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Details of the property under consideration:

Name of Owner: Mr. Rajesh Prabhakar Patil &
Mrs. Smita Rajesh Patil

Residential Flat No. 1002, 10t Floor, Building A1, "Quillion Residences at Quillion Park", Survey No. 785/
142/ 3/ 10, 785/1/2/3/11 & 777/3/1 (P), Near Sagar Sweets & Anmol Nayantara City One, Govind Nagar, Road
Circle, Old Canal Link Road, Village - Nashik, Taluka & District - Nashik, PIN Code — 422 009,

State — Maharashtra, Country - India.
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Latitude Longitude: 19°59'12.6"N 73°46'26.4"E

Valuation Prepared for:
Bank of Baroda

Regional Office Nashik Road Branch
BSNL Building, Datta Mandir Road, Nashik Road,
Nashik 422 101, State - Maharashtra, Country - India.
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Vastu/Nashik/07/2023/2379/2301481
10/17-108-RYV

Date: 10.07.2023

VALUATION OPINION REPORT
0% Floor, Building A1, "Quillion

This is to certify that the property bearing Residential Flat No. 1002, 1
Residences at Quillion Park", Survey No. 785/ 142/ 3/ 10, 785/1/2/3/11 & T77/3/1 (P), Near Sagar Sweels &

Anmol Nayantara City One, Govind Nagar, Road Circle, Old Canal Link Road, Village - Nashik, Taluka & District
- Nashik, PIN Code — 422 009, State - Maharashtra, Country - India belongs to Mr. Rjaesh Prabhakar Patil &

Mrs. Smita Rajesh Patil.

Boundaries of the property.
Boundaries Building Flat (as per Plan)
North Plot Lift, Staircase & Flat No. A1- 1003
South Plot Side Margin
East Nala and S. No. 786 (P) Flat No. A1 - 1001
West Plot Side Margin 2o

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

pment of neighborhood and method selected for valuation, we are of the opinion that, the

reference to the develo
s Eighty Five Lakh

property premises can be assessed for this particular purpose at 7 85,37,300.00 (Rupee
Thirty Seven Thousand Three Hundred Only). As per Site Inspection 5% Construction Work is Completed

The valuation of the property is based on the documents produced by the concern. Legal aspects have not been

taken into considerations while preparing this valuation report.

Hence certified

For VASTUKALA CONSULTANTS (1) PVT. LTD.
MANOJ E}Wmﬁ* :
BABURAO b o2 .

CHALIKWAR -

Director Auth) Sign.
Manoj B. Chalikwar

Registered Valuer
Chartered Engineer (India)

Reg. No. CAT-I-F-1763
Reg. No. IBBI/RV/07/2018/10366
BOB Empanelment No.: ZO:MZ:ADV:46:941

Encl: Valuation report.
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Vastukala Consultants (1) Pvt. Ltd.

B1-001, U/B Floor, Boomerang,

To,

The Chief Manager,

Bank of Baroda

Regional Office Nashik Road Branch

BSNL Building, Datta Mandir Road, Nashik Road,
Nashik - 422 101, State - Maharashtra, Country - India.

VALUATION REPORT (IN RESPECT OF FLAT)

Chandivali Farm Road, Powai, Andheri (East), Mumbai ~ 400 072.

[ 1 [ General
' urpose for which the valuation is made

To assess Fair Market value of the property for Bank
Loan (Education) Purpose.

07.07.2023

2. a,),,T Date of inspection
"b) | Date on which the valuation is made

10.07.2023

‘T 3 71 List of documents prodUced for perusal:

Municipal Corporation.

Authority.

I

f 1) Copy of Agreement to Sale Vide No. 7624 / 2022 dated 31 .03.2022

( 2) Copy of Commencement Certificate No. LND /BP | CD/ 47 dated 01.06.2021 issued by Nashik
! 3)

Copy of Approved Building Plan Accompanying Commencement Certificate No. CD / 47 dated
01.06.2021 issued by Executive Engineer Town Planning Nashik Municipal Corporation.
4) Copy of Rera Certificate No. P51600030440 issued by Maharashtra Real Estate Regulatory

4. | Name of the owner(s) and his / their address
(es) with Phone no. (details of share of each

owner in case of joint ownership)

- Mr, Amol Sir

Name of Owner:
Mr. Rajesh Prabhakar Patil &
Mrs. Smita Rajesh Patil.

Address: Residential Flat No. 1002, 10* Floor, Building
A1, "Quillion Residences at Quillion Park", Survey
No. 785/ 1+2/ 3 / 10, 785/1/2/3/11 & 777/3/1 (P), Near
Sagar Sweets & Anmol Nayantara City One, Govind
Nagar, Road Circle, Old Canal Link Road, Village -
Nashik, Taluka & District - Nashik, PIN Code — 422 009,
State — Maharashtra, Country - India.

Contact Person:

Contact No. + 7378499914
Joint Ownership

5. | Brief description of the property (Including
Leasehold / freehold etc.)

The property is a Residential Flat No. 1002 is located on
10" Floor. As per Plan, the composition of flat is Living +
3 Bedrooms + Kitchen + Dinning + Store Room + Pooja
Room + 2 Toilets + Dresser room + Passage + Terrace
(i.e. 3BHK).

The property is at 9.7 Km. distance from nearest railway
station Nashik Road.

®
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An IS0 90012018 Certifiad Camnany AR

uvach b als A,



For- BOS / RO Nashik Branch / Mr, Rajesh Prabhakar Pat (2379/2301481) Page 4 of 26

aluaton Report Prepared
Landmark: Near Sagar Sweets & Anmol Nayantara City
One
At the time of inspection, the property was under
construction. Extent of completion are as under:
RCC Footing Completed |
Total 5% work completed \

Total Lease Period & remaining period (if

N.A. as the property is freehold.

5a.
leasehold)
6. | Location of property
| a) | Plot No./ Survey No. Survey No. 785/ 1+2/ 3/ 10, 785/1/2/3/11 & 777/3/1 (P)
| b) Door No. Residential Flat No. 1002
[ c) T.S. No. / Village Village — Nashik
| d) | Ward/Taluka Taluka — Nashik
| e) Mandal / District District — Nashik
| ) Date of issue and validity of layout of Copy of Approved Building Plan Accompanying
l approved map / plan Commencement Certificate No. CD/ 47 dated
01.06.2021 issued by Executive Engineer Town
Planning Nashik Municipal Corporation
a) Approved map / plan issuing authority Nashik Municipal Corporation
h) Whether genuineness or authenticity Yes
of approved map/ plan is verified
i) Any other comments by our No
empanelled valuers on authentic of
approved plan
7. | Postal address of the property Residential Flat No. 1002, 10" Floor, Building Af,
"Quillion Residences at Quillion Park", Survey No.
785/ 1+2/ 3/ 10, 785/1/2/3/11 & 777/3/1 (P), Near Sagar
Sweets & Anmol Nayantara City One, Govind Nagar,
Road Circle, Old Canal Link Road, Village - Nashik,
Taluka & District - Nashik, PIN Code — 422 009, State -
Maharashtra, Country — India
8. | City/ Town Nashik
Residential area Yes
Commercial area No
Industrial area No
9. Classification of the area
i) High / Middle / Poor High Class
i) Urban / Semi Urban / Rural Urban
10. Coming under Corporafion limit / Village Village — Nashik
PanChhayat / Municipality Nashik Municipal Corporation
11. Whether covered under any State / Central No

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

‘j Vastu

Kala Consultants {1} Pvt L td

’




Valuation Repont Prepared For BOB/

RO Nashik Branch / Mr. Rajesh Prabhakar Pall (2370/2301481) Page 50f 26

[13. | Dimensions T Boundaries of the Property / Y
| | Building As per Actual Site As per the Deed \
" TNoh Lo i S. No. 785/1+2+3/9 J
[ South gy, S. No. 785/1+2+3111(P) J
[ East ““Nalaand 6.No. 786 |  Nalaand S. No. 786 (P)
1
"Wes! Pt |  S.No.785/1+2+3/7
131 j“Flat ; K i :i:é's‘—po_r Actual Site As per Deed
North Lift, Staircase & Flat Lift, Staircase & Flat No. A1-
No. A1-1003 1003
TSomh & e e Open to Sky Side margin
| East e Flat No. A1 - 1001 Fat No. A1 - 1001
| West Side margin Open to Sky Side margin
132 | Whether Boundaries Matching with Actual Yes
| 19°59'12.6'N 73°46'26 4°E

133 | Latitude, Longitude & Co-ordinates of the site

j 14. Extent of the site

Carpet Area in Sq. Ft. = 1394.00

Terrace Area in Sq. Ft = 133.00

Total Carpet Area in Sq. Ft. = 1447.00
Carpet area + 40% of Terrace Area
(Carpet Area as Per Agreement of Sale)

Built Area in Sq. Ft = 1592.00
(Carpet Area as per Agreement of sale +10%)

15. Extent of the site considered for Valuation
(least of 13A& 13B)

Carpet Area in Sq. Ft. = 1394.00

Terrace Area in Sq. Ft = 133.00

Total Carpet Area in Sq. Ft. = 1447.00
Carpet area + 40% of Terrace Area
(Carpet Area as Per Agreement of Sale)

16 Whether occupied by the owner / tenant? If
occupied by tenant since how long? Rent
received per month.

Building is Under Construction

Il | APARTMENT BUILDING

1. | Nature of the Apartment Residential

2. | Location
C.T.S. No. Survey No. 785/ 1+2/ 3/ 10, 785/1/2/3111 & 7771311 (P)
Block No. -
Ward No.

Village / Municipality / Corporation

Village - Nashik
Nashik Municipal Corporation

Door No., Street or Road (Pin Code)

Residential Flat No. 1002, 10th Floor, Building A1, "
Quillion Residences at Quillion Park ", Survey No.
785/ 142/ 3/ 10, Near Sagar Sweets & Anmol Nayantara
City One, Govind Nagar, Rd Circle, Old Canal Link

Road, Village - Nashik, Taluka & District - Nashik, PIN

M ok




Valuation Report Prepared For BOB /RO Na
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Code - 422 009, Sids - Mo shes, Comey = %, _

3. | Description of the locality Residential /
Commercial / Mixed

Regidentiz) oL

I ————

4. | Year of Construction

Building is Under Constnicion _

urvarore

5. | Number of Floors

Proposed 2 Easemert, + Ground Fio + 2 (Pohirs) +

| 1# tn 267 Upper Floors
6. | Type of Structure . | R.C.C. Framed Struchure
7| Number of Dwelling units in the building 4 Flats on Tenth Floor (P per Plan) 2
8. | Quality of Construction Building is Under Construchion
9. | Appearance of the Building Building is Under Construction -}
10. | Maintenance of the Building Building is Under Constrsction ~
11. | Facilities Available 4
Lift Proposed 1 Lift i
s Protected Water Supply Proposed Municipal Weter supply
Underground Sewerage Proposed Connected 19 Municigdl Senerage Sysen
Car parking - Open / Covered Proposed Open Car Parking
Is Compound wall existing? Proposed -Yes
Is pavement laid around the building Proposed -Yes £
1] FLAT ol
1 The floor in which the Flat is situated 107 Floor
2 Door No. of the Flat Residential Flat No. 100Z ;
3 Specifications of the Flat 3
Roof R.C.C. Slab
Flooring Proposed Vitrified file Flooring
Doors Prmrwwmmmwmm
Windows Proposed Aluminum siiding window with M.S. Grls
Fittings Proposed Concealed Pumbing, Concegled Bleckrica |
Finishing Proposed Cement Plastering
Paint Proposed Distemper Paint !
4 House Tax !
Assessment No. Building is Under Construcfion i
Tax paid in the name of: Building is Under Consftrucion |
Tax amount: -| Building is Under Construction 4
5 Electricity Service connection No.: | Building is Under Consiruction ?

Building is Under Construcion

Meter Card is in the name of:
6 How is the maintenance of the Flat? Building is Under Consiruction
7 Sale Deed executed in the name of Mr. Rajesh Prabhakar Patil &
Mrs. Smitz Rajesh Patil
Details not available

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

9 What is the plinth area of the Flat?

Built Area in Sq. Ft = 1592.00

10 What is the floor space index (app.)

(Carpet Area Agreement for sale +10%)
As per NMC norms

1 What is the Carpet Area of the Flat?

Carpet Area in Sq. FL = 1394.00

Temace Areain Sq. Ft= 133.00
Total Carpet Area in Sq. Ft. =1447.00 i
Carpet area + 40% Terrace Area
(Carpet Area as Per Agreement of Sale)

C ‘{jf’
J Vastukola Consultants (1) Pvt. Ltg




Valuation Report Prepared For. BOB /RO Nashik Branch /

Mr, Rzjesh Prabhakar Pafi| (2378/2201481) Page 7 of 26

EREA L g
12| Is it Posh /| Class / Medium / Ordinary? 3
13 Is it being used for Residential or Commercial Proposed Residential purpose =
| purpose? |
14 | Is it Owner-occupied or let out? Building is Under Construction j
15 If rented, what is the monthly rent? Z 18,000.00 Expected rental income per month after
building; completion
v MARKETABILITY |
1 How is the marketability? Good |
2 What are the factors favouring for an extra Located in developing area {
77777 | Potential Value?
3 Any negative factors are observed which No
affect the market value in general?
1 Rate
1 After analyzing the comparable sale instances, Z 5,500.00 to ¥ 6,500.00 per Sq. Ft. on Carpet Area
what is the composite rate for a similar Flat
with same specifications in the adjoining
locality? - (Along with details / reference of at -
least two latest deals / ftransactions with
respect to adjacent properties in the areas)
2 Assuming it is a new construction, what is the ¥ 5,900.00 per Sg. Ft. on Carpet Area
adopted basic composite rate of the Flat under
valuation after comparing with the
specifications and other factors with the Flat
under comparison (give details).
3 Break — up for the rate
i) Building + Services Z2,000.00 per Sq. Ft
ii) Land + others Z 3,900.00 per Sq. Ft.
4 Guideline rate obtained from the Registrar's T 35,400.00 per Sq. M.
office (an evidence thereof to be enclosed) T 3,289.00 per Sq. Ft.
Guideline rate obtained (after Depreciation) Building is Under Construction
5 Registered Value (if available) —
Vi COMPOSITE RATE ADOPTED AFTER
DEPRECIATION
a Depreciated building rate ¥ 2,000.00 per Sq. Ft
Replacement cost of Flat with Services (v(3)i) T 3,900.00 per Sgq. Ft.
Age of the building Building is Under Construction J
Life of the building estimated 60 Year After Completion Subject to proper, preventive
periodic maintenance & structural repairs.
Depreciation ~ percentage assuming the - \
salvage value as 10%
Depreciated Ratio of the building N.A. Building is Under Construction 2
b Total composite rate arrived for Valuation A
4

Depreciated building rate VI (a)

7 2,000.00 per Sq. Ft.

Rate for Land & other V (3) i T 3,900.00 per Sq. Ft. |
Total Composite Rate ¥ 5,900.00per Sq. Ft. |
Remarks: |




Valuation Report Prepared For: BOB / RO Nashik Branch / Mr. Rajesh Prabhakar Patil (2379/2301481) Page 8 of 26

Details of Valuation:

Sr. Description Qty. Rate per Estimated
No. o unit (%) Value )
|1 | Present value of the Flat 1447.00 Sq. Ft. | 5,900.00 85,37,300.00
2 Wardrobes
'3 | Showcases B
4 Kitchen arrangements
5 Superfine finish
6 Interior Decorations
7 Electricity deposits / electrical fittings, etc.
8 Extra collapsible gates / grill works etc.
g Potential value, if any
10 | Others
11 | Parking
12 | As per current stage of work completion the value of
the Flat (if Flat is under construction)
13 | After 100% completion final value of Flat
Total value of the property 85,37,300.00
Value of Flat
Fair Market Value 85,37,500.00
Realizable value 81,10,435.00
Distress Value 68,29,840.00
Insurable value of the property (1592.00 Sg. Ft. X ¥ 2,000.00) 31,84,000.00
Guideline value of the property (1592.00 Sq. Ft. X ¥ 3,289.00) 52,36,088.00

Justification for price / rate
The Market Value of the property is based on facts of markets discovered by us during our enquiries, however the

y us. We are of the opinion that the value

government rate value in this case is less than the market value arrived b
arrive by us will prove to be correct if an Auction of the subject property is carried out. As far as Market Value in Index
Il is concerned, it is not possible to comment on same, may be government rates are fixed by sampling during same

point of time in part and whereas, Market values change every month. In most of the cases the actual deal amount or

Transaction value is not reflected in Index Il because of various Market practices. As Valuer, we always try to give a

value which is correct reflection of actual transaction value irrespective of any factors in market.

Method of Valuation / Approach

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

Property valuation in this method is done by comparing a property to other similar properties that have been recently

sold. Comparable properties, also known as comparables, or comps, must share certain features with the property in

estion. Some of these include physical features such as square footage, number of rooms, condition, and age of

qu
r is no doubt the location of the property. Adjustments are usually

the b
needed

uilding; however, the most important facto
o account for differences as no two properties are exactly the same. To make proper adjustments when
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comparing properties, 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 purpose of valuation. The Price for similar type of property in the nearby
vicinity is in the range of ¥ 5,500.00 to ¥ 6,500.00 per Sq. Ft. on Carpet Area. Considering the rate with attached
report, current market conditions, demand and supply position, 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. We estimate ¥ 5,900.00 per Sq. Ft. on Carpet Area for valuation.

Impending threat of acquisition by government for road Not applicable.
widening / publics service purposes, sub merging &
applicability of CRZ provisions (Distance from sea-cost /
tidal level must be incorporated) and their effect on

i)  Saleability Good

i) Likely rental values in future in and % 18,000.00 Expected rental income per month after
building; completion

i) Any likely income it may generate Rental Income

Vastukala Consultants (1) Pvt. Lid.

[S( 01:20 Cartified Comnan
ISO 900 015 Certified Company www,vastukala.org
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Actual site photographs
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Route Map of the property
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Ready Reckoner Rate
Department of Ateoft 7 HETE
F‘?»:v”r;.ww%!lg\m, 8 Stamps ﬁm l }

Government Of Maharashtra HETIe AT

LOGOUT

| ocation Details

Select Type Development Agreement  Tenant Occupled  ® Other Division Name Nashik ] Hl?mmiiu
District Name Eune v Taluka Name e v ‘ﬂ_m‘,wzlo;"; Name #5 aHw . w@wT A v
Attribute TR AW vl 8 i / i 4 sﬁpzone mm. yags s p—
Mahapalika Area Nashik Muncipal Cor v i Bl e

AN

Office ' Shop Industry

Open Land Unit

stukala Consultants (1) Pvt. Ltd.

1:2015 Certified Company www.vastukala.org




Price Indicators
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Approved Plan
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Commencement Certificate

NASHIK MUNICIPAL CORPORATION

Y 1
NOLND/BP! €D /h7
DATE - O 11 06/2021

SANCTION OF BUILDING PERMISSION
AND
COMMENCEMENT CERTIFICATE
1O, Mr. Farid A. kokanl And Others Thro. G.P.A.H Viraj Estates pvt, Ltd. & Vira)

Estates Pvt. Ltd & Other Two.
Cio. Ar.Pankaj Jadhav &’SFE\T.‘Enggﬁﬁ;\f;;F-Pnﬂ Of Nashik.

e a— /4

Sy o e i it e Sl
Sub - Sanction of Buikding Permission & Commencemeont Cenfficate on Plot No. -~ of
S.No.TBS/1/2/3/10 & 788/1/2/3/111(P) & 777/3/1(P) of Nashik Shiwar.

: 1) Your Application & for Buiding permission/ Revised Bullding permission/ Extension of
Structure Pian Dated: 27/08/2020 Inward No. B2/BPI37
2) Previous Approved bullding permission No.CD/13/2020 D1:27/08/2020

-

2

o

-
’

|

section 45 & 69 of the Maharashtra Regional and Town Planning Act 1966 (Mah_ of 1966)
to camy out deveiopment work/and buiid'nq_ppgmigsion under section 253 of The Maharashtra
Munscipal Comporation Act (Act No LIX of 1849)t0 @ Jbulding for W‘ﬂ
Purpose as per pian duly amended irl-'-.'-‘”ﬂg"q( following conditions.

€. % ™

CONDITIONS (1 5,63).

\ 1

1 The tand vacated in come'qémce ofprﬁ%r?ﬁm'en'\o! theset-back rule shall form part of
Public Street. # o ' \ c;

2 No new building of par‘ywmof shall be occupied ar allowed to be occupied or permitied
to be used by any perst untii occupancy permission under S
Municipal Corporation ‘is duly g z o) ‘i,

3 The commencement c€ te [ Bulci permission.shall § ain valid for @ period of
one yea’ commencing dgte o issue & it sha! become mvalid
automatically unless otherw|sgfH! ewed In As_'ll pernicd Construction yvotk
commenced after expiry of df‘ ich commenge nt certificate is granted will be

reated as unauthonzed & agtion - provisions laid down in
Maharashtra Regional der Maharashtra Mumcipal

Corporation Act. 1949 will be t Ken;@gainst sUch defaulter which should please be

clearly noted. 4 :
This permission does not entitie %Z{lqﬁ?&%u&ﬁd which does not vest in you.
5 Tne date of commencement of the .;onswcluor;‘wwk should be intimated to this office

WITHIN SEVEN DAYS
§. Permission required under the provision of any other Act, for the time being in force shall
rom the concemed authorities before commencement of work [viz unde?

pe obtaned f : :
Provisicn of Urban Land Ceiling & Regulation Act & under appropnate sections of

paharashtra Land Revenue Gode 1966.]
7  The balconies, onas & varandas should not be enclosed and merged Into adjoining
room of rooms unless they are counted into built up area of FS] calculauon as given on

the buiiding plan. if the baiconies, ottas 8 verandas are covered or merged into

adioining room the construction shall be treated as unauthorized and action shall be

taken.

8  Alleas! FIVE trees should be planted around the buliding in the open space of the plot.

Compietion certificate shall not be granted If trees are not planted in the plot as provided

under section 19 of the reservation of Tree Act, 1975.

g  The drans shall be line¢ out & covered up properly to the satisfaction of Municipal

of Nashik Municipal Corporaton.The effiuent from septic tank, kitchen, batn

; connected 0 Municipal dramn in the nearesl vicinity inven levels

of the effluent of the premises should be such that the etfiuent gets into the Municipal

drain by gravity with self cleaning yelocdy.In case il there 18 NO Municipal drainage line

within 30 meters premises tnen effsent outlet shouid be connected to 3 soak pit.

The size of soak pit should be propesty werked out on-the pasis of number of tenements.
hole circular prick wall should pe construcied in the centre of the soak pil.

a pigeon
\ayers of stone boulders, stone metals anc pebbles ehouid be property 1aid.

n

) FECTE o \
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Agreement for Sale

1RATION TEES B

AGREINTNT OF SalF
Yoo AGREOIBAFIY GF SALL of Constructed afes made and eastuavd on this Jistdey ol
PASeTh, In Ove yo st Two Thoutamnd Twen(y-Tws ST lasha.

-’\\ 3

{ )t
u,.,. 9

BETWEEN
tir. Mohamred Rafig Ahmed Sabel Kokani [Deceazed)

Through legsl beirs

1A 26 dudassas Mohammed Aatig Kokorn
Lge 36 Yeasrs, Occupation: Fatming & Business
PAN: (U”K 16878

AADHAAR. 4905 3937 7900

168 %4Ar tohammed Shoaib Modisrnmee Zafiq Kodani
Age: 35 Tears, Occupation Farming & Business
ASLDHALR: 5399 3524 5503

1C. SinL Faterma Farhan Kokani

Age: 37 Yeoars, Occupation Housewife
PN ITDPYAZ6TR

AADHAAH 9504 2B02 ECSL

2 3Ar tAudaszar Mohammed Rafig Kokani
Lge 26 Years, Cocupeltion: Farmiing & Business

PAN: OUPK 16878
LADHAAR: £505 3937 7900

147, ttohanmed Shoatb dachansmed Rafique Ko<t
Ag=' 35 Yesrs, Occupation: Farmirg & Buune:z
PALG: KPSPX1T70714

LLIHALL: 5399 3524 5503

w

&, Afs Faricoddin Arenedzaheb Kckan
fge. G2 Years, Occupation: Farnming & Business
PaN AWNPK 7596C
AADHAAR $540 5224 3820

S ar, Farnan Faridoddin Kokan
Ap= 35 Years, Ocoupstion: Farmdng & Business
PAN. BZUPK O541C
AALSLAR: 7356 8107 7116

6 WMr Sufiyan Faridogdin Kokars
Agpe 31 Years, Occupation: Farmng & Business

AADHAAR 3700 5940 0250

7 Mr Fabr Mohammed Fandeddin Koxan:
hge 2% Years, Occupaton. Farm ng & Eusiness
LADHALR: 5329 1369 G249

E ftr Gulam Motiamemegd Abenedsabhel Koksni
nge 57 Years, Occupation: Farmng & Buziness

Pl BPPVPY 932406
AADMHAAR S4ES 3720 8538

2] /
'. mrgmr' o e 10 &% the VEHDIOR / PROIATTERS (atir b cvpaessiom shall, oriews &
Firiy odsoes o1 eneanine | Vieriod, mene arid laiied PUSIS potbter, S

AR

1. 1. Rajesh Prathaker Potd
#ge 406 Yoors, Orcupaton, Séaven
AN ANORPALZIC
AADHAAIL 2110 5062 S4564

2 PArs. Seniua Rajesh Patil
age. 4) Yrars Cxompatlon Housewle
PAN CPIPPTOLED
AADMAAR. 2603 HBGA (T3

Both Wo Avishaar Bungiow, Morwsdi Teco Noad, Teke Camsound, Pimgsl, Pune City.
Pune — 411018

Mervinutres relerres 10 a3 the ALGTTEL/S |which rsperssion shall wricss 3 be npunnsnt
1o the contest &r meaning thereol. (naan and incluite W/ her Jihelt heirs. legs
rnprnsentatives, exetutors snd ndminidrators, assigns] of e SECORD PANT.

AND

Arkk Duiders and Developers Fastnership firm
Hiving registered addresy ot

&04_ A Karmabhooml Hingwela [xlamson,
Ghatkopar [Castl, pAumbal — &0I77

PAN. AARIA 1137

Thraugh partner

Afr_ Ui sy Latibhal Chbeds

Age 41 yeary. Bosinass Tarming & fliamess
PAN AITPCIMST

AADHAAR: 9258 764V 0034

Ria: 404, A Kprrnablhoomi Mingaels Letersian,
Ghatioper (£831) Mumbal ~ ADLOTZ

z nir. Vedang Valshal Naa
Age 27 years, Ocoupation: Farming & Buiosss
PAN: AUMPN SHI0L
AADHAAR. 557 179) 9758
R0 15, Vardhman Nagsr, Ranca Calony,
srursnpur Road, Naze — 422002
NOING PATTY [which wepivisssion shall, ueshois it L

Hereimatter re(ered to i (he CONLE
egal

repuEmIat 1G the Conteat of MeEan e Mavect. mesn and rctude hia/ her [thelr heirs,
reprosemtatives, SAECUIDS 3ed SEMINBrAtars. sseens] of the THED PART ’)

3 B

==TTOTIT 3. 0. 85/ 1273/ 7.

SCHEDULE 11
OF THE LAND COMPRISING OF QUILLION RESIDENCES @ QUILLION PARK

All that piece and parcel of N.A fand bearing S. No. 785/1+2+3/10 adimeasuring
13,700,00 sq. meters situated at Village Nashik, Tal. and Dist. Nashik within limits of
Nashik Municipal Corporation and Urban Agglemeration Nashik which is bounded as:

East:  Nalaand S No.786 [P],
West: 5. No, 785/1#2+3/1.
South: 5. No.785/1¢2+3/11 [P}
North: S No. 785/1+2+3/9.

SCHEDULE IV
OF THE SAID PREMISES REFERRED TO ABOVE

On the aforesaid property described in Schedule Il a project named as *Quillion Park” is
under construction, from and out of the said project on the property bearing 5. No
785/1+2/3/10 more particularly described In Schedule 11 residential part under name and
style as Quillion Residences @ Quillion Park being constructed and from the sald land on
an area of 7942.23 sq. meters a Phase No. | comprising of Building Ne. Al & C from
Quillion Residences at Quillion Park fs being constructed and from the said Phase | land
area of 3466.73 Building A1 is being constructed and In the Building A1 premise bearing
Flat No. 1002 on 10™ Floor. The carpet area of the said premise is 129.55 Sq. Mirs i. e.
1394.48 <q. feet of carpet + 12.39 Sq, Mtrs |, e. 133.37 Sq. Feet of Terrace Area along
with 1 parking of 10.35 5q. Meters L.¢. 111.41 5q. Feet - Wherein each parking space has
stackable space for 1 more parking (if applicable) with proportionate right in the common
areas The said premise [ bounded a5

East.  Flat No Al-1001

West  Open Lo Sky Side Margin

South: Open to Sky Sde Margin

Nonth Lift, Staircase & Flat No A1-1003

S5 NO HAND CORRECTIONS ON Thel PAGL. v :
| /

A<t READ AND UNCERSTAND THE CONTEN'S By
L CAREFULLY BEFORE SGHING HEAL

Pvi. Lid.

yastukala org

P
v Y.
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Valuation Repor

{ Prapared For (o6 /RO Nashik franch | Mr, Fajesh Praphakar Pall (THTUNAEN) Prge 180126

Ag @ result of my appralsal and analysis, it is my considered opinion that the Fair Market Value for this parficular
ondition with aforesaid specification is Z 85,37,300.00 (Rupees Eighty Five
Lakh Thirty Seven Thousand Three Hundred Only). The Realizable Value of the above property

00 (Rupees Eighty One Lakh Ten Thousand Four Hundred Thirty Five Only) and the Distress
¢ Thousand Eight Hundred Forty Only).

above property In the prevalling ¢

T 81,10,435.
Value 2 68,29,840.00 (Rupees Sixty Eight Lakh Twenty Nin

Place: Nashik
Date: 10,07.2023

For VASTUKALA CONSULTANTS () PVT. LTD.

iy Sy BARLAAG (s AR
o, A 1 (O K THITTS (8 PRAATY LIITLD,
s,
4

i1,

MANOJ BABURAO
CHALIKWAR

[

Director Aut

Manoj B. Chalikwar

Registered Valuer

Chartered Engineer (India)

Reg. No. CAT-I-F-1763

Reg. No. IBBI/RV/07/2018/10366

BOB Empanelment No.: Z0:MZ:ADV:46:941

Enclosures
Declaration from the valuer (Annexure — ) Attached
Model code of conduct for valuer (Annexure - If) Attached

The undersigned has inspected the prbberiy detailed in me'VéMaﬁén Report dated 1€

_We are satisfied that the fair and reasonable market value of the property is
k4 (Rupees

only).

Signature
(Name Branch Official with seal)

a Consultants {I} Pvt. Lid

ified Company www. vastukala
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(Annexure -}

DECLARATION FROM VALUERS

|, Manoj Chalikwar son of Shri. Baburao Chalikwar declare that:

a.

The information furnished in my valuation report dated 10.07.2023 is true and
correct to the best of my knowledge and belief and | have made an impartal and
true valuation of the property.

| have no direct or indirect interest in the property valued,

Il my authorized representative have personally inspected the property on
07.07.2023. The work is not sub - contracted to any other valuer and camied out
by myself.

| have not been convicted of any offence and sentenced o a iemm of
imprisonment.

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

| have read the Handbook on Policy, Standards and procedure for Real
Estate Valuation, 2011 of the IBA and this report is in conformily © Hhe

"Standards" enshrined for valuation in the Part - B of the above handbook o the
best of my ability.

| have read the International Valuation Standards (IVS) and the report
submitted to the Bank for the respective asset class is in conformity o the
"Standards" as enshrined for valuation in the IVS in "General Standards” and
"Asset Standards" as applicable.

| abide by the Model Code of Conduct for empanelment of valuer in the Sank.

(Annexure IV - A signed copy of same to be taken and kept along with this
declaration)

| am Director of the company, who is oompete'ni/io sign tﬁsvduahon report.

Further, | hereby provide the following information.

v Vastukala Consultants (1) Pvi. Lig.

_ An ISO 9001:2015 Certified Company www. vastukala.org

"""""
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Valuer comment

TR Particulars

No.

1. | background information of the asset being | The property was purchased by Mr. Rajesh
valued, Prabhakar Patil & Mrs. Smita Rajesh Patil from

Viraj Estates Pvt. Ltd Vide Agreement of Sale date
31.03.2022

2. | purpose of valuation and appointing authority

As per client request, to ascertain the present market
value of the property for Bank of Baroda, RO Nashik

Branch.

3. | identity of the valuer and any other experts
involved in the valuation;

Manoj B. Chalikwar - Regd. Valuer

Sanjay Phadol- Regional Technical Manager
Swapnil Wagh - Site Engineer

Vinita Surve - Technical Manager

Rishidatt Yadav — Technical Officer

4 | disclosure of valuer interest or conflict, if
any,

We have no interest, either direct or indirect, in the
property valued. Further to state that we do not
have relation or any connection with property owner
| applicant directly or indirectly. 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

Date of Appointment — 07.07.2023
Valuation Date - 10.07.2023

of
report; Date of Report - 10.07.2023

6. | inspections and/or investigations | Physical Inspection done on 07.07.2023
undertaken; !

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

Market Survey at the time of site visit

Ready Reckoner rates / Circle rates

Online search for Registered Transactions
Online Price Indicators on real estate portals
Enquiries with Real estate consultants

Existing data of Valuation assignments carried
out by us

8. | procedures adopted in carrying out the
valuation and valuation standards followed;

Sales Comparison Method

9. | restrictions on use of 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 third party who
may use or rely on the whole or any part of this

| valuation. The valuer has no pecuniary interest that

would conflict with the proper valuation of the
property.

10. | major factors that were taken into account
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 residential application in the
locality etc.

11. | major factors that were not taken into | Nil

| account during the valuation;
Attached

"Caveats, limitations and disclaimers to the
sxtent they explain or elucidate the
itations faced by valuer, which shall not

the purpose of limiting his responsibility

aluation report.

G

e

isfukala Consultants (1) Pvi. Ltd.

101:2015 Certified Company

i,

st

www. vastukala.org
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Assumptions, Disclaimers, Limitati lifications

Value Subject to Change
The subject appraisal exercise is based on prevailing market dynamics as on 10™ July 2023 and does

not take into account any unforeseeable developments which could impact the same in the future.
Our Investigations

We are not engaged to carry out 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 instruct further
investigations where considered appropriate or where we recommend as necessary prior to reliance. Vastukala
Consultants India Pvt. Ltd. (VCIPL) is not liable for any loss occasioned by a decision not to conduct further
investigations
Assumptions

Assumptions are a necessary part of undertaking valuations. VCIPL adopts assumptions for the
purpose of providing valuation advise because some matters are not capable of accurate calculations or fall
outside the scope of our expertise, or out instructions. The reliant party accepts that the valuation contains
certain specific assumptions and acknowledge and accept the risk of that if any of the assumptions adopted in
the valuation are incorrect, then this may have an effect on the valuation.

Information Supplied by Others
The appraisal is based on the information provided by the client. The same has been assumed fo be

correct and has been used for appraisal exercise. Where it is stated in the report that another party has supplied
information to VCIPL, this information is believed to be reliable but VCIPL can accept no responsibility if this
should prove not to be so.

Future Matters
To the extent that the valuation includes any statement 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 document. VCIPL
does not warrant that such statements are accurate or correct.

Map and Plans
Any sketch, plan or map in this report is included o assist the reader while visualising the property and

assume no responsibility in connection with such matters.

Site Details
Based on inputs received from Client and site visit conducted, we understand that the subject property

is Residential Flat, admeasuring 1447.00 Sq. Ft. Total Carpet Area owned by Mr. Rajesh Prabhakar Patil &
Mrs. Smita Rajesh Patil. Further, VCIPL has assumed that the subject property is free from any encroachment

and is available as on the date of the appraisal.
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Property Title

Based on our discussion with the Client, we understand that the subject property is owned by
Mr. Rajesh Prabhakar Patil & Mrs. Smita Rajesh Patil. For the purpose of this appraisal exercise, we have
assumed that the subject property has a cloar title and is free from any encumbrances, disputes and claims.
VCIPL has made no further enquiries with the relevant local authorities in this regard and does not certify the
property as having a 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 exercise. It has been assumed that the title
deeds are clear and marketable.

Environmental Conditions

We have assumed that the subject property is not contaminated and is not adversely affected by any
existing or proposed environmental law and any processes which are carried out on the property are regulated
by environmental legislation and are properly licensed by the appropriate authorities.
Area

Based on the information provided by the Client, we understand that the Residential Flat, admeasuring
1447.00 Sq. Ft. Total Carpet Area

Condition & Repair

In the absence of any information to the contrary, we have assumed that there are no abnormal ground
conditions, nor archaeological remains present which might adversely affect the current or future occupation,
development or value of the property. The property is free from rat, infestation, structural or latent defect. No
currently known deleterious or hazardous materials or suspect techniques will be used in the construction of or
subsequent alteration or additions 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 representation or statement about such parts

Valuation Methodology
For the purpose of this valuation exercise, the valuation methodology used is Direct Comparison

Approach Method and proposed Current use / Existing use premise is considered for this assignment.

The Direct Comparison Approach involves a comparison of the property being valued to similar
properties that have actually been sold in arms - length transactions or are offered for sale. This approach
demonstrates what buyers have historically been willing to pay (and sellers willing to accept) for similar
properties in an open and competitive market and is particularly useful in estimating the value of the Flat and
properties that are typically traded on a unit basis.

In case of inadequate recent transaction activity in the subject micro-market, the appraiser would collate
details of older transactions. Subsequently, the appraiser would analyse rental / capital value trends in the
bject micro-market in order to calculate the percentage increase / decrease in values since the date of the

9001;2015 Certified Company www.vastukala.org
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independently 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 unverified information in the
valuation is incorrect, then this may have an effect on the valuation.
Not a Structural Survey

We state that this is a valuation report and not a structural 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 realization of the sale value of the subject property. VCIPL is not required to give testimony or to
appear in court 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 from the client and site visit conducted, we understand that the subject
property is Residential Flat, admeasuring 1447.00 Sq. Ft. Total Carpet Area

ASSUMPTIONS, CAVEATS. LIMITATION AND DISCLAIMERS

1 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.

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

2t It is assumed that the property is free of liens and encumbrances.

4. It is assumed that there are no hidden or unapparent conditions of the subsoil or structure that would
render it more or less valuable. No responsibility is assumed for such conditions or for engineering that
might be required to discover such factors.

5 There is no direct/ indirect interest in the property valued.

6. The rates for valuation of the property are in accordance with the Gowvt. approved rates and prevailing
market rates.
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(Annexure - II)

MODEL CODE OF CONDUCT FOR VALUERS

Integrity and Fairness

1. Avaluer 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 va.luer shall maintain integrity by being honest, straightforward, and forthright 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. Avaluer shall refrain 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 independent professional judgment.

7. A valuer shall carry out professional services in accordance with the relevant technical and
professional standards that may be specified from time to time.

8 A valuer shall continuously maintain professional knowledge and skill to provide competent
professional service based on up-to-date developments in practice, prevailing regulations /

guidelines and techniques.

9. In the preparation of a valuation report, the valuer éhall not disclaim liability for his/its expertise or
deny his/its duty of care, except to the extent that the assumptions are based on statements of fact
provided by the company or its auditors or consultants or information available in public domain

and not generated by the valuer.

10. A valuer shall not carry out any instruction of the client insofar as they are incompatible with the
requirements of integrity, objectivity and independence.

11, A valuer shall clearly state to his client the services that he would be competent to provide and the
services for which he would be relying on other valuers or professionals or for which the client can
have a separate arrangement with other valuers.

Independence and Disclosure of Interest

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 assignment if he/it or any of hislits relatives or associates is not
independent in terms of association to the company.

14. A valuer shall maintain complete independence in hisfits professional relationships and shall
conduct the valuation independent of external influences.

‘j Vastukala Consultants (1) Pvt. Ltd.

vateLmaie An 1SO 0001:2015 Certified Company www.vastukala,org
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15. A valuer shall wherever necessary disclose to the clients, possible sources of conflicts of dufes
and interests, while providing unbiased services.

16. Avaluershallno(dealmm;dw%m”mh“tﬂﬂm
aware ofmepossawryoms/nsassowonmumuhm-mn
Securities and Exchange Board of India (Prohibition of Insider Trading)Reguialions 2075 or 5l fe
time the valuation report becomes public, whichever is earker

17. A valuer shall not indulge in “mandate snatching” or offering “convenience valuaions” i order
cater to a company or client’s needs.

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

19. In any faimess opinion or independent expert opinvon submitted by a valuer,  Shere has been 3
pnor engagement in an unconnected transaction, the valuer shall declare e assocaion s
the company dunng the last five years.

Confidentiality

20. Avaluershalndweudwlgetooﬂwduﬂsummmmmu
abmﬁthesubjedoompmy.wﬁdnhasmbﬁsltbmhdpﬂulmﬂﬂ
authority or unless there is a legal or professional right or duty to disciose.

Information Management

21. A valuer shall ensure that he/ it maintains written contemporaneous records for any decsion tsken,
the reasons for taking the dedision, and the information and evidence in support of such decsion.
This shall be maintained so as to sufficently enable a reasonable person fo ke 2 view on e
appropnateness of his /its decisions and actions.

22. A valuer shall appear, co-operate and be available for inspections and investigations camed oat
by the authority, any person authorised by the authority, the registered valuers organisstion wilth
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 authonty. e Trbunal,
Appellate Tribunal, the registered valuers organisation with which hailt is registered, or any ather

24. A valuer while respecting the confidentiality of information acquired duning the course of performing
professional services, shall maintain proper working papers for a penod of tree years or suc
longer period as required in its contract for a specific valuation, for production before a reguistory
authority or for a peer review. In the event of a pending case before the Tnbunal or Appeiiae
Tribunal, the record shall be maintained till the disposal of the case.

Gifts and hospitality:

25, A valuer or his / its relative shall not accept gifts or hospitality which undermines or affecs s
independence as a valuer.

Explanation: For the purposes of this code the term 'relative’ shall have the same meaning s
defined in clause (77) of Section 2 of the Companies Act, 2013 (18 of 2013).

26. A valuer shall not offer gifts or hospitality or a financial or any other advantage % a public senant
or any other person with a view to obtain or retain work for himsalf / tself, or to obtain or retain an

advantage in the conduct of profession for himself / itself.
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Remuneration and Costs,

27. A valuer shall provide services for re
reasonable reflection

28.

Muneration which is charged in a transparent manner, is a

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

the applicable rules,

shall not accept any fees or char

A valuer _ ges other than those which are disclosed in a written
contract with the person to whom

he would be rendering service.

Occupation, employability and restrictions.

28,

30.

Place:

A valuer shall refrain from accepting too many assignments, if he/it is unlikely to be able to devote
adequate time to each of his/ its assignments.

A valuer shall not conduct business which in the opinion of the authority or the registered valuer
organisation discredits the profession.
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