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Valaton Reorl PlDpard For BOB / R.gionel Ofic. Brendr / l'#. t$arh Shank6.l.lil6m (5099/A&519) P,E!2ol21

VastuNashildl'U202150S9/230351 I
1 8/07-2 1 54HV

Dsts: ,l8.112023

VALUATION OPINION REPORT

This is to cerli! hat he pmperty bearing Residential Fbt N0.12, Third Fbor, "Radhr Towe/, C.T.S

No.1114+1115+1116+1'117+1'l'lSBeside lGndran Collections, Viman Nagar, Main Road, Village - Ozal Taluka

- Niftad, Distrbt - Nashik, PIN Code - 4U 207, Sbte - Maharashfa, Country - lndia belongs to

llr, Nihsh Shankar Nikam I lndumrti Shankal Nikam.

Boundaries of the property.

Considering various panameters recordsd, €xisting economic scenario, and tho information that is available with

roforence to he devebpment of neighborhood and rnehod s€leded for valuation, we are of the opinion that, he

propedy premises can be assessed for this particular purpose at t 23,00,100.O (Rupaos Twenty Thne Lakh

Ono Hundrod Only)

The valuafron of he pmperty is based on the doqJments prcducod by trc cmcem. Legal aspecb have not been

taken into considerations while preparing his valuation report.

Hence caffied

For VASIUKAIA CONSULTANTS (l) Pw. LTD.
I I ohh.Iv {gred by shmdhrw I

5nafa0KUmdI d6r--__ Dll: 6=5tE..dqrEr B. oltll*x.

B. Chalikwar
Director

o-v.rtuk b conrdDnn l0

on r2023.t1.1t 15lar6 +05'

Auth. S n

Sharadkumar B, Chalikwar
Govt. Reg. Valuer
Chartered Enginser (lndia)

Reg. No. (N) CCIT/1 -1 4lsAZNgl9
Encl: Valuation report.

9

I
99edc'

tLshlk: 4, 1'Floor, Madhusha Elite, Vrundavan Nagar, Jatra-Nandur Naka Llnk Road, Adgaon, Nashik - 422 003, (!1.S,)

E-mail : nashik@vastukala.org, Tel. 1 +91253 4OGA262 / 9890380554

I qd. dlb r 81-001, U/B Floot Eoome.ang,
Chandivali Farm Road, Andheri (East),
litnt l - 400 072, (M.S.), INDIA

'!i TeleFax i +91 22 28371325/24

mumbai(Dvastukala.oro

Our Pan &rdia Pr€sence at :

9 f{umboi 9 Aurongobod 9 Puno 9 loikot
9 lhone 9l{onded I Indorc 9 flripur
9 Dslhiil(R 9 iloshik I Ahmodobod 9 loipur

Boundaries

North Houses Open to Sky

Soulh Building Staircase and Flal No.g

East Road Open to Sky

West Flat No.11

a,

*ur.rr3luktla.org

CIN: u74120MH2010PTC207859
MSME Reg. No.r UDYAM-MH-18-0083617

An ISO 9001:2015 Certified Company
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V.lalion R€pod PtEpar.d For BOB / Rogional offco &rfld / Mr. t{.sh Shaok Nikam (50992303519) Pags 3 ol21

Vastukala Gonsultants (l) hrt. Ltd.
81{01, U/B Floor, Boomerang, Chandivali Fam Road, Powai, Andheri (East), Mumbai -400 072.

To,

The Chlef tlanagor,

Bank of Baroda
Reglonal Ofllce
BSNL Building, Datta Mandir Road, Nashik Road,
Nashik, PIN - 422 101, Slate - Maharashfa, Country - lndia.

VALUATION REPORT (lN RESPECT OF FIAT)

{ Vostukolo Consultonts (l) Pvt. Ltd.
o,a.c,e.," An ISO 9O01:2015 Certified Company www.vastukala.org

I Gener.l
1 Purposs for which he valuation is made To assess Fair Market value of the property for Bank

Loan Purpose.

a) Dal6 of inspection 17.11.2023

b) Date on whidr the valuation is made 18.11.2023

List of documenb produced for perusal:

1 ) Copy of Rectifi cation Deed Vide N0.4291/23 Dated.06.1 1.2023

2) Copy of Sale Deed Vide No. 3167123 Mte 11.08.2023

3) Copy of Agreem6nt br Sale Vide No.'I3392022 Da1ed.28.03.20n

4) Copy of Commencement Cerfficate Javak N0.115/2018 dabd 18.04.20'18 issued by Ozar (Mig)

Grapampachayat.

5) Copy of Apprcved Building Phn N0.1234 dated 28.U.2022, issued by Assistant Direclor of Town

Planning D,epartment, Nashik

6) Copy of Approved Building Phn No. 913 daled 05.04.20'19, issusd by Assistant Direclor of Town

Planning Department, Nashik

Z) Copy of RERA Registration Certificate No. P51600026264 dated 08.09.2021 issued by

Mahamshfa Real Estate Reguhlory fuhority
4 Nama of ths owne(s) and his / lheir address

(es) witr Phone no. (details of sharc of each

orvner in case ofjoint ownership)

tlr. t{llesh Shankar Nikam &

lndumati Shanlar Nlkam.

Address: Residential Flat No. 12, Tlird Floor,

'Radha Tower', C.T.S No.'|114+1115+1 116+

1117+1118. Beside Kanchan Collections, Mman

Nagar, Main Road, Village - Ozar, Taluka - Niftad,

Distict - Nashik, PIN Code - 422 207, Slate -
Maharashba, Country - lndia.

Contact Pellon:
Mr.Nilesh Shankar Nikam ( Owner )
Contac{ No. +91 9405556389

Joint Ownership

5 Brief de*ription of the property (lncluding

Leasehold / teehoH etc.)

As per Approved Plan the omposition of llal is

Living + Kitchen + 2 Bedrooms + Toilet + Ba$ +

Passage+ Balcony (io,2BHK).

2.

3.

The property is a Residenlial Flat N0.12 is located on

Third Floor.

\



VaLraton Rrpct Pr8paGd For BOB / Ro9bi6lOfi.s &andl / irr. Ml.3h Shankar M(.m (50SgZ3{3519)

Vostukolo Consultonts (l) Pvt. Ltd

The propefl is at 21.2 Km. distancs from nearest

railway shtim Nashik Road.

Landmark: Beside Kanchan Collsctons

5a Total Lease Period & remaining period (if

leasehold)

NA. as the propefi is fieehold,

Location of property

al Plot No. / Survey No. C.T.S No.1 114+1 1 15+1 1'16+ 1'l'17+1118

b) Door No. Residential Flat N0.12

c) T.S. No. / Village Vilhge - Ozar

d) Taluka - Niftad

e) Mandal/ District District - Nashik

0 Date of issue and validity of hyout of

approved map / plan

Copy of Appmved Building Phn N0.1234 dabd
28.U.2022, issued by Assistant Director of Town

Phnning Department, Nashik

s) Appoved map / plan issuing authority Assistant Direcbr of Twn Pbnning Departnent,

Nashik

h) Wheher genuinaness or auhenlicity

of approved map/ phn is vorified

Yes

i) Any oher @mments by our

empanellEd valuers on authentic of

approved plan

No

7 Poshl address of tre property Residenlial Fht No. 
,l2, Tlird Floor, "R.dha Tomf,

c.T.s N0.1114+1115+1 1'16+ 1117+1118, Bestrje

Kancian Collections, Viman Nagar, Main Road,

Vilhge - Ozar, Taluka - Nihad, Distict - Nashih PIN

Me - 4Zl 207, Stab - Maharashtra, Country -
lndia

City / Twvn Vilhge - ozar

Residential area Yes

Commercial area Yes

lndusbial area No

Classification of the area

i) High / Middle / Poor

ii) Urban / Semi Urban / Rural Urban

10. Coming under Corporation limit / Village

PanChhayat / Municipality

Vilhge - Ozar

Assishnt Direcbr of Town Phnning Departnent,

Nashik

11. Whether covered under any State / Cenbal

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

Act) or notified under agency areal scheduled

area / €ntonment area

No

13. Dimensions / Boundaries of the Property /

Building As per the Deed

North Housos

J

Pago 4 ol 24

\
An ISO 9O0l:2015 Certrfied Company wryw.vastukala.org

6.

Ward / Taluka

8.

9.

Middle Class

fu p€r Actu8l Site

C.T.S No.'1113



Valatirn Ropoi Pirpotld For BOB / Rrli)llolOfi.. &dldt i [t. Nio.h Shadsr Nic.ln (50S823Or519) Pqo 5 ol24

Vostukolo Consultonts (l) Pvt. Ltd
An ISO 9O0r:2015 Certi€d Company www.vastu(ala.org

South Building C.T.S No.'l154

East Road

Wesl Road Road

13.1 Flat As per Actual Site As per the Doed

Open to Sky Open to Sky

South Staircase and Flat

No.9

Staircase and Flat No.9

East 0pen to Sky Open to Sky

Wesl Fht No.11 Flat No.1'l

13.2 Whether Boundaries Matching with Actual Yes

'13.3 Latituds, Longitude & Co-ordinates of the site 20'0$40.7'N 73'55',39.5'E

14. Extent of the site Carpel Area in Sq. Ft. =495.00
Babony Area in Sq. Ft. = 23.00
(Area as per Site Measurement)

Carpet Area in Sq. Ft. =617.00
Bullt up area ln Sq. Ft = 697,fl)
(Ana as por Corrcctlon Deed)

Bullt up area ln Sq. FL = 697,1X)

(Area as per Conecllon Decd)

16 Whelher ocorpied by he owner / bnanP lf
ocarpiod by tenant since how long? Rent

recdved per month.

Owner Occupied

il APARTMENT BUILDING

1 Nature of the Apartment

2 Location

S. No. c.T.s No.'l1'14+1I l5+'1 I16+ 1'l'17+1118

Block No.

Ward No.

Village / Municipality / Corporiation Mlhge - Ozar

Assisbnt Drsctil of Tof,,n Phnning Deparfiront,

Nashik

Dmr No., Street or Road (Pin Code) Residential Fht No. 12, Third Floor, "Radha Tomr",
C.T.S No.1 1 14+11'15+1'l'16+ 1 117+'11'18, Beskie

lGnchan Collections, Viman Nagar, Main Road,

Vilhge - Ozar, Taluka - Nihad, Disfic{ - Nashik, PIN

Code - 422 207, Stab - Maharashtra, County -
lndia

3 Doscription of the locality Residential /
Conmercial / Mixed

Residential Cum Commercial

4 Year of Construction 2023 (As per Site lnbrmation)

Number of Floors Ground / Parking + 3d Uppers Floor

Type of Structure R.C.C. Framed Slructure

7 Number of Dwdling units in the building 4 Flats on Third Floor

\

Road

North

15. Extent of the site considered for Valuation

(lsast of 13A& 138)

Residential Cum Commercial

5.

b.

I



Quality of Conslruction
o Appearance of the Building Good

10. Maintenance of the Building

11. Facilities Available

Lifr I Lifr

S Protected Water Supply Municipal Water supply

Underground Sowerage Connectod to Municipal Sowerage Systom

Car parking - Open / Covered Covered Car Parking

ls Compound wall existing? Yes

ls pavement laid around the building Yes

il FLAT

1 The ioor in which the Flat is situated Third Floor

2 Door No. of the Flat Residential Flat N0,12

J Specifications of the Flat 2 BHK

Roof R.C.C. Shb
Flooring Vitrified tile Floorino

Doors Teak Wood door framed with flush doors
Windows Aluminum sliding window with M.S. Grills

Fittinss Concealed Plumbing, Concealed Electrical wiring

Finishing Cement Plastering

Paint Lustre Paint

4 House Tax

Assessment No. Details Not Provided

Tax paid in he name of: Details Not Provided

Tax amount: Details Not Provided

5 Electricity Service connedion No.: Details Not Pmvided

Meter Card is in the name of: Details Not Provided

o How is tho maintenanco of the Flat? Good

7 Sale Deed executed in the name of Mr. Nileah Shankar Nlkam &

lndumatl Shankar Nlkam.
q Detaib not available

o What is he plinh area of tre Flat? Built up area ln Sq. FL = 697.00

(Area as per Corrcction lhed)
10 What is the floor space index (app.) As per NMC norms

11 What is the Carpet Arsa of tho Flat? Carpel Area in Sq. Ft. =495,00
Balcony Area in Sq. Ft, = 23.00
(Area as per Sile Measuement)

Carpet Area in Sq. Ft. =617.00
(Area as per Corection Deed)

12 ls it Posh / I Class / Medium / Ordinary? Medium
'13 ls it being used br Rosiijential or Commercial

purpose?
Residential purpose

ls it Orvneroccupied oI let out? Owner Occ,upied

15 lf rented, what is the monthly rent? I 5,000.00 Expected rental in@me per month
M MARKETABILITY
1 How is the markehbility? Good
2 Located in developing area

,l Any neqative faciors are observed whhh No

va!.to. R+orl PrEparod For BOB / R6lbial Ofi.E &rnd i Mr. tlihh ShanlGr Nlk h (50992303519) Peg. 6 of24

1

8. Good

Good

What is he undivided area of bnd as per Sale

Deed?

14

What are $e factors favouring for an extz
Potontial Valus?

i

I

I

Vostukolo Consultonts (l) Pvt. Ltd.J
An ISO 9001:2015 Certifled Company www.vastukala.org
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Vostukolo Consultonts (l) Pvt. Ltd

Dohils of Valuation:

afiect the ma*et value in general?

v Rate
,|

Afler analfzing the comparabl€ sale instances,
what is the composite rate for a similar Flat
wilh same specifcations in the adFining
locality? - (Along wih detaih / reference of at -
least two latest deals / fansactions with
rBsp€ct to adjacont prop€rties in the araas)

{ 3,000.00 to t 3,5O0.00 per Sq. Ft. on Built Up Area

I Assuming it is a new construdion, what is the
adopted basic composite rate of he Flat under
valualion after comparing with tho
sp€cific€tiorc and other fadon wih the Flat

under comparison (qive detaib).

t 3,300.00 per Sq. Ft. on Built Up Area

J Break - up for the rate

i) Building + Services t 2,000.00 p€r Sq. Ft.

ii) Land + ohers t 1,300.00 per Sq. Ft.

4 Guiddine rate obbined from the Registia/s
ofrce (an evidence hecof to be enclosod)
Guiddins rate obbined (afler Depreciation)

5 Registered Value (if avaihble) Purchase Value- t1 8,00,000.00

Doqrmont No.13392022

Dated.28.03.2022

VI CO}IPOSITE RAIE ADOPTED AFTER

DEPRECIATION

a Depreciated building rate NA. as the age of tre pmperty is below 5 years

Replacement mst of Flat with Ssrvicas (v(3)i) t 2,000.00 per Sq, Ft.

Age of the building

Life of lhe building estimated 60 years Subjed to proper, prevenfve periodic

maintonancs & skucfural repairs.

Depreciation percentage assuming he
salvage value as 10%

NA. as the age of the property is below 5 years

Deprecialed Ratio of the building NA. as the age of the property is below 5 years

b Total omposite rate arfived for Valualion
Depreciated building rate Vl (a) t 2,000.00 per Sq. Ft.

Rate for Land & other V (3) ii t 1,300.00 per Sq. Ft.

Tohl Composite Rate t 3,300.0per Sq. Ft.
Remarks

[hscription atv Rale per
unit (tl

Estimated
Value (!0

,l
Present value of lhe Flat 697.00 Sq. Ft. 3,300.00 23,00,r00.00

Open Balmny Value of the property

J Showcases

4 Kitchen anangements

5 Superfine fnish
6 lnterior Decorations

7 Electricity deposits / electrical fittings, etc.

8 Extra collapsible gates / grillurtrks etc,

I Potenlial value, if any

\
An ISO 9001:2015 Certified Company www.vastukala.orq

( 5,500.00 per Sq. M. (For Land)

New Construction

Sr.
ilo.

2

{



10 Ohers
11 Parkinq

As per curent slage of wo* complotion the value of
he Flst (if Flat is under construclion)

13 After 100% completion final value of Flat

Total 23,00,100.00

Valstion R€port PEparcd For: BOB / R€gloialOtfico &r.ld / Mr. Nihsh Shrnkal Nitam (50S923(x}5'19) Pa0. 6 ol24

Value of Flat
Fair Ma*et Value 23,00,'t 00,00

Realizabh value 21,85,095.00

Distr€3s Value t6,40,080.00
lnsunble yalue of $e prcperty (697.00 Sq. Ft. X t 2,000.00) 13,9{,000.00

Guidellne value of the property (As por Documents) 17,35,735.00

Justification for price / rate
The Mailet Value of he property is based on hcb of nn*eb disco\rerod by us during ow enquirios, horyevsr th€

govemment rate value in lhis case is leas lhan he markot value anived by us. We arc of the opinion lhat ha value

arivs by us will prove to be onect if an Auction of he subja:t pmperty is canied out. As far as Market Value in lndsx

ll is concemed, it is not poosible to mmment on sanc, may be govemment rales arc ftod by sampling during sann

point of time in part and whercas, Market valuos change evory monh .

ln most of the cases the acfual deal amoJnt or Trans&tion valuo is not reflecled in lndex ll because of vadous Market

pracli€s. As Valuer, rye always try to give a value wtridr is conec{ refleciion of rcfual fansaction vahe irespective of

any facloB in maftet.

Method of Valuation / Aporoach

The sales compadson approach usos the market dah of sale prices to estimato the valuo of a real estate property.

Property valuatbn in his mefiod is done by omparing a property to other similar propeilies that have been recenty

sold. Comparable pmperties, abo known as omparables, or comps, must share certain batures wih he pmperty in

question. Some of these indude physical featurcs such as square footage, number of rooms, condilion, and age of

tre building; holyever, he most important faclor is no doubt he location of he pmperty. Adjustments are usually

ne€ded to account for differcnces as no two properties are occtly the same. To make proper adjustments when

comparing properlies, real eshte appraisers must know he differcnces between he comparable pmperties and how

to vabe hese diffeences. The sahs compadson approach is commonly used for Residential Flat, where there are

typicalty many comparables avaihble to anatyze. As he prcpefi is a Residential Flat, we have adopted Sale

Comparisofl Appoach Mehod for the purpose of valuaton. Tle Price for similar type of property in the nsarby

vicinity is in the range of ( 3,000.00 to t 3,500.00 per Sq. Ft. on Built Up Area. Considering the rate with attached

reporl, ornent ma*et conditions, demand and supply position, Fht size, hcation, upswirp in real estate prices,

sustained demand for Residential Fht, all-{ound development of commercial and rssiienlial application in he locality

etc. We estimate t 3,300.00 per Sq. Ft. on Buih Up ArEa hr vabation.

lmpending threat of acquisitbn by govemmenl for oad
widening / publics service purposes, sub merging &

appliebility of CRZ provislons (Dishnce from seaost i
tidal level mrct be incorporated) and their effect on

Not applicable

Good

ii) Likely renbl values in future in and t 5,000.00 Expected rental income per mon0r

iii) Any likely income it may generate Rental lncome

\

12

i) Saleability

J Vostukolo Consultonts (t) Pvt. Ltd.
An ISO 9001:2015 Certified Company wlyyi.vastukala.org
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Actual site photoqraphs
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V.fdir R6po.l PEpa,od For 8OB / Rogb.sl Ofi.s B..nd / li&. t{osh SlEnbl }l*ant ($99230351 9) Pq.10 d21

Route Map of the property

{ Vostukolo Consultonts (l) Pvt. Ltd

o

\
Thr.r rn@.r. (,a.r. An ISO 9001:2015 Certified Company wwvr.vastukal5.org
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Price lndicators

2 BHK Flat 125.5 L :' .'-- 'i : :. ,

IJO B4.ft 43.49 x/rq ft I Ya.. Old Hq\cr O

2 BHK FIat
t23.9 L

,
,
,
I
,
,
t

800 sq t
eu{d U! ,rr€,

42.t4 (/sq.fi
,,\rg. Price

2 BHK

Co160uritiofi

30th occ. 2024
Po$€srirn

$aiu!

East fEing
Facojq

Somi Furnishc{
Fumiriiig

g6.r*ttur

Vostukolo Consultonts (l) Pvt. Ltd
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ValEton Roporl PrEparod For BOB / RogionalOfico Bnndr ,lvr. Nil6sh Shankd Nilan (50S2303519)
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COMPLMON BUILDING PLAN FOR RESIDENNAL

CUM COMMEREIAL PURPOSE
lN c,T.s. N0. 1I14+1115+11I6+1l17+1I18, wfiHl]l 6A01HAN

UMTT Of V{IIAGE- Oztfi, TALUIil- NIPHN), DISTEICI. NASTTIK

FOR. MR. RAMDAYAL RAMPRATAP BIIATTAD.
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As a result of my appraisal and analysis, it is my considered opinion hat the Fair }la*et Value for this partio.rlar

above property in lhe prevailing condition with aforesaid speciricatlon is I 23,00,100.00 (Rupees Twenty Throe

Lakh One Hundrcd Only). TIe Realizabh Value of tho abovo proporty t 2'1,85,095.00 (Rupees Tweng One

Lakh Eighg Fiw Thousand ttllnety Flve Only) and the Distr$s Value t 18,10,0811,00 (Rupees Elghteen

Lakh Fofi Thourand Eighty 0n1y).

Phce: Nashik

Date: 18.11.2023

For VASTUKALA CONSULTANTS (l) PW. LTD,

Sharadkumar
B. Chalikwar
Director

Dlrt * 3r9.ed br shrndk!'ffr B.

Gvanrh! Co.{trnr! (0 A^

Auth. S n.

on

t

Sharadkumar B, Chalihrar
Govt. Reg. Valuer
Chartored Engineer (lndia)

Reg, No. (N) CCIT/1-14842N8{€
Encl: Valualion report.

Enclosurrs

Dechration frcm the valuer (Annexure - l) Attached

Model code of mnduct for valuer (Alnexure - ll) Attached

The undersigned has inspec{ed the property detailed in the Valuation Report dated

We are satisfied that the tair and reasonable market value of the property is
(Rupees

0nlv).

Date

Signature
(Name Branch Official with seal)

VoStukolo Consultonts (l) Pvt. Ltd.\
{

An ISO 9001,:2015 Certified Company wyvw.vastukala.org

D.ta: 20B.r ] I I I 51,{56 +05'td



Valation R6pdt PrEparcd For 8OB / RorionalOffcs &rndl, Mr. Nilosh Shanl@ Nftsm (5099236519) Pago 17 of24

(Annexurc - I)

DECLARATION FROi' VALUERS

l, Sharadkumar Chalikwar son of Shri. Baburao Chalikwar declare that:

a The information fumished in my valuation report dated 18.11.2023 is true and
conect to the best of my knowledge and belief and I have made an impartial and
true valuation of the property.

An ISO 9001:2015 Certlfi€d Company www.vastukala.org

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

l/ my authorized representative have personally inspected the property on
17.11.2023. The work is not sub - contractod to any olher valuer and canied out by
myself.

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

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

lhave read the Handbook on Policy, Standards and procedure for Real
Estate Valuation,2011 ol the IBA and this report is in conformity to the
"Slandards" enshrined for valuation in the Part - B of the above handbook to the
best of my ability.

I have read the lntemational 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 "Genenal Standards'and
'Asset Standards' as applicable,

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

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

I Vostukolo Consultonts (l) Pvt. Ltd.

d

e

f.

s

h

\

j. Furiher, I hereby provide the following information.



Sr.
No.

Particulars Valuer comment

1 background inbrmalion of he asset being
valued;

Tho property was purchased by Mr. Nilesh Shankar

Nikam & lndumati Shankar Nikam from Mr. Ramdayal

Rampratap Bhattad as per vile Rectification Deed

Datgd 06.11.2023

2 purpose of valuation and appointing authority As por client request, to ascerhin the present markot
valuo of tp poperty for Bank of Baroda, Regional
Offce Branch. to assess value of the property for
Banking purpose

t identity of the valuer and any oher experts
invofued in the valuation;

Sharadkumar B. Chalikwar - Regd. Valuer
Sanjay Phadol- Regional Technical Manager
Swapnrl Wagh - Site Engineer
Vinita Surve - Technical Manager
Chintamani Chaudhari - Technical Ofiicer

4 disclosure of valuer int€rest or conflict, if
any;

Ws have no intsrest, either dirccl or indirec,t, in fie
property valued. Furthor to state that ws do not
havs rehlion or any connection with property owner
/ applicant dhectly or indirec{y. Further to state that
wE ar€ an indspendant Valusr and in no way
relatsd to property owner / applicant

( date of appointnent, valuation date and date
of
rEport:

Date of Appointmenl - 17.11.2023
Valualion Date - 18.11.2023
DatE of Repod - 18.1 1.2023

6 inspections
undertaken;

and/or investigations Physical lnspsction dons on 17.'l'1.2023

7 natur€ and sources of the information used
or relied upon;

. Market Survey at he time of sits visit

. Ready Reckoner ratos / Circlo rates
o Online search for Registered Transactions
. Online Prics lndicators on real eshte pqtals
. Enquiriss with Rsal oshte consultants
. Existing data of Valuation assignments caniod

out by us

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

Sales Comparison Method

o restictions on use of tha r€port, if any; This valuation is for the use of ho party to who.n it
is addressed and for no othar purpose. No
responsibility is accepled to any third party who
may use or rely on lhg whole or any part of this
valualion. The valuer has no pecuniary inlerest thal
uould conflict wih th6 popor valualion of the
prop€rty.

10. major hctors hat wsrs laken into account
during the valuation;

dJront markot conditions, domand and supply
position, Residential Flat size, location, upswing in
real estate prices, sustained demand for
Residsntial Flat, all-mund developmont of
commercial and rEsidsntial application in tho

locality etc.

1't. major factors that were not taken inb
account durinq lhe valuation;

Nit

12. Caveats, limitations and disc{aimers to he
extent they explain or elucidate the
limitrations faced by valuer, which shall not
be for the purpos€ of limiting his rosponsibility
for the valuation report.

Vrlrtoi Rqdi PEpa.od Fox BO8 / RogbnrlOfics &and1 / l\i. l&3h Stl.nkal tao.n (50092303519) P.go 18 of 21
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Assumotions. Disclaimers. Limitations & Qualifi cations

Vostukolo Consultonts (l) Pvt. Ltd\
Y

Valuo Subjed to Chango

Th€ subieci appraisal exercise is based on prevailing market dynamics as on 18t ilovember 2llil3 and

does not tak6 into account any unforeseeabh developmsnb which could impact he same in the fufure.

Our lnvestigation!

We are not engaged to carry out all possibls investigalions in rolation to the subject prcperty. tryhere in

our reporl w€ identiff cerbin limihlions to our invesligations, his is to enable he reliant party to instucl furlher

investigations where comidered appropriate or whero vye recommend as nscessary prior to nelianco. Vasfukah

Consultants lndia fut. 16, (VCIPL) is not liable br any loss occasioned by a decision not to condud furfier

investigations

Assumptionr

Assumptions ars a noc€ssary part of undortaking valuations. VCIPL adopb assumptions for ho

purpose of providing valuation advis€ bocauss soma matters are not capable of acanralo calcuhtions or hll

outside he scope of our epertis€, or out instuctions. The rDliant party accepb hat he valuation cmtains

certain specific assumptiors and acknowledge and accepl lhe risk of hat il arry of fie assumplions adopt€d in

he valuation arc inconecl, then this may have an eftcl on the vabatim.

lnformadon Supplied by Ohen

The appraisal is based on the information pmvided by the client. The same has been assumed to be

conect and has been used for appraisal exercise. Where it is stated in the report hat anotrer party has supplied

information to VCIPL, this information is believed to be rcliable but VCIPL can accept no responsibility if tris

should prove not b be so,

Fufurc ]tattort

To the oxtent that he valuation includes any statement as to a future matter, fiat stalemont is provided

as an estimate and/or opinion based on he informalion knonm to VCIPL at he date of tris doorment. VCIPL

does not wananl ttrat such stalemenb are accurate or coned.

llap rnd Phns

Any sketch, plan or map in his report is included to assist he reader while visualising the properg and

ix$ume no responsibility in connedion wih such matters.

Slta Dotails

Bassd on inputs receivsd from Cliont and sjle visit conducted, we understand bat be subject property

is Residential Flat, admeasuring 697,00 Sq. Ft Bullt Up Anr orwred by tr. Nllesh Shankar illkam &
lndumatl Shankrr Nikam Further, VCIPL has assumed tet he subiect prop€/ry is free fmm any enaoachment
and is available as on tre date of 0re appraisal.

An ISO 900r.:2015 Certii€d Company www.vastukala.org
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Pmpedy Tltle

Based on our dbcussion with the Client, we understand hat tlo subject property is being owned by

llr. Nih3h Shankar l{ikam & lndumati Shankar Nikam. For the purpose of this appraisal exercise, we havs

assumed hat the subject pmperty has a clear tite and is t6e from any encumbrances, disputes and daims.

VCIPL has mado no fur$er enquiries witr the rBlevant local auhorities in this r€gard and does not csrtry hs
properiy as having a dear and markatabh title. Furlher, no legal advice regarding lhe lide and ownership of the

subisct property has been obtained for the purpose of lhis appraisal sxercise. lt has besn assumed that he tite
deeds are clear and markehbh.

Envircnmental Condilbns

We have assumed that he subjec't prcperty is not contaminated and is not adversely afieded by any

existing or proposod environmontal bw and any processes which are cardod out on the property are reguhted

by envircnmental legislation and are pmperly lcensed by ttr appropdate auhorities.

fu.a

Based on fie infumation provirled by the Client, we undershnd that fie Rosidontial Flat, admeasuring

607.00 Sq. Ft Bullt Up Area

Condltion & Ropalr

ln tho absoncs ofany infurmation to ths contrary, wa have assumed hat here an no abnormalground

conditions, nor archaeological romains pr*ent wtlich might advelsery affsct tho curTsnt or futuro occupation,

development or value of ths prcp€rty. Ihe proparty is tee from rat, infestation, structural or latent dofec't. No

curently known deleterious or hazardous matedals or suspect techniques will be used in he onstruclion of or

subsequent alteration or additions to ttre property and @mmenls made in the property debils do not purport to

expess an opinion about, or advise upon, he condition of uninspected parts and should not be taken as making

an implied representation or statement about such parb

Valuatlon tethodology

Fd the purpose of his valuation exercisa, he valuation mehodobgy used h Dhect Comparison

Approad Mehod and proposed Cunent use / ExistirE uso promise is considerBd br his assignment.

The Direct Comparison Appmad involves a comparison of he property being valued to similar

properlies lhat have ac{ually been soE in arms - length tansaclions or ale ofrred hr sale. This approadr

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 parlicularly useful in estimating the value of he Fht and

propertis that arc typically baded on a untt basis.

ln cas€ of inadequate recsnt bansadion activity in the subjecl microflarket, he appraiser would collale

detaib of older bansactions. Subsequently, he appraiser would analys€ renH i capital value trrends in the

subjed micro{arket in order to cahulate the percontagB increase / decrease in values since he date of he

idsntfied transaclions. Tlis percentage would lhen be adopted to project he cunent vdue of the same.

Vvhere rcliance has been phced upon extemal sour,es of information in applying he valuation

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

independently verified that inhrmation and VCIPL does not advise nor accep( it as reliabh. The person or entity

\ I Vostukolo Consultonts (t) Pvt. Ltd
wwYv. vdstukala.orq



ASSUMPTIONS. CAVEATS. ITATION AND DISCLAI}IERS

We assume no responsibility br maters of legal nafure affeding the property appraised or the tith
thereto, nor do we render our opinion as b the tiuo, which is assumed b be good and marketabb.

The property is valued as though under responsible ownenhip.

It is assumed that the property is free of liens aM encumbrances.

It is assumed hat here are no hidden or unapparent condifrons of the subsoil or studue that wouH

ronder it more or hss vabable. No responsibility is assumed for such coMilions orfor engineering hat
might be required to discover sudr factors.

There is no direct/ indirect interest in fie property valued.

The nates hr valuation of the prope/ry are in mrdance with the Govt. apprcved nates and prevailirE

market rates.

2

3

4

5

6

\ J Vostukolo Consultonts (l) Pvt. Ltd.
An ISO 9001:2015 Certified Company rf,ww.vastukala.orq
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lo whorn the reporl is addrcssed acknowledges and accspts the risk that if any of he unverilied information in tre

valualion is inconect, then his nny have an efiect on he valualion.

l{ot a Slructural Suruey

Ws $ate that his is a valuation rsport and not a structural survay

Other

All moasurem€nts, areas and ages quoled in our report are approximate

Legal

We have not made any allowancos wih resped to any exisling or proposed local legislation rchting to

taxalion on realizalion of tp sah vahe of th€ subisct property. VCIPL is not mquired lo give testimony or b
appear in court by reason of his appraisal report, with robrence to he property in questbn, unless arangemont

has been made hereof. Fur$er, no legal advitx on any aspecls has been obhined fur tre purpose of 0ris

appraisal exercise

Proporty specmc a3lumpuorr

Based on inpub roceived from be dient and site visit conducled, wo understand hat hs subjoct

pmperty is Residental Flat, admeasuring 697.00 Sq. Ft Bullt Up ft6
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(Annexure - ll)

MODEL CODE OF CONDUCT FOR VALUERS

lntegrity and Falmess

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

2. A valusr shall maintain integrity by b€ing honesl, straightfoMard, and brhright in all professional

relationships.

3. A valuer shall endoavour to ensure that helt provides fue and adequate information and shall not
misropresont any facts or situations.

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

5. A valuer shall keep public interest forcmost while delivering his sorvic€s.

Professlonal Competence and Due Care

6. A valuer shall render at all times high standards of servico, exercise due diligence, ensure proper
ca16 and exercise indapendent professional judgment.

7. A valusl shall carry out professional services in accordance with the relevant tedrnical and
professional standards that may b€ specified from time to time.

8. A valuer shall continuously maintain professional knoivledge and skill to provide competent
profossional s6Mce based on up-tMate dsvelopments in practica, prevailing reguhtions /
guidelines and tedrniques.

9. ln fie preparation of a valuation report, the valu€r shall not disclaim liability for hidib expertise or
deny his/its duty of care, except to he 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 instuction of the client insofar as they are incompatible with he
requhemenls of integrity, oblectivity and independence.

'l 1 . A valuer shall dearly state to his client the services that he would be competent to pmvide and the
services br which he wouH be relying on olher valuers or professionals or for which the dient can
have a separats arangement with olhsr valuers,

\
Y Vostukolo Consultonts (l) Pvt. Ltd

Independence and DisclosurE of Inter$t

'12, A valuer shall ac{ with oblectivity in hisfib professional dealings by ensuring that hidits decisions
are made without tre presence of any bias, mnflic-t of interest, coercion, or undue influence of any
party, whother directly connected to the valuation assignment or not.

13. A valuer shall not take up an assignment if he/it or any of his/its relatives or associates is nol
independent in terms of association to the company.

14. A valuer shall mainhin complete independence in his/its professional relationships and shall
conduct lhe valuation independent of oxtemal influoncss.

An ISO 9001:2015 Cenified Company wnw.vastukala.org
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15. A valuer shall wherever necessary disclose to the clients, possible sources of conflids of duties
and inbrosts, while providing unbiased services.

16. Avaluershall not deal in securities of any subiect company afier a ny time when he/it first becomes
aware of the possibility of his / its association with the valuation, and in accordance with the
Securities and Exchange Board of lndia (Prohibition of lnsider Trading)Regulations,20l5 or till the
time lh€ valuation report becomes public, whichever is earlier.

17. A valuer shall not indulge in 'mandate snatching'or ofiering 'convenience valuations'in order to
cater to a company or client's needs.

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

'19. ln any faimess opinion or independenl exp€rt opinion submitted by a vduer, if therc has been a
prior sngagement in an unconnecled bansac{ion, lhe valuer shall dodare fto association witl
he company dudng the last five years.

Confldentiality

20. A valuer shall not use or divulge to other dients or any other party any conlidential information
about tho subject company, which has come to his / its knowledge without propsr and specific
authority or unless there is a legal or professional right or duty to disdose.

lnformation ilanagement

21 . A valuer shall ensure that he/ it maintains written contemporaneous records for any decision taken,
the reasons for takjng the decision, and the information and evidsnce in support of such decision,
This shall be maintained so as to suflicienty enable a reasonable pe6on to take a view on the
appropriateness of his /its decisions and actions.

22. A valuer shall appear, co{perate and be available for inspections and investigations canied oul
by the authority, any psrson authodsed by the authority, the r6gister6d valuers organisation with
which he/it is rcgistered or any other statutory regulatory body.

23. A valuer shall provide all information and remds as may be required by the authodty, $e Tribunal,
Appellate Tribunal, the registered valuers organisation with which he/it is registered, or any other
statutory rsgulatory body.

24. A valuer while respecting the confidentiality of information acquirod during the course of performing

professional services, shall maintain proper workirg papers for a period of three years or such
longer period as required in its conhact fur 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.

Glfts and hospttaltty:

25, A valusr or his / its rehtive shall not accept gifts or hospitality which undermines or affecis his
independence as a valuer.

Expanation: For he purposes of this code the term 'rehtive' shal have the same meaning as
defned in clause (77) of Section 2 ofthe Companies Acl, 2013 (18 of 2013).

\
t Vostukolo Consultonts (l) Pvt. Ltd.
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26. A valuer shall not ofier gifts or hospitality or a financial or any other advantage to a public seruant
or any other person with a vielv lo obtain or retain work for himself / itself, or to obtain or rstain an
advantage in the conduct of profession for himself / itself.

Remuneration and Cocts.

27. A valuer shall provide services for temuneration which is drarged in a transparent manner, is a
reasonable rellection ofthe work necessarily and propedy undertaken, and is not inconsistont with
the applicable rules.

28. A valuer shall not accept any fees or chargos other than thoso which are disdosed in a Mitten
contract with the person to ryhom he would be rendering service.

Occupation, employabllity and restrictlons,

29. A valuer shall roftain from acc€pting too many assignments, if he/it is unlikely to b€ abl€ to devote
adequate timo to each of his/ its assignments.

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

Pbca: Nashik
Dab: 18.11.2023

For VASTUKALA CONSULTANIS (l) PW. LTD.

Sharadkumar
B. Chalikwar
Director
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Sharadkumar B. Glulikrar
Govt. Reg. Valuer
Chartered Enginoer (lndia)
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Encl: Valuation report.
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