Compony
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Assumptions . Disclaimers, Limitations & Qualifi cations

Value Subject to Change

The subject appraisal exercise is based on prevailing market dynamics as on lSth January 2025 and does not take

into accounl any unforeseeable developments which could impact the same in the future.

Assumptions

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

valuation advice because some matten are not capable of accurale calculations or fall outside the smpe of our expertise, or

out instructions. The reliant party actepls trat ttre valuation contains certain specific assumptions and acknowledge and actept

the risk of that if any of the assumptions adopted in the valuation are inconect, then this may have an effect on the valuation.

lnformation Supplied by Othes

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

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

in{ormation is believed to be reliable but VCIPL can accept no responsibitity ifthis should prove not to be so.

Future Matters

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

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

such statements are accurate or conecl.

Map and Plans

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

responsibility rn connection with such matters,

Site Details

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

property is Residential Flat, admeasuring 6911.00 Sq. Ft. Carpst Area in the name of Mr. Abdulkadet Rashld Shrilfi & Mrs.

Shaziya Abdulkader Shaikh. . Further, VCIPL has assumed that the subiect property is free from any encroachment and is

available as on the date of the appraisal.

Property Title

Eased on our discussion with the Cli€nt, we understand that the subject property is owned by llr. Abdulkader

Since 1989

,.!i

frI' Vostukolo Consultonts (l) Pvt. Ltd.
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Our lnvestigations

We are not engaged to carry out all possible invesligations in reletion to the subject property. Where in our report we

identify certain limitations to our invesligations, this is to enable the reliant party to instruct further invesligations where

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

occasioned by a decision not to conduct further investigations.
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Rashid Shai*h & Mrs, Shaziya Abdullader Shaikh. For the puryose o{ this appraisal exercise, we have assumed that the

subject property has a ciear titie and rs lree lrom any encumDrances, disputes and dams. VCiPL has made no lurlher enqurnes

with the relevant local authorities in this regard and does not certify the property as having a clear and marketable title. Further,

no legal advice regarding the title and ownership of the subject property has been obtained for the purpose of this appraisal

aw^,^ic^ lt ha. h^d^ -..,,mda that th^ Ltld,lM/i. a.d 
^1d6. 

and 6.,L6r.h16

Environmental Conditions

We have assumed that tne subiect propeny is not contaminated and rs not adverseiy atl'ected Dy any exrstino or

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

and are properly licensed by the appropriate authorities.

Area

Based on the information provided by th€ Client's represenlatiye, we understand that the Resid€ntial Ftat,

admeasuring 69r[.00 Sq. Ft. Carpet fuea.

Condition & Repait

ln the absence of any informalion to the coitrary, we have assumed lhat there are no abnormal ground conditions,

nor archaeological remains present whict mi;ht adversely afiect ttle dJrent w futur€ occupatron, development or value of the

property. The property is free kom rat, infsstation, structural or htent defed. No cunently known deleterious or hazardous

materials or suspect techniques will be used in the constnr{ion dor su@rer( alteration or additons to the property and

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

parts and should not be taken as making an implied repesentation or sl#mfit about such parts.

Valuation tlethodology

For the purpose of this valuaUon exercise, the vduation m€thodology used is Direct Comparison Approach Method

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

The Direct Comparison Approach involves a comparison of the property being valued to similar properties that have

actually been sold in arms - langth transactions ot are of{ered for sale. This approach demonstrales what buyers have

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

parliculady useful in estimating the value of the Flet and properties that are typicalty traded on a unrt basis.

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

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

to calculate the percentage increase / decrease in values since the date of the identiUed transactions, This percentage would

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

Where reliance has been placd upon extemal sourc* of infomation in applying the vafuation rnethodologies, tinless

otheMise specrlically instructed by Client and/or stated in the valuation, VCIPL hes not independentty venlted lhal intormatlon

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

accepts the risk that it any sf the unverified irformation in the valuatron is incorrect, lhen lhis xnay have an effect on the

valuation.

Since 1989
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Not a Slructural Survey

We state that this is a valuation report and not a slructural survey,

Other

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

realizalion of the sale value of the subiect property. VCIPL is not requhed to give testimony or to appear in murt by reason of

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

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

Property specific assumptions

Based on inputs received trom the client and s(e visit conducted, we understand that the subject property is

Residential Fld, admeasuring 69,(.00 Sq. Ft. Carpet Area.

ASSUMPTIONS, CAVEATS, LITUITATION AND DISCLAIMERS

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

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

2, The property is valued as though under responsible owrerchip.

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 suci conditions or for engineering that might be required to discover

such factors.

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

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

Since 1989
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(Annexure-V)

MODEL CODE OF CONDUCT FOR VALUERS

lntegrity and Fairnes3

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

dealings with his/its clients and other valuers.

2, A valuer shall maifltain integdty by being honest, skaightforward, and fortkight in all professional relationships.

3. A valuer shall endeevour lo ensure that hdit provides true and adequate information and shall not misreyesenl

any facls or situations.

4. A valuer shall refain tom being involved in any action that would bring disrepute to the profession.

5. A valuer shall keep public inlerest foremosl while delivering 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 profesional judgment.

7. A valuer shall carry out professional services in accordarme wifr the Efuvarit technical and profussional standards

that may be specified lom time to time.

8. A valuer shall continuously maintain professbnal knorhdge and ski[ to pmvide competenl professional service

based on utrto-date developments in pradice, prcvailing reguldiono / guidelines and techniques.

9. ln the preparation of a valualion repo( the vdus slull not disddtn liability for his/its expertise or deny his/its duty

of cale, except to the extent that the assumptions ar€ basd on statements of lact provided by the company or its

auditors or mnsultants or information availabb in Firlh dmah and not generaled by the valuer.

10. A valuer shall not cany oul any instruction of lhe dient insofar as lhey are inmmpalible with the requirements of

integrity, objectivity and independence.

11. A valuer shall cleady state to his client the services that he would be competent to povide 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 objectivity in his/its professional dealings by ensuring that his/its decisions are made

without the presence of any bias, conflict of interest, coercion, or undue influence of any party, whether directly

connected to the valuation assignment or not.

13. A valuer shatl not take up an assignment if heiit or any of hislits ielatives oi associates is not independent in

terms of association to the company,

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

valuation independent ol extemal influences.

i S. A valuer shall wherever necessary diseiose to the clients, possible sources o{ conflicts o{ duties End ifiterests,

while pmviding unbiased services

16. A vatuer shall not deai irr secur-ities of any subiect conrpany after any time \,Yhen helit itrst becvftl€s aware ol the

possibility of his / its association wilh the valuation, and rn accordance with the Sefljrities and Exchange Boad of

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

whichever is earlier.

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

mmpany or clienl's needs.

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

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

in an unconnecled lransaction, the valuer shall declare the association with the mmpany during the last live

years.

Confidentiality

20. Avaluershall not use ordivulgelo other clients orany olher parly any confidential information about the subject

company, which has come to his / itsknowledge without proper and specillc authorily or unless there is a legal or

professional nght or duty to disclose,

lnformation Management

21. A valuer shall ensure that he/ il maintains written @t empoftrneous records for any decision taken, the reasons

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

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

actions,

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

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

registered 0r any other statutory reguldory body,

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

Tribunal, the registered valueis oiganisation with which he/it is registered, or any dhet sldutofy regutatorybody.

24. A valuer while respecting the con{identiality 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 ils

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

pending case before the Tribunal or Appellate Tribunal, the record shall be maintained till the disposal of the case.
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Gifts and hospitality:

25. A valuer or his / its relative shall not accepl 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

clauee (7) of Section 2 of the Compcnies Act, 2013 {18 cf 2013).

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

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

profession {or himsetf / itself.

Remuneration and Costs.

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

reflection of the work necessanly and properly undertaken, and is not inmnsistent with lhe applicable rules.

28. A valuer shall not accept any fees or charges otherthan those which are dlsclosed in a written contract with the

person to whom he would be rendering service.

Occupation, employability and restrictions

29. A valuer shall refrain from acceptiflg too many assignmenls, if he/il is unlikety to be able to devote adequate time

to each of his/ its 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 undertaking to review the work of another valuer of the same client except under

written orders from the bank or housing linance institutions and with knowledge of the mncemed valuer.

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