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Valuation Report of the lmmovable Property

Details of the propefi under consideration:

Name of Owner: Smt. Sushma Popat Surwase

Residential Apartment No. SS-l / A-352, Ground Floor, "Eha Rahlvras Malak Sangh", Plot No. A-1, Sector - 2,

Near Ajinkya Surgical Hospital, Airoli, Navi lr,lumbai, Taluka & District - Thane, PIN Code - 400 708,

Stale - lraharashtra, Country - India.

Latitude Longitude: ,l9"09'4,l.9"N 72"59'€.4"E

lntended User:

SVC Co.OPerative Bank Ltd.
SanPada Branch

Shop No 1, Bhumiraj Manor CHSL, Plot No. 3, Sector - 14, Sanpada (East), Navi Mumbai,

PIN Code - 400 705, State - Maharashtra, Country - lndia.
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06/02$4-PRvS
Date: 06.02.2025

VALUATION OPINION REPORT

This is to certify that the property bearing Residential Apartment No. SSI / A-352, Ground Floor, "Eha Rahiwas

Malak Sangh", Plot No, Al, Sector - 2, Near Ajinkya Surgical Hospital, Airoli, Navi Mumbai, Taluka & Districl -

Thane, PIN Code - 400 708, State - MaharashtB, fuuntry - India b€longs to Smt. Sushma Popat Surwase.

Room No. 350

Room llo. 354

Room No. 355

Room No. 3@

Considering various parameters remrded, existing economic scenario, and the informalion that is available with

reference to the development of neighborhood and melhod selec{ed br valuation, we are of the opinion that, the

property premises can be assessed lor lhis particular purpose at I 30,22,500.00 (Rupees Thirty Lakh Twenty

Two Thousand Flve Hundred Only).

The valuation 0f the property is based on the documents produced by the concern. Legal aspecls have not been

taken into mnsiderations while preparing this valuation report.

For VASIUKALA CONSULTANTS (l) PW. LID.

Manoj
Chalikwar
Director

anoj B. Chalikwar

Registered Valuer
Charlered Engineer (lndia)

Reg. No, CAT-I-Fi763
SVC Emp, No, Ref.; CO/TeciBUSlS26ln-21
Encl: Valuation report.

Dlgltally iigned by Mind Challkwa,
DN: o=Manol Challkwir. o=vasluLh
ConsultanB {l) Pvt. Ltd,. or.,=Mumbtl.
emdl=manoj@vanukal..orgr c=rN
Dare: 2015.02.06 142750 +05 30'
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Vastukala Consultants (l) hlt. Ltd.
81-001, U/B Floor, Boomerang, Chandivali Farm Road, Powai, Andheri (East), Mumbai - 400 072

To,

The Branch l$anager,
SVC Co-Op.ratlve Bank Ltd.
Sanpada Branch
Shop No 1, Bhumiraj Manor CHSL,

Plot No. 3, Sector - 14, Sanpada (East),

Navi Mumbai, PIN Code - 400 705,

State - Maharashtra, Country - lndia.

VALUATION REPORT (IN RESPECT OF RESIDENTIAL APARTMENT)

Since 1989

rE

{

General

1 Purpose for which the valuation is made To assess value of the prop,erly for Bank Loan Purpose

2 a) Date of inspection 25.01.2025

b) Date on which the valuation is made 06.02.2025

3 Lbt of documenb produced br perual:
l. Copy of Deed of Apartment dated 05.10.2012 between City and lndustrial Derrelopment Corporalion of

Maharashlra Limited (the Corporation) and Srnt. Srshma Popat Surwase (the Apartment Owner).

ll, Copy ol Tripartite Agreement dated (E.10.2012 between Cl'ly and lnduslrial oevelopmenl Corporation

of Maharashtra Limited Ohe Corporation), Shri Dada B4u Mali (The Apartment Owner) and Smt.

Sushma Popat Sun ase (lhe Purchaser Ovner),

lll. Copy of Transfer of Apartment Ref. No. CIDCO / EMS/AEO/ (AL) /2012dated 10.10.2012 issued by

City and lndustrial Development Corporalton of Maharmhtra Limited.

lV. Copy of Electricity Bill dated 27.01.2025 in the name of Smt. Sushma Popat SuMase.

4 Name of the owne(s) and his / their address
(es) wilh Phone no. (details of share d eadt
owner in case of joint ownership)

Smt Sushma Popat Sunrase

Adrels: Residential Apartmenl No. S9l / A-352,

Ground Fbor, "Ekta Rahiwac talak Sangh", Plot No.

A-1, Sector - 2, Near Ajinkya Surgical Hospital, Airoli,

Navi Mumbai, Taluka & District - Thane, PIN Code -

400 708, State - Maharashtra, Country - lndia.

Contact Person :

Smt. Sushma Popat Sunvase (owner)
Contact No: 9820388073

Sole Ownership

5 Brief description of the properly (lncluding

Leasehold / freehold etc.)

The property is a Residential Apartment is ol Ground +

1sr Floor & Tenace. The property is at 450M. walkable

distance from nearest railway station Airoli. The

composition of Apartment is as underl

Vostukolo Consultonts (l) Pvt. Ltd.
An ISO 900'l : 2015 Certified ComponyVASTUXALA
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Since 1989

o

{

6 Location of property

a) Plot No. / Survey No Plot No. A-1, Sector - 2

b) Door No. Residential Apartment No. SS-l / A-352

c) Gut No. / C.T.S. No. / Village Gut No, 211 (ft.),216 (Pt.) & 217 (R.) Village - Airoli

d) Ward / Taluka Taluka - Thane

e) [4andal / District District - Thane

0 Date of issue and validity of layout of

approved map / plan

The property is construcled by C|DCo. CIDCO itself is

an issuing authority.

s) Appmved map / plan rssuing authority

h) Whether genuineness or authenticity

of approved map/ plan is venfied

N,A,

i) Any other @mmenls by our

empanelled valuers on authenlic of

approved plan

No

7 Postal address of the property Resid€nlial Apartment No. SS-l / A-352, Ground Floor,

'Ekta Rrhtwa! alak Sangh", Plot No. A-1, Sector -

2, Near Ajinkya Surgical Hospital, Airoli, Navi Mumbai,

Taluka & Distrbt - Thane, PIN Code - 400 708, State -
Maharashtra, Counlry - lndia.

City / Town Airoli, Navi Mumbai

Residential area Yes

Commercial area No

No

9 Classiflcation of the area

i) High / Middle / Poor [tliddle Class

ii) Urban / Semi Urban / Rural Urban

10. Coming under Corporation limit / Vill4e
Panchayat / Municipality

Village - Airoli

CIDCO / Navi Mumbai l\,lunicipal Corporation

11 Whether covered under any State i Central

Govt. enactments (e,9., Urban Land Ceiling

Act) or notified under agency area/ scheduled

area / cantonment area

No

12. Boundaries

Bu ilding As per actual site As per document

North Room No. 350 Details not given

South Room No, 354 Details not given

East Room No. 355 Details not given

West Room No. 300 Details not given

'13 Dimensions of the site N.A., As the property is under consideration is

Residential house.

14 Extent of the site EI

Vostukolo Consultonts (l) Pv4. Ltd.
VASTUKALA An lso 9001 :2015 certified Compony

8.

lndustrial area
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Since 1989

6)

fr

As Der ol Aoartment. Built Uo Area are as

un
Built Up Area in Sq. Ft.Floor

Ground Floor

14 Latitude, Longitude & Coordinates ol

Residential Apartment

19'09'41 9"N 72'59'49,4',E

15 E(ent ol the site considered for Valuation

(least of '13A& 138)
Built Up Area in Sq. Ft

155.00Ground Floor

il APARTMEI{T BUILDING

1 Nature of the &artment Residential

Locatron

Village - Airoli

Block No

Village / Municipality / Corporation Village - Airoli

CIDCO / Navi Mumbai Municipal Colporation

Door No., Street or Road Residenlial Apartment No. SS-l / A-352, Ground Floor,

"EKs Rdrlwas ilalak Sangh", Plot No. A-1, Sector -

2, Near Ajinkya Surgical Hospital, Airoli, Navi Mumbai,

Taluka & District - Thane, PIN Code - 400 708, State -
Maharashfa, Counlry - lndia.

Description of the locality Residential /
Commercial / Mixed

Residential

4 Year ol Construction 20'17 (As per site inlormation)

5 Number of Floors Ground + l{ Upper & Terrace

o Type of Structure Load beadng Structure

7 Number o{ Drvelling units in the building N.A

I Quality of Construction Normal

I Appearance of the Building Normal

Maintenance of the Building Normal

11. Facilities Available

Lift No Lift

Protected Water Supply lvlunicipal Water supply

Underground Sewerage Connected to lr4unicipal Sewerage System

Car parking - Open / Covered Open Parking

ls Compound wall existing? No

ls pavement laid around the building No

ilt Residential Apartment

1 The floor in which the Residential Apartment is

situated

Ground Floor

Door No, of the Residential Apartment Residential Apartment No. SS-l / A-352

An ISO 9OOl : 2015 Certiried Compony

Vostukolo Consultonts (l) Pvt. Ltd.

155.00

As per Deed ol Apartment. Built UD Area are ag

Floor

2

C.T.S. No.

Ward No.

3

'10

VASTUKALA
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Since 1989

@

{

3 Specifications of the Residential Aparlment

Roof R,C,C. SIAb

Flooring Vitrified tiles flooring

Doors Teak Wood door frame with Flush Shutter with

Windows Powder Coated Aluminum Sliding windows

Fittings Open plumbing & Electrical wiring with Casing Capping

Finishing Cement Plastering with POP finishing

4 House lax
Details not available

Tax paid in the name of: Details not available

Tax amount Details not available

5 Electricity Service coflnection No Consumer No. 000094525691

Meter Card is in the name of: Smt. Sushma Popat Sunrvase

6 How is the maintenance of the Residenlial
Apartment?

Normal

Sale Deed executed in the name of Smt. Sushma Popat Surwase

8 What is the undivided area of land as per Sale
Deed?

Details not available

I What is the plinth area of the Resldential
Apartment?

As oer Deed of Aoa Built Up Area are as

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

11 What is the Carpet Area of the Residential
Apartment?

nt are as under:
Floor Carpet Area in Sq. Ft.

Ground Floor 173.00
1$ Floor 198.00

Tenace 206.00

12 ls it Posh / I Class / Medium / Ordinary? [,liddle Class

13 ls it being used for Residential or Commemial
purpose?

Residential purpose

14 0cc details are as under: -

Floor Name Rented
Since

Present
Rental

Ground Floor & 1"' Floor Owner Occupied

Terrace '1 Year T 7,000.00

15 lf rented, what is the monthly rent?

IV MARKETABILITY

1 How is the marketability? Good

2 What are the factors favounng for an extra
Potential Value?

3 Any negative factors are observed which affect

the market value in general?
No

Rate

VASTUKALA An ISO 900] : 20 15 certified compony

Vostukolo Consultonts (l) A/t. Ltd.

Assessment No.

7

ls it ownercccupied or let out?

Tenant - Ms,

Ankita

Located in developed area
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Since 1989

{

1 After analyzing the comparable sale instances,

what is the composite rate for a similar Flat

with same specifications in the adjoining

locality? - (Along with details / reference o, at
- least two latest deals / transactions with

respect to adiacent properties in the areas)

t 17,000.00 to t 20,000.00 per Sq. Ft, on Built Up Area

2 Assuming it is a new construction, what is the

adopted basic composite rate of the Flat under

valuation after companng with the

specifications and other factors with the Flat

under comparison (give details).

{ '19,800.00 per Sq. Ft. on Built Up Area

3 Break - up for the rate

l. Buildrng + Services t 2,500.00 Ft

ll. Land + others { 17,300.00 per Sq. Ft

4 Guideline rate obtained from the Govemment

Portal (an evidence thereof to be enclosed)

{ 97,300.00 per Sq. M.

i.e.{ 9,039.00 Ft,

4A Guideline rate (after Depreciation)

vt COMPOSITE RATE ADOPTED AFTER

DEPRECIATION

a Depreciated building rate

Replacement cost of Flat with Services (v(3)i) t 2,500.00 per Sq. Ft.

Aqe of the building 8 years

Life of the building estimaled 52 Years Subject to poper,

mainlenanco & structural repairs.

preventive periodic

Depreciation percentage assuming the

salvaqe value as 100/o

12.000

Deprecialed Ratio of the buildinq

b Total composite rate arrived for Valuation

Depreciated building rate Vl (a) t 2,200.00 per Sq Ft.

Rate for Land & other V (3) ii t 17,300.00 per Sq. Ft

Total Composite Rate t '19,500.00 per Sq. Ft

Romark3:
1. As per Deed of Apaiment, the property is of Ground Floor only. Ed as persite inspedion the Property is

of Grcand + la Floor + Tenace. Tenace area is covered with AC sheet Roofing. Construdion
pemission for the 1st Floor & Temce is not proided, henre the same is not considercd for the

valuation purpose.

2, As per site neasurement, the caryet of Residential Apadmai is 577.00 (lncluding Ground Flou is

173.00 Sq. Ft. & 1s floor is f98.00 Sg. Ft.) and Tmae Area rs 206 Sq, Ft. Ai as per agreement. the

buift-up area of Residential Apaftnent on Ground floot is 155.00 sq, 1?. As there is no d@unentary
evidence for the ownarship of this additional area, tor the Valuation we have considered area as pq
docunents only.

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

{ 92,196.m per Sq. M.

i.e, t 8.565.00 oer Sq. Ft.
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Oetail! of Valuation:

Approach adooted for valuation: Sales Comparison Approach

The sales comparison approach uses $e market dab of sale pnces to estimate the value of a real estate

prcperty, Property valuation in this npthod is done by comparing a property to other similar properties that

have been recently sold, Comparable proparlies, abo known as comparable, or mmps, must share certain

features with the property in question. Some of lhese include physical features such as square footage,

number of rooms, condition, and age of lhe buiHiflg; however, the most important factor is no doubt the

location of the property.

Adjustments are usually needed to acmunl for differences as n0 two properties are exactly the same. To

make proper adjustments when comparing properties, real estate appraiseG must know the differences

between the mmparable properties and how to value these differences.

The sales comparison approach is commonly used for Residential Apartment, where there are typically

many mmparable available to analyze.

As the property is a Residential Apartment, we have adopted Sale Comparison Approach Method for the

purpose of valuation,

The Price for similar type of property in the nearby vicinity is in the range of

t 17,000.00 to t 20,000.00 per Sq, Ft, on Built Up Area Considenng the rate with attached report, current

market conditions, demand and supply posilion, Flat size, location, upswing in real estate prices, sustained

demand for Residential Flat, all round development of residential application in the locality etc. We estimate

t 19,500.00 per Sq. Ft. on Built Up Area for valualion.

Since 1989

a'D

{

Sr.

No.

Description Area in
Sq. Ft.

Rate per
unit (9

Estimated
Value (t)

1 Present value of the Residential Apartment (lncluding

Car Parkinq, lf Provided)
155.00 19,500.00

Wardrobes

3 Showcases
4 Kitchen arranoements

5 Superfine frnish

6 lnterior Dec,orations

Electricity deposits / eleclrical fittings, etc

8 Extra collapsible gates / grill $erks etc

I Potential value, if any
10 Others

Fair Market value of the property 30,22,s00.00

Realizable value ol the property 27,20,250.00

Distress Value of the property 24,18,000.00

lnsurable value of the property (155.00 Sq. Ft. x 2,500.00) 3,87,500.00

Guideline value of the property (,l55.00 Sq. Ft. x 8,565.00) ,l3,27,575.00

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

30,22,500.00

7
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Actualsite photoqraphs

Since 1989
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Since 1989

@
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Actual site photoqraohs
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Route Map of the propertv
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Latitude Lonqitude 19'09'41.9'N 72"59'49.4'E
Note: The Blue line shows the route to sile frcm nearesl railway station (Airoli - 450M.)

Since 1989

(,i)

{r Vostukolo Consultonts (l) Pvt. Ltd
VASTUKALA An ISO 9OO'l : 20'l 5 Certitied Compony

\_

i
E.|

,,)t:
FIJ

frc

J

IJ

trla
I I {

I
I I

fi

l,

L

t

I

hT
fl

0r

t)It-r
-

rr

45
flht'r

t
\

tI
H

g=i.I:r

Efr4

IT

t
I ";lt

tr*

I
,fi-tr
d,

ti

-; -)I ,ll



8) oGp.,tm.nl ot A.airtr.tlon & tt.ntP. al<lfr { Irrr frrrrr
E-ltlrtg ira

a.ld T*Ic
a.a..r VLe. {',':..r, ' ^jIli
a-dr ly A.rE t5 . lo.drdr

re
-

Valuaton Repon:SVC Co-Oleralive gank Lts / S.np.da &andr i Sml. Sushma @l Su ase 03901/2310414) Page12ot25

Ready Reckoner Rate for Residential Apartment

Buildiro not havino lift
The following taue gives the valuatron of residential building / flat / commercial unit / office in such building on above

floor where there is no lift. Depending upon the floor, rcady recloner rabs will be reduced.

Table - D: DeDreciation Percentaqe Table

Since 1989

e)

{r

Stamp Duty Ready Reckoner l\rarket Value Rate for Flat 97,300.00

No Reduced

97,300.000 Sq. Mt. 9,039.00 Sq. Ft.

Stamp Duty Ready Reckoner l\rarket Value Rate for Land (B) 33,500.00

The difference betv€en land rate and building rate (A - B = C) 63,800.00

Depreciation Percentage as per table (D) [100%€%]
(Aqe of the buildino - 8 Years)

92%

Rate to be adopted after considering depreciation [B + (C x D)l 92,196.00 Sq. ilt 8,565.00 Sq. Ft.

Floor on which flat is located Rate to be adopted

a) Ground Floor / Stilt Floor 100%

b) First Floor 95%

c) Second Floor 90%

d) Third Floor 85%

e) Fourlh Floor and above 80%

Compleled Age of
Building in Years

Value in percent after depreciation

R.C.C. Structure / other Pukka Structure Cessed Building, Half or Semi - Pukka
Structure & Kaccha Structure.

0 to 2 Years 100% 1007"

Above2&upto5Years 95% 95%

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

depreciation is to be considered. Hor,vever

maximum deduction available as per this

shall be 70% of l\,larket Value rate

After initial 5 year for every year 1.5%

depreciation is to be considered. However

maximum deduction available as per this

shall be 85% of l\rlarket Value rate

VASTUKALA An ISO 9001 : 2015 Certified Compony

Vostukolo Consultonts (l) h/t. Ltd.

Stamp Duty Ready Reckoner Marlet Vslue Rate (A)



Property Residential Flat

Source Housing.com

Floor

Carpet Built Up Saleable

Area 291.66 3s0 00

Percentage 200/o

Rate Per Sq. Ft. < 27An.00 < 22,857.00

ilirilnEEf .6 EE eEol

1 BH( lndependent House 480.0 L

I

a ''!brdnk{nrd{

Irt
rl
r
a

.f
I

l- T

I

I

+
13 nrorB

valualbn Rsport WC Csoperalit! Bank Ld./ Sanpada Brandl / Sml Sushma Popat Sumese (13S12310{14) Page 13 ot 25

Since 1989
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Property Residential Apartm€nt

Source lndex No. 2

Floor

Carpet Built Up Saleable

Area 167.38 200.85

Percentage 20Yo

Rate Per Sq.Ft. { 22,s08.00 t 18,s90.00
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Since 1989
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Sales lnstances

Vostukolo Consultonts (l) Pvt. Ltd.
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Property Residential Apartment

Source lndex No. 2

Floor

Carpet Built Up Saleable

Area 148.18 177.82

Percentage 20%

Rate Per Sq.Ft. { 23,093.00 t'19,2,14.00
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As a result of my appraisal and analysis, it is my considered opinion that Value the present fair market value of

the above pmperty in the prevailing condition with aforesaid specifications is { 30,22,500.00 (Rupee3 Thirty

Lakh Twenty Two Thousand Five Hundred Only).

Place: Thane

Date: 06,02.2025

For VASIUKALA CONSULTANTS (l) PW, LTD,

Manoj
Chalikwar

Direclor Aulh. Sign.
ManoJ B. Challkwar

Registered Valuer

Chartered Engineer (lndia)

Reg. No, CATJ-F-1763
SVC Emp. No. Re{.: C0/Tec/BUSl5N20-21

The undersigned has inspected the property detailed in the Valuation Repo( dated

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

(Rupees

Dign ll, lign€d by M.tuj Ct likw.,
DM .FMarcj ch.likwar, @v.israb
Corall.nG {ll Fv. trd- d=Mumb.l,
eo.rl=mamiovarubLo.4 cJN
o.r. 20-n2r6 1/r2a2r iot3d \*^,\

{

lv)

Date

Countersigned
(BRANCH I\,{ANAGER)

Signature
(Name & Designation of the lnspecting fficial/s)

Enclosures

Declarationcum-undertaking lrom the valuer (Annexure - l) Attached

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

Since 1989
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{ Vostukolo Consultonts (l)Pvt. Ltd
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(Annexure - l)

DECLARATION.CUM.UNDERTAKING

l, Manoi Chalikwar son of Shri. Baburao Chalikwar do hereby solemnly affirm and state thal:

a. I am a citizen of lndia.

lwill 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 appointment as valuer or three years after the valuation of assets was

conducted by me.

The information fumished in my valuation report dated 06.02.2025 is true and

correct to the best of my knowledge and belief and I have made an impartial and

true valuation of the property.

l/ my authorized representative has personally inspected the property 25.01.2025.

The work is not sub - contracted to any other valuer and carried out by myself.

Valuation report is submitted in the format as prescribed by the bank.

I have not been depanelled / delisted by any other bank and in case any such

depanelment by other banks during my empanelment with you, I will inform you

within 3 days of such depanelment.

I have nol been removed / dismissed from service / employment earlier.

I have not been convicled of any offence and sentenced to a term of
imprisonment

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

lhave not been declared to be unsound mrnd

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

lam not an undischarged insolvent.

c

d

e

s

h

k

t.

m

n

I have not been levied a penalty under section 271J of lncome-tax Act, 196'l (43
of 1961) and time limit for filing appeal before Commissioner of lncome{ax
(Appeals) or lncome{ax Appellate Tribunal, as the case may be has expired, or
such penalty has been conflrmed by lncome-tax Appellate Tribunal, and five
years have not elapsed after levy of such penalty

I have not been convicted of an offence connected with any proceeding under the
lncome Tax Act 196'1, Wealth Tax Act 1957 or Gift Tax Act 1 958 and

Since'1989
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{ Vostukolo Consultonts (l) Pvt. Ltd
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o.

p

My PAN Card number as applicable is AERPC9086P

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

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

I have read the Handbook on Policy, Standards and procedure for Real
Estate Valuation, 2011 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 ability.

I have read the lnternational Valuation Standards (lVS) and the report
submitted to the Bank for the respective asset class is in conformity to the
"Standards" as enshrined for valuation in the IVS in 'General Standards' and
"Asset Standards' as applicilble. The valuation eport is submitted in the
prescribed format of the bank.

I abide by the Model Code of Conduct for empanelment of valuer in the Bank.
(Annexure V - A signed copy of same to be taken and kept along with this
declaration)

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

I am the Director of the company, who is competent to sign this valuation report

I will undertake he valuation work on receipt of Letter of Engagement generated from the

system (i.e., LLMS / LOS) only.

Further, I hereby provide the following information.

Since 1989
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Since 1989

.c

{

Sr.
No.

Particulars Valuer comment

1 background information of the asset being

valuedi

purpose of valuation and appointing authority As per the request from SVC CGoperative Bank

of the ro lor Bank Loan Pur se

3 identily of lhe valuer and any other experts

involved in the valuationi

Manoj B, Chalikwar - Regd. Valuer
Raiesh Ghadi- Valuation Engineer

Vaishali Sarmalkar - Technical Manager

Pratibha Shilvanta - Technical fficer
4 disclosure of valuer interest or conflicl, if any; We have no interesl, either direct or indirect, in

the property valued. Further to state that we do

not have relation or any connection with properly

owner / applicant directly or ifldirectly. Further to

state that we are an independent Valuer and in

no way related to property owner / applicant

5 date of appointment, valuation date and date of
report;

Date of Appointmenl - 25.01 .2025
Valuation Date - 06.02.2025
Date of - 06.02.2025

6 inspeclions and/or investigations undertq&ll Ph cal I done on 25.01.2025

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

. Maket Survey at the time of sile visit

o Ready Reckoner rales / Circle rates

. Online search for Registered Transactions
o Online Price lndicators on real estate portals

. Enquiries with Realeslate consultants

8 procedures adopted in carrying out
valualion and valuation standards followed

lhe Comparative Sales Method / Ma et Approach

I restriclions on use of the report, ff any: This valuation is lor the use of the party 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 part of this

valualion. The valuer has no pecuniary interest

that would conflict with the proper valuation of the

Dropefty.

10. major factors that were taken into account
during the valuation;

cunent 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 residential application in the
locality etc.

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,

Attached

Vostukolo Consultonts (l) Pvt. Ltd.
VASTUKALA An ISO 900'l : 2015 Certilied Compony

The property under consideralion was purchased

by Smt, Sushma Popat SuMase from City and

lndustrial Development Corporation ol Maharashtra

Limited vide Deed of Apartrnent dated 05.102012.

2.
Ltd., Sanpada Branch to assess fair market value

11.
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Assumptions, Disclaimers, Limitations & Qualifications
Value Subject to Change

The subject appraisal exerciss is bas€d on prevailing market dynamics as on OSh February 2025 and

does not take into acmunt any unforeseeable developments which could impact the same in the future,

0ur lnvortlgallonr

We are not engaged to carry oul all possible investigations in relation to the subject property. Where in

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

investigations where considered appropriate or where we remmmend as necessary prior to reliance. Vastukala

Consultants lndia Pvt. Ltd. (VCIPL) is not liable for any loss occasioned by a decision not to conduct further

investigations

Assumptlons

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

purpose of providing valuation advise because some matlers are not capable oi accurate calculations or fall

outside the scope of our expertise, or oul instructions. The reliant party accepts that the valuation mntains

certain specific assumptions and acknowledge and acce the risk of hat if any of the assumptions adopled in

the valuation are inconect, then this may have an efiecl on tc valuation.

lnformation Supplied by Oherr

The appraisal is based on tho information povirled by he dient. The same has been assumed to be

correct and has been used for appraisal exercise. WheB it is stated in $e report that another party has supplied

informatron to VCIPL, lhis information is believed to be reliabb but VCIPL can accept no responsibility il this

should prove not to be so.

Future lilatters

To the extent that the valuation includes any stdement as to a tuture matter, that slatement is provided

as an estimate andior opinion based on lhe informalion known to VCIPL at the date of this document. VCIPL

does not wanant that such stataments are accurale or conecl.

Map snd Plan3

Any sketch, y'an or map in this report is included to assist the reader while visualising the property and

assume no rcsponsibility in connection with such matters.

Site Detalls

Based on inputs received iom Client and site visit conductod, we understand that the subject property is

Residential Apartment admeasuring Bullt Up Area = 155.00 SQ. Ft. in the name of Smt. Surhma Popat

Surwa3e. At present, the property is Owner occupied. Further, VCIPL has assumed that the subject property is

free from any encroachment and is available as on lhe date of the appraisal.

{r Since '1989

ay

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



Valualbn R6poi SVC Co-operdtiw Eank tt / Sanpeda Brandl / Smt Sushma Popal S!.wase (13901231C1414) Page 21 ol X

Property Title

Based on our discussion with the Client, we understand that the subject property is oMsd by Srnt.

Sushma Popat Surwa3e. For ths purpose of this appraisal exercise, we have assumed that the subject poperty

has a clear title and is free lrom 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 clear and

marketable title. Further, no legal advice regarding the title and owneBhip of the subject property has been

obtained ,or the purpose of this appraisal exercise. lt has been assumed that the title deeds are clear and

marketable

Environmental Condition3

We have assumed that the subiect property is not conlaminated and is not adversely affected by any

existing or proposed environmental law and any proc€ss€s which are carried out on the property are regulated

by environmental legislation and are properly licensed by the appropriate authorities.

Area

Based on the informalion provided by the Client, we understand that subject poperty is Residential

Apartment admeasuring Bulh Up Aroa = 155.00 Sq. Ft

Condition & Repair

ln the absence of any information to the conlrary, lye have assumed that lhere are no abnormal ground

clnditions, nor archaeological remains prcsenl whbh might adt etsely decl the current or future occupation,

developmenl or value of the property. The poperty is ftee fom tat, infestatbn, slructural or iatenl defect. No

cunently known delelerious or hazardous materials or suspec't tedrniques will be used in the mnstruction of or

subsequent alteration or additions to the property and commenls 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 representation or statement about such parts

Valuation Methodology

The sales mmparison approach uses the market data of sale prices to estrmate the value of a real estate

property, Property valuation in this method is done by mmparing a pmpery to other similar properties that have

been recently sold. Comparable properties, also known as mmparable, or comps, must share certain features

with the property in question. Some of these include physical features such as square footage, number of rooms,

condition, and age of the building; however, the most important factor is no doubt the location of the property.

Adjustments are usually needed to account for differences as no two properties are exactly the same. To make

proper adjustments when comparing propertiss, real ostate appraiseG must know the differences between the

comparable properties and how to value these differences.

The sales companson approach is commonly used for Residsntial Apartment, where there are typically many

comparable available to analyze. As the property is a Residential Apartment, we have adopted Sale Comparison

Approach Method for the purpose of valualion.

Since '1989
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In cas€ of inadequate recent tEnsaction activity in the subjecl micro-market, the appraiser would collale

details ol older transactions. Subsequontly, the appraiser would analyse rental / capital valu6 trends in the

subject micro-market in order to calculate the percentage increase / decease in values since the dale of the

identified transactions. This percentage would then be adopted to poect the current value of the same,

Where reliance has been placed upon exlernal sources of information in applying the valuation

methodologies, unless otherwise specifically instructed by Client and/or stated in the valuation, VCIPL has not

indepndently verified that information 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 if any of the unvenlled information in the

valuation is inconoct, then this may have an effecl on the valuation.

Not a Structural Survey

We slate that this is a valuation report and not a slruclural survey

other

All measurements, aleas and ag€s quoted in our report ae appoximate

Legal

We have not made any allowances with respect to any existir€ or poposed local legislation relating to

taxation on realjzation of the sale value of the subiect pmperty. VCIPL b not required to give testimony or to

appear in court by reason of this appraisal report, with l8ferBrEe to he property in question, unl€ss anangement

has been made thereof. Further, no legal advice on any 6pecb has been obtained lor the purpose of this

appraisal sxercise

Property lpecilic arrump[ions

Based on inputs received from the dient and site visit conducted, we understand that the subject

poperty is Residential Apartment admeasuring &d[ Up Aree = 155.00 Sq. Ft.

ASSUIiIPTIOT{S. CAVEATS, LIiIITATION AND DISCLAIMERS

We assume no responsibility for matters of legal nature affecting the property appraised or the title

thereto, nor do we render our opinion as to the title, which is assumed to be good and marketable.

The property is valued as though under responsible ownership.

It is assumed that the property is free of liens and encumbrances,

It is assumed that there are no hidden or unapparent conditions of the subsoil or slructure 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.

There is no direcU indirect interest in the properly valued.

The rates lor valuation of the property are in acclrdance with the Govt. approved rates and prevailing

market rates.

Since 1989

2

3

4

5

6

!)

fr Vostukolo Consultonts (l) Pvt. Ltd.
VASTUKALA An lso 9001 :2015 Certified compony

I



valoation Rsporii svc co-ope|rlir€ Biank Lt / sanpada BGnch / sml. slshma Popal Surwase (139012310414) Pw 23 ol25

(Annexure - ll)

MODEL CODE OF CONDUCT FOR VALUERS

lntegrlty and Falrness

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

his/its dealings with his/its clients and other valuers.

2. A valuer shall maintain integrity by being honest, straightfonrard, and rorthright in all professional

relationships.

3, A valuer shall endeavour to ensure that he/it provides true and adequate information and shall not

misrepresent any facts or situations.

4. A valuer shall re{rain from being involved in any action that would bring disrepute to the 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 standards of service, exercise due diligence, ensure proper

care and exercise independenl professional judgment'

7. A valuer shall carry out pmfossional sewices in accordance witr the relevant technical and

professional standards that may be specified frun lime to time.

8, A valuer shall continuously maintain proftssional knowledge and skill to provide competent

professional service based on up-tGdate derrelopments in practice, prevailing regulations /

guidelines and techniques.

9. ln the preparation of a valuation report, he valuer shall not disclaim liability for his/its expertise or

deny his/iis duty of care, except to the extent that the ssumptions are based on statements of fact

proviAeO Uy the company or its auditors or consultants or information available in public domain

and not generated by the valuer.

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

requirements of integrity, objectivity and independence.

'l 1 . 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.

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 shall not take up an assignmenl if he/it or any of his/its relatives or associates is not

independent in terms of association to the company.

Since 1989
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lndependence and Disclosure of lnterest
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14. A valuer shall maintain complete independence in his/its professional relationships and shall
mnduct the valuation independent of extemal influences.

15. A valuer shall wherever necessary disclose to the clients, possible sources of conflicts of dutres
and interests, while providing unbiased services.

16. A valuer shall not deal in secunties of any subject company after any time when he/it first becomes
aware of lhe possibility of his / its association with the valuation, and in accordance with the
Securities and Exchange Board of lndia (Prohibition of lnsider Trading)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 valuatrons" in order to
cater to a company or clients needs.

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

19. ln any faimess opinion or independent expert opinion submitted by a valuer, if lhere has been a
prior engagemenl in an unconnected fansaction, the valuer shall declare lhe associatioo with
the company during the last five years.

Confidentlality

20. A valuer shall not use or diwlge to other clients or any other party any confidential information
about the subject company, which has come to his / its knowledge without proper and specific
authority or unless there is a legal or professional dght or duty to disclose.

lnformation Management

21. A valuer shall ensure that he/ it maintains written contempoftmeous records for any decision taken,
the reasons for taking the decision, and the informdion and evidence in support of such decision,
This shall be maintained so as to suflicienty enable a reasonable person to take a view on the
apprcpriateness of his /its decisions and aclions.

22, A valuer shall appear, co-operate and be availahle for inspections and investigations camed oul
by the authority, any person authorised 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 which hefit is registered, or any other
statutory regulatory body.

24. A valuer while respecting the conlidentiality of information acquired dunng 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 contracl 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 Appellate
Tribunal, the record shall be maintained till the disposal of the case.

Gifts and hospitallty:

25. A valuer or his / its relative shall nol accept gifts or hospitality which undermines or affecls his

independence as a valuer.

Explanation: For lhe purposes of this code the term 'relative' shall have the same meaning as

delined in clause (77) of Section 2 of the Companies Act, 2013 (18 of 2013),

Since 1989
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Remuneratlon and Costs.

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

reasonable reflection of the work necessarily and properly undertaken, and is not inconsistent with

the applicable rules.

28, A valuer shall not accept any fees or charges other than those which are disclosed in a wriften

contract with the person to whom he would be rendering service.

Occupation, employability and restrictions.

29. A valuer shall refrain from accepting too many assignments, if he/it is unlikely lo 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

organisatron discredits the profession.

Mlscellaneous

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 finance institutions and with knowledge of the

concemed valuer,

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

For VASTUKALA CONSULIANTS (l) PW. LTD.
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26. A valuer shall not offer gifts or hospitality or a financial or any other advantage to a public servant

or any other person \,vith a view to obtain or retain work for himself / itself, or to obtain or retain an

advantage in the conduct of profession for himself / itself.


