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KAKODE ASSOCIATES CONSULTING PVT LTD
Kohinoor Square, Office No. B-901. 9th Floor,

N C Kelkar Marg. Opp Shiv Sena Bhavan

Dadar (W),Mumbai-400 028

022-24472042

kakode.associates{wgmail.com, www.Kakode.com

GSTIN : 27TAAFCK9794F1ZY, PAN NO. : AAFCK9794F
CIN : UT4140MH2Z015PTC269853

PROFORMA INVOICE

ADDRESS

Indian Bank-Dombivli (W) Br.
Priyadarshini Apartment,

Mahatma Phule Road, Vishnu Nagar
Dombivli (West), District Thane — 421 202
Buver's GSTINUIN : 2TAAACIIG0T7G3IZX
Client Name  : Smt Luomi Yashwant Pawar

PROFORMA INVOICENO.: 25-26/09/MH 1864

DATE

: 19-8ep-25

Report No. : KACPL/IB/KK/ST/MG/25-26/MH | 864

Valuation 998390
Professional Charges Towards Valuation of

Fiat No. 102 1 st floor, Wing A, Om Saval Nikstan,
MNear Konark Garden, Yadav Nagar, village Shirgoaon,
Panvel Road, Badlapur (Easl), Taluka Ambamalh,
District Thane - 421 503

18 % GST

3,000.00

NEFT Details SUBTOTAL

Account Name | Kakode Associates Consulting Pvt Lid — pax
Bank Name : [ndian Bank
Bank Branch Add : Matunga{ West)

TOTAL RS

3.000.00
540.00
3,540.00

Three Thousand Five Hundred Forty Only.

Bank Account Mo . 7577572108
11 Digit IFSC Code : [DIBODOMAGS

TAX SUMMARY

CGST @ 9%
SGST @ 9%

270.00
270.00

3,000.00
3.000.00

For Kakode Associates Consulting Pvt Lud

MLEBMBAS

400028

Erudge)

Authorized Signatory




KACPL/IB/KK/ST/MG/25-26/MH1864

September 16, 2025

VALUATION REPORT

Name & Address of Branch

Indian Bank

Dombivli (West) Branch,
Privadarshini Apartment,
Mahatma Phule Road,

Vishnu Nagar, Dombivii (West),
District Thane —421 202

Name of the Customer

Smt. Laxmi Yashwant Pawar

Name of Panel Engineer

Date u;f'iﬁsﬂ

M/'s, Kakode Associates Consulting Private Limited

September 13, 2025

Site visit done by

By our representative Mr. Keval Kambie

Survey in presence of

External Visit

01.

Owner / Burehgser of the property

(if jointly owned full details to be
furnished — i.e. names of joint owners,
share of each joint owner etc.)

Smt. Laxmi Yashwant Pawar

Survey No. and Registrar Office

02. Survey MNo. 143/Hissa No. 5 (part) & & of village
wherein the title deeds are registered  Shirgoan & Registrar office Ulhasnagar-4
o, Whether verified with legal We request the Bank to seek legal opinien
apinion = Survey No./ Patta No.
b, Extent of land N. A
03, Address of the Property being valued  Flat No. 102, 1" floor, Wing A, Om Savai Niketan, Near
Konark Garden, Yadav Nagar, village Shirgaon, Panvel
Road, Badlapur (East), Taluka Ambernath, District
_ Thane - 421 503
a) Landmark Mear Konark Garden/Saffron Hill Complex
b) Latitude, Longitude & Co-ordinates of Latitude:19.153922
flat Longitude : 73.227343
-cj East Open to sky
Boundaries of Flat West FlatNa, 101 )
North Joint wall of wing B
South Lobby/Lift
d) East Jeevan Life Style Building
Boundaries of Building West DP Road
North Wing B
South Konark Garden Complex
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Details of recent registrotion

04.
a.  Buyer Smt. Laxmi Yashwant Pawar
b, Promoter M,"s Sagar Superstructures Pvt, Ltd,
“Flat : 25.64 sq. mtr. (RERA Carpet area)
Encl. Balcony : 5.50 sg. mtr,
¢.  Extent of the area cuse + 1.03 sq. mtr.
Total : 32,17 sq. mtr, i.e. 346 sq. ft. (RERA
Carpet area)
d.  Registered for INR INR 19,00,000 (Purchase Price)
e. Date of Registration March 26, 2018
0s. Whether the property self-acquired or  self.acquired
ancestral property?
If ancestral property whether VAO . a.
certificate is available?
If self-ocquired whether original title o
deed verified?
06. If the property is feased out, terms of Theland is |easehold
fease, unexpired period of lease and
possibility of getting vacant possession.
07.  Whether the land on which the building  N. A, [Valuation is only for said residential flat)
stands is owned by the barrower?
08. Type of construction with details
appraved plan (Enclose photocopy  No. 29 dated March 07, 2014 approved by Kulgaon
of the approved building plan)? Badlapur Nagargarishad
b Whether any major deviations We were not allowed to enter the said premises, as
observed from the approved plan?  such we connot ascertain the same
09. Age of the Property Approx. 5 years (as per site information)
10.  Estimated Residual fife 55 years subject to proper, periodic & preventive
maintenance of the said building
11, locational Disodvantages No
12. Whether property tax has been paid \ye have not received the Property Tax Bill
regularly?
a. Amount of tax . P E‘:ﬁ—ﬁﬁ*{?‘a
detoils A
13.  Any other relevant detol ( / u ﬂtnz ?;h
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Whether premises utilized far
residential / commercial purposes?

We were not allowed to enter the said premises, as
such we cannot ascertain the same

Own / rental occupation / Long lease

We were not alflowed to enter the said premises, as
such we cannot gscertain the occupation of the said

flat

if rented, rent yield per month

It may fetch rent in the range of INR 5,000 to INR
6,000

Whether standord rent has been fixed
under Rent Control Act; if so details?

M. A&,

Any dispute between owner and tenant

M. A,

14. Legal Encumbrances, if any, (Searches We request the Bank to seek |egal opinian
and Investigations made)
Any other detoifls which affects our N. A
charge on the property as security
15. Total Areo of the land M. A, [valuation report is for residential flat)
1. Tvpe of construction RCC with brick wall masanry
17. Tvpeof roof RCC
18. Tvpe of flooring We were not allowed to enter the said premises, as
such we cannot ascertain the same
Na. of floors Part Ground/Part 5tilt + 4 upper floors
19 Availability of civic amenities / Water  Yes
20, Electricity Connection Yas
21, Draoinage Connection Yas
22 Tronsport / communication Yes
33, Nearest Bus Stop “Ghorpade Chowk Bus Stop is approx. 2 km from the
said property
24: Neorest Raifway Station Approx. 2.5 km from the eastern side of Eadlapur
rallway station
55, VAO/ Guideline value maintained at INR 57,600 per sq. mtr. |.e.

Registrar Office (Stamp Duty Ready
Reckoner Rate 2025-26)

INR 5,351 per 2g. ft. on Bullt-up area

(After considering depreciation for the age of the
building)

IMR 55,176 per sg. mtr. i.e.

INR 5,126 per sq. ft. on Buijlt up area
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26, Llocal / Market rate prevailing ot the INR 6,500 per sq. ft. on Carpet area considering the
time of valuation (Basis of voluation) locational attributes and marketability of the said fiat
27. Areoof the premises as peragreement  Flat : 25.64 sq. mtr. (RERA Carpet area)
Encl. Balcony : 5.50 sq. mtr.
CUB :1.03 sg. mtr,
Total :32.17 5q. mtr. i.e. 346 sq. ft. (RERA
Carpet area)
28, Area of the premises os per We were notallowed to enter the said premises, and
measurements hence we could not take the physical measurements
of the said flat -
29, Area adopted for valuation ** Flat No. 102  : 346 sq. ft. (RERA Carpet area)
*¥ Note: Our valuation report is based on the area which is identified in the agreement.
30. Exterior Cement paint
31. Valugtion Method Sales Comparison Method
32. Valuation Methodology

The method adopted for valuation of the residential premises is Sales Comparison Method in
which the sales instances of the similar properties or properties with similar attributes in the
same region are traced and the Market Rates are derived by using the experience and expertise
of the valuer. Also, the valuation of the residential premises is based on the Present Market
Value of the premises depending on the condition, location and other infrastructural facilities
avallable at and around the sald premises.

We have considered the valuation on RERA Carpet area for the premises, which is identified

in the agreement.

The Market Value obtained in this report is defined as follows: Market Value is the estimated

amount for which an asset could exchange on the date of valuation between a willing buyer and

3 willing seller in an Arm's length transaction after proper marketing wherein the parties had

each acted knowledgeably and without compulsion. (As defined by the international Valuation

Standards Committee, London). Thus, the characteristics of Market Value are -

a) Itisa free will sale.

b} It isan estimated amount and not 2 predetermined or an actual sale price.

g} Itis time-specific as on the given date.

d} It depends on purpose of valuation.

e} Buyer & seller are actuated by Business principles. They are unrelated and are acting
independently.

f)  Asset would be exposed to the market in the most appropriate manner to affect its
disposal at the best price possible,

v
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The Realizable Value of the said residential premises Is considered at 90% of the Present Market
Value of the said premises, while the Forced Szle Value for the said residential premises is
considered at 80% of its Present Market Value.

33, list of documents produced for perusal
Ownership Documents:

i. Agreement for Sale dated March 26, 2018 executed between the Promoter — M/s, Sagar
Superstructures Pvt. Ltd. and the Allottee — Smt. Laxmi Yashwant Pawar

ii. Reglstration Recelpt No. 1280 and Registration No. UHN4-1044-2018 dated March 26, 2018
indicating Purchase Price INR 15,00,000 and Market Value INR 16,45,000

iil. Index |l dated March 26, 2018 indicating Carpet area 32.17 sq. mtr. (incl. of Encl. Balcony
+C.B)

iv. Electricity Meter No. 07540604721 dated August 21, 2025 in the name of Smt. Laxmi
Yashwant Pawar (For Flat No. 102-A)

Technical Documents:-

v, Building Plan No. K.B.N.P./B.P./2013-2014/420/Unigue No. 29 dated March 07, 2014
approved by Kulgaon Badlapur Nagarparishad for Wing Ato D (Part stilt/Part Ground + 4
upper floors) en plot bearing Survey No. 143/Hissa No, 5+6 of village Shirgaon

vi. Commencement Certificate No. K.B.N.P./B.P./2013-2014/420/Unigue No. 29 dated March
07, 2014 issued by Kulgaon Badlapur Nagarparishad for Wing A to D (Part Stilt/Part Ground
+ 4 upper floors) on plot bearing Survey No. 143/Hissa No. 5+6 of village Shirgacn

vil. RERA Registration No. 51700009373 dated August 22, 2017, Project-Om Savai Niketan

34, Valuation

Guideline Value

381 5,126 19,53,006

(10% loading on RERA Carpet area, as

identified in the ogreement)

i, Current Market Value

Flat No. 102 [RERA Carpet area) 346 B,500 22,49,000

| .

35, Bosfs for recommended rate Location, guality of construction, life of the building
and its residual life, supply, demand, local
enquiries, market feedback of investigations etc.

36. Remarks if any

» We were not allowed to enter the said premises and hence we could not take the
physical measurements and internal photographs of the said flat.

» The said property was inspected from outside only.

» The value of the said property may vary depending upon the internal condition
of the said flat.

~ 1liftis provided to the said building.
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~ We cbserve that the Guideline Value of the said flat is significantly less as compared to
its Market Value,

# \We have adopted the Sale Rate based on our local inguiries and as per prevailing
Market Rate in the vicinity.

# All the civic amenities are within the proximity of the building.

37.  Suggested sum assured for Fire The fire Insurance needs to be purchased on
Insurance cover (Replacement Cost) Replacement or Reinstatement bosis, |t means one
can get the new construction cost for the property
if destroyed by fire, earthquake, etc., which is
estimated at INR 8,50,000

38.  Speciagl Features that add o value Mil

1L
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4s a result of our appraisal and analysis, it is our considered opinion that the Present Market Value of Flat
Mo, 102, 1* floor, Wing A, Om Savai Niketan, Near Konark Garden, Yadav MNagar, village Shirgoan, Panvel
Road, Badlapur (East}, Taluka Ambernath, District Thane - 421 503 and valued for Smt. Laxmi Yashwant

Pawar in the prevailing condition with aforesaid specifications is:

Market Value (MV) 22,49,000
Realizable Value {90% of MV) 7 225 CoN 20,24,000
AR T,
| I::- 1] ” "‘
Forced / Distress Sale Value (80% of MV) J{f,. &3 17,99,000
| [ g
[ i A P |
Insurable Value L' A v, I-'I 8,50,000
Purchase Price (Year 2018) N~ 7 19,00,000
= _=F
Declaration:
a) The valuation is based on our site visit.
b) The valuation is subject to clear and marketable title and adequacy of engineering / structural
design.
c) We have based our valuation report on the area which is identified in the agreement.
d} This valuation report will remain valid only for the purpose for which it is made. Market Value is
defined elsewhere in this report.
e) This value can go down in case of a Forced Sale. However, it s possible to fetch a higher price in
case a needy buyer is found,
f)  We have no interest in assets valued In this report.
g) This report is issued to the best of our knowledge & ability & is without any prejudice.
h) Encumbrances of Lien, Govt. or other dues, stamp duty, registration charges, transfer charges,

etc., if any, are not cansidered in the valuation. Please refer to legal opinion for encumbrances.

i} The decuments provided to us are assumed to be authentic & |atest and that no changes or
transfers have taken place with respect to the said property (including change of ownership,
appraovals, etc.). The Bank should check the correctness of documents provided.

We have not checked the title clearance or the legality of the said property. This valuation report
Is purely an opinion and has no legal or contractual obligation on our part.

I

"

ﬁ'h »

P~
ASHOK AKERKAR AMEET PAl KAKDODE
Govt. Approved Valuer Founder & CEO

CCIT/PNJ/4(3}-Tech/2005-06

PLACE : MumBAL,

DaATE : SEPTEMEBER 16, 2025
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VIEW OF BUILDING VIEW OF ENTRANCE OF BUILDING
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Benchmark 2

Transaction / Listing Sale Transaction Comparable
Year of Listing 2024 2025
Property Location Spring Wood Park, Om Shivlela CHS,
Badiapler Shirgaon
Property Type Recidentii flat Residentil fiat
Carpet Area in sq. ft 229 155
Buift up Area in sq. it 430
Asking Value (INR) 16,00,000 25,00,000
Asking Rate [INR per sg, ft.) 6,998 E,977
Adjustments
Listing Discount 0.00% [5.00%)
Discount far condition 0.00% 0.00%
Discount for Size 0.00% 0.00%
Location & Access 0.00% 0.00%
Appreciation for floor rise 0.00% 0.80%
Marke: Liguidity Discount 13.00%]) 13.00%:)
Total Adjustments (3-00%:) |8.00%)
Adjusted Rate in INR 6,788 6,419
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About Kakode Associates Consulting Private Limited

KakoDE AssocIATES CONSULTING PRIVATE LimiTeD (K&A) is a professionally managed consultancy
organization promoted by Mr. Anil B. Pal Kakode, who is the proprietor of KAKODE &
ASSOCIATES, a firm established since 1982, and providing Engineering and Project Consultancy
Services, including valuation of land, building, plant & machinery for variety of projects. Over
the years, we have expanded our team as well as services offered. We now undertake Asset
Valuations, Business Valuations, Techno-Economic Viability Studies, Detailed Project Reports,
Cost Validation Reports, Lender’s Independent Engineer Reports for a wide spectrum of
clients across wvarious sectors, namely, pharmaceuticals, textiles, banking, hospitality,
chemical, healthcare, steel, real estate, auto, agro and food processing and many other sectors.
We at KBA strive to enter into a long-term association with all our clients with branches at
Ahmedabad, Bangalore, Hyderabad, Indore, Goa, etc. K&A offers following services to its

esteemed clients -

&

Valuation of Land, Building, Plant, Machinery & Stock

<

Lenders Independent Engineer

]

Techno-Economic Viability Reports

e

Feasibility Reports

Detailed Project Reports
Chartered Engineer Certifications

Cost Validation Reports

B %

Technical Due Diligence

e

-

Mergers and Acquisition Consulting

We have undertaken more than 20,000 valuations in the past 4 decades and over 200 TEV
assignments across various sectors. We have also undertaken valuations, project monitoring,
Techno-Economic Viability (TEV) studies and Lender's Engineering monitoring of infrastructure
projects including Power Plants (over 45,000 MW), Metro Projects (Mumbai, Kolkata,
Ahmedabad, Nagpur, Noida, Pune, etc.), Real Estate, Roads, Irrigation Projects, Bridges (3rd

value of over INR 10 lakh crore.
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